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AREA OF FOCUS 

The role of the Strategy and Policy Committee is to set the broad vision and direction of the 

city, determine specific outcomes that need to be met to deliver on that vision, and set in 

place the strategies and policies, bylaws and regulations, and work programmes to achieve 

those goals. 

In determining and shaping the strategies, policies, regulations, and work programme of the 

Council, the Committee takes a holistic approach to ensure there is strong alignment 

between the objectives and work programmes of the seven strategic areas covered in the 

Long-Term Plan (Governance, Environment, Economic Development, Cultural Wellbeing, 

Social and Recreation, Urban Development and Transport) with particular focus on the 

priority areas of Council.  

The Strategy and Policy Committee works closely with the Annual Plan/Long-Term Plan 

Committee to achieve its objective. 

To read the full delegations of this Committee, please visit wellington.govt.nz/meetings. 

 

Quorum:  8 members 
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1. Meeting Conduct 
 

 

1.1 Karakia 

The Chairperson will open the meeting with a karakia. 

Whakataka te hau ki te uru, 

Whakataka te hau ki te tonga. 

Kia mākinakina ki uta, 

Kia mātaratara ki tai. 

E hī ake ana te atākura. 

He tio, he huka, he hauhū. 

Tihei Mauri Ora! 

Cease oh winds of the west  

and of the south  

Let the bracing breezes flow,  

over the land and the sea. 

Let the red-tipped dawn come  

with a sharpened edge, a touch of frost, 

a promise of a glorious day  

At the appropriate time, the following karakia will be read to close the meeting. 

Unuhia, unuhia, unuhia ki te uru tapu nui  

Kia wātea, kia māmā, te ngākau, te tinana, 

te wairua  

I te ara takatū  

Koia rā e Rongo, whakairia ake ki runga 

Kia wātea, kia wātea 

Āe rā, kua wātea! 

Draw on, draw on 

Draw on the supreme sacredness 

To clear, to free the heart, the body 

and the spirit of mankind 

Oh Rongo, above (symbol of peace) 

Let this all be done in unity 

 

 

1.2 Apologies 

The Chairperson invites notice from members of apologies, including apologies for lateness 

and early departure from the meeting, where leave of absence has not previously been 

granted. 

 

1.3 Conflict of Interest Declarations 

Members are reminded of the need to be vigilant to stand aside from decision making when 

a conflict arises between their role as a member and any private or other external interest 

they might have. 

 

1.4 Confirmation of Minutes  

There will be no minutes to confirm as this meeting is the first of the series. 

1.5 Items not on the Agenda 

The Chairperson will give notice of items not on the agenda as follows. 
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Matters Requiring Urgent Attention as Determined by Resolution of the Pūroro 

Rangaranga - Social, Cultural and Economic Committee. 

The Chairperson shall state to the meeting: 

1. The reason why the item is not on the agenda; and 

2. The reason why discussion of the item cannot be delayed until a subsequent meeting. 

The item may be allowed onto the agenda by resolution of the Pūroro Rangaranga - Social, 

Cultural and Economic Committee. 

Minor Matters relating to the General Business of the Pūroro Rangaranga - Social, 

Cultural and Economic Committee. 

The Chairperson shall state to the meeting that the item will be discussed, but no resolution, 

decision, or recommendation may be made in respect of the item except to refer it to a 

subsequent meeting of the Pūroro Rangaranga - Social, Cultural and Economic Committee 

for further discussion. 

 

1.6 Public Participation 

A maximum of 60 minutes is set aside for public participation at the commencement of any 

meeting of the Council or committee that is open to the public.  Under Standing Order 31.2 a 

written, oral or electronic application to address the meeting setting forth the subject, is 

required to be lodged with the Chief Executive by 12.00 noon of the working day prior to the 

meeting concerned, and subsequently approved by the Chairperson. 

Requests for public participation can be sent by email to public.participation@wcc.govt.nz, by 

post to Democracy Services, Wellington City Council, PO Box 2199, Wellington, or by phone 

at 04 803 8334, giving the requester’s name, phone number and the issue to be raised. 

   

mailto:public.participation@wcc.govt.nz
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2. General Business 
 

 

 

WELLINGTON CITY COUNCIL HOUSING ACTION PLAN 6-

MONTH REPORT 
 
 

Purpose 

1. This report provides the Pūroro Rangaranga – Social, Cultural and Economic Committee 

with an update on the Housing Action Plan, reporting on the first year of the plan and 

signalling a review of the plan coming up later in the year.  

2. The Housing Action Plan report also identifies the key risks to delivering on the long-

term outcomes of the Housing Strategy, with mitigation measures currently in place to 

address these risks.  

3. This report presents an update on the housing strategic context, with Council’s Housing 

Action Plan, and supports four other reports on housing at Pūroro Rangaranga – Social, 

Cultural and Economic Committee on 2 June.  

4. These are the reports on affordable housing supply and development, Te Kāinga 

programme, and on City Housing’s sustainability and social housing policy. These four 

reports on 2 June are seeking decisions and providing updates on two of the five 

priority areas of the Housing Action Plan.  

Summary 

5. The Housing Action Plan 2020-22 (the Plan) was adopted in March 2020, to put into 

effect the long-term outcomes and vision of the Wellington City Council’s Housing 

Strategy (the Strategy).  

6. In September 2020, the first 6-month report on the Plan was presented to Strategy and 

Policy Committee. That report focused largely around the impacts of the level four 

lockdown, in response to COVID-19. 

7. The second 6-month report, attachment 1, highlights the progress of the first year of 

the Plan, and identifies emerging risks, including the impacts of the housing market 

behaviour.  

Recommendation/s 

That the Pūroro Rangaranga - Social, Cultural and Economic Committee: 

1. Receive the information. 



PŪRORO RANGARANGA - SOCIAL, 
CULTURAL AND ECONOMIC 
2 JUNE 2021 

 

 

 

Page 8 Item 2.1 

2. Note the updates included in the second 6-monthly report of the Housing Action Plan 

2020-22. 

3. Note that the Housing Action Plan is currently under review, recognising changes to the 

proactive development (creating additional affordable supply), homelessness and City 

Housing sustainability priority areas. The reviewed Housing Action Plan will incorporate 

decisions made at this committee on housing supply and Te Kāinga, as well as 

decisions made on City Housing sustainability, and will be brought to Pūroro Āmua 

Planning and Environment later in 2021. 

4. Note that the paper later in 2021 will also cover issues related to housing quality and 

Council’s role in improving quality of housing in Wellington. It will also propose a 

review of the Housing Strategy leading into the next triennium. 

Background 

8. The Council’s Housing Strategy (the Strategy) was adopted unanimously in June 2018. 

The Strategy guides Council decisions that relate to housing across the housing 

continuum, i.e. emergency and social housing through to private housing for sale or 

rent. Council has a part to play at all ends of this continuum and this is reflected in the 

Strategy.  

9. The Strategy is put into effect by an action plan the second of which, the Housing 

Action Plan 2020-22 (the Plan) was adopted in March 2020.  

10. The Plan focus around five priority programmes of work, supported by strategic 

partnerships that help Council to deliver on the vision of ‘all Wellingtonians well-

housed’.  

11. When the Plan was adopted, it was agreed that officers would report on the Plan every 

6 months, the first report was presented to the Strategy and Policy Committee in 

September 2020.  

12. It was also agreed that the Plan would be reviewed after a year.  

Discussion 

13. This Committee report is one of five reports on housing issues for consideration by the 

Pūroro Rangaranga on 2 June, these are: 

• Wellington City Council’s Housing Action Plan 6-month report (this report) 

• Affordable Housing Supply and Development (a report presenting options to 

provide more affordable housing supply, this is the proactive development 

priority area of the Housing Action Plan) 

• Te Kāinga update (also in the proactive development area of the Plan, this 

report focuses on the current state of the Te Kāinga programme and introduces 

a sixth building to add to the programme, taking the total agreed units to 

approximately 339. This report also introduces a target for the Te Kāinga 

programme) 
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• City Housing sustainability (a report focusing on the financial sustainability of 

Council’s social housing operational unit, City Housing) 

• Social housing policy and rent setting report (a report presenting the 

consultation feedback and seeking decisions on the proposed Social Housing 

Policy and City Housing Policy: Rent Setting) 

14. Review of the Plan is currently underway, as agreed when the Plan was adopted in 

March 2020. A reviewed Plan will be presented to Committee later in 2021.  

15. The review focuses around three of the five priority programmes, two of these are 

being discussed at Pūroro Rangaranga on 2 June 2021, outlined above, and decisions 

made at this meeting will be reflected in the reviewed Plan. The third focus is Council’s 

strategic approach to address homelessness, following the end of the Te Mahana 

strategy, this is noted in the 6-month report attached. 

16. The focus of this committee report presents the second 6-month report of the Housing 

Action Plan 2020-22. The 6-month report is included as attachment 1, the key updates 

from the report are included below. 

Report highlights 

One-stop shop consenting improvements  

17. RuBRIC ‘resource consent checker’. Council recently won the Best Practice in Strategic 

Planning and Guidance Award at the Planning Institute awards. The award recognises 

the work on developing this interactive online tool which allows Wellingtonians to 

quickly and simply check whether a resource consent is needed for their residential 

building work.  

Planning for Growth 

18. Council officers also won the Supreme and Best Practice in District/Regional Planning 

award at the Planning Institute awards. This award recognised the team for their work 

on the study Planning for Residential Amenity. This study, part of the wider Planning for 

Growth work, informs Council on how to achieve a balance of amenity and increased 

density in the upcoming new District Plan.  

19. A significant number of submissions were made on the draft Spatial Plan, 2897 

submissions which equates to around 20,000 ideas.  

20. The Regional Growth Plan was endorsed by Council and consultation begun in March. 

Council also agreed to the establishment of a Wellington Regional Leadership 

Committee. The establishment of this Committee recognises that issues related to 

population growth and the impact on housing and infrastructure are regional issues 

and to address them we need regional solutions.  

21. Council officers have identified growth areas for strategic infrastructure investment. 

These areas are being tested with our partners, Kāinga Ora, Ministry of Housing and 

Urban Development, Taranaki Whānui ki Te Upoko o te Ika and Ngāti Toa Rangatira, to 
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ensure infrastructure investment supports development priorities for Council and 

Council’s partners.  

Homelessness 

22. Since the September 2020 update on the Housing Action Plan, the ending 

homelessness strategic leadership group was established. This is a collaborative group 

of leaders from mana whenua, service providers and government agencies. The group 

has agreed on three focus areas: 

• Support and advocate for Kaupapa Māori services and solutions 

• Explore opportunities for central government system improvements 

• Work to increase supply 

23. Council officers are currently exploring co-design of a refreshed strategy to end 

homelessness with our mana whenua partners, the key considerations for the strategy 

refresh are noted in the attached 6-month report. Future revisions of the Housing 

Action Plan will reflect this work.   

City Housing sustainability 

24. Work has been ongoing on options to address the long-term financial sustainability of 

City Housing.  

25. The last six months have seen numerous conversations with central government 

ministers and the Ministry of Housing and Urban Development, to understand the 

options for City Housing’s sustainability that are likely to be supported by central 

government partners.  

26. The options are presented in the City Housing sustainability Committee report on 2 

June, and decisions made as a result will be reflected in the review of the Housing 

Action Plan later in the year.  

Proactive Development 

27. At the Councillor workshop on City Housing on 23 March 2021, Councillors directed 

officers to present options for increasing Council’s work to deliver more affordable 

housing supply in the city. 

28. Significant work has been undertaken since March to understand the opportunities, 

with mana whenua and central government partners, for Council to provide more 

affordable housing options, at pace. 

29. This work is presented in the Affordable Housing Supply and Development report, also 

at the committee meeting on 2 June. The outcomes of this meeting will be reflected in 

the reviewed Housing Action Plan later in 2021.  

30. Core to the affordable housing supply approach is the Te Kāinga programme. In the 

last six months the first building, Aroha, has been tenanted. There is a report, also on 2 

June, on how the programme is going, as well as an update on the other buildings in 

the pipeline that will see a total of 339 units added to Wellington city in the next three 
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years. The Te Kāinga report also proposes setting a target of 1000 units delivered or 

committed within 5 years.  

Risk assessment 

31. In November 2020, on recommendation from the Strategy and Policy Committee in 

September 2020, the risk management framework for the Housing Action Plan was 

taken to the Finance, Audit and Risk Subcommittee.  

32. The Subcommittee noted the approach and that the risks are reviewed by senior 

officers, in line with the risk management framework. The Subcommittee also noted 

that the risks will continue to be highlighted and considered by the Strategy and Policy 

Committee (or relevant committee), as part of the Housing Action Plan 6-monthly 

report.  

33. The second 6-month report includes a risk assessment. Many of the risks highlighted in 

the September 6-month report require ongoing attention. They have been reviewed 

and a couple of emerging risks have been included.  

34. Emerging risks include: 

• A risk to reputation that if infrastructure and regulatory rules don’t align with 

housing supply priority areas, Council will be a barrier to housing supply and 

development. This is being mitigated, along with partners and measures are 

included in the risk section of the 6-month report.  

• A risk to reputation of Council and the city if housing becomes even more 

unaffordable and solutions aren’t available for housing options at all ends of the 

housing continuum. Part of the market impacts are that rent for City Housing 

tenants will be unaffordable, as these are linked to market rents rather than 

incomes, and that more people will require emergency housing and housing 

supply won’t support movement out of short-term emergency accommodation.  

• A reputation risk that the Te Mahana strategy has ended but homelessness has 

not been ‘solved’. A partnership approach to the future actions in this space is 

underway to mitigate this, also recognising that the market and wider context 

has changed since the beginning of the strategy and a new approach, with 

Housing First, is underway.  

35. The risks and mitigations are outlined further in the attached 6-month report.  

Options 

36. Receive the update of the Housing Action Plan 2020-22. 

Next Actions 

37. As noted, a review of the Housing Action Plan is underway. This will be presented later 

in 2021, allowing officers to encompass decisions made on City Housing sustainability 

and affordable housing supply during this meeting of 2 June.  

38. Later in 2021 officers will seek decisions on: 

• A revised Housing Action Plan 2020-22 
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• A proposal to begin a review of the Housing Strategy, leading into the next 

Council triennium. Engagement with partners, including mana whenua, central 

government, accessibility advisors and private developers will be a core part of 

the review. 

• A report back on Council’s role in improving housing quality and supporting the 

implementation of the Healthy Homes regulations.  
 

Attachments 
Attachment 1. Housing Action Plan 6-month report ⇩  Page 15 

  
 

Authors Rebecca Tong, Programme Manager 

John McDonald, Housing Development Manager  

Authoriser Liam Hodgetts, Chief Planning Officer  
 

 

  

SCE_20210602_AGN_3629_AT_files/SCE_20210602_AGN_3629_AT_Attachment_15284_1.PDF
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SUPPORTING INFORMATION 
Engagement and Consultation 

There has been significant engagement on some of the projects in the Housing Action Plan, 

these are managed through project Communications and Engagement Plans.  

In the lead up to a revised Housing Action Plan and review of the Housing Strategy, a 

Communications and Engagement Plan will be prepared. The review has been flagged with 

several key stakeholders already, through existing communications channels, including the 

Accessibility Advisory Group and mana whenua.  

Treaty of Waitangi considerations 

Council recognises its obligations under Te Tiriti o Waitangi through Council’s Memorandums 

of Understanding with Taranaki Whānui ki Te Upoko o te Ika and Ngāti Toa Rangatira, 

Council has committed to growing or protecting the interests and investments of these 

partners where we have means to do so. Council is working alongside mana whenua across 

the Housing Action Plan and across the housing continuum to deliver solutions in 

partnership.  

In particular, Council is working with mana whenua on a homelessness strategy to replace Te 

Mahana which will incorporate co-design principles with mana whenua; identifying sites from 

the Strategic Housing Investment Plan’s disposals that can be explored for development in 

partnership with Taranaki Whānui ki Te Upoko o te Ika and Ngāti Toa Rangatira and other 

commercial opportunities. 

Financial implications 

The Housing Action Plan is largely delivered within existing project/programme budgets or 

being considered through the draft LTP. The exception being City Housing, options for its 

financial sustainability are presented in the City Housing financial sustainability paper, also on 

the 2 June Pūroro Rangaranga agenda.   

Policy and legislative implications 

The policy and legislative implications are considered on a project/programme basis, specific 

considerations include the social housing policy which is included in a report to Pūroro 

Rangaranga on 2 June. 

Risks / legal  

Risks are discussed within the Housing Action Plan 6-month report.  

Climate Change impact and considerations 

Where possible, Council’s housing developments incorporate sustainable building practices 

where this can be done within budgets. In addition, efforts have been made to recycle 

concrete from sites that have had buildings demolished for redevelopment, for example at 

the City Housing Nairn Street site. 
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Climate change and rising sea levels has been a core consideration for the Planning for 

Growth work and the identified priority areas for growth.  

Communications Plan 

There are individual project communication plans in place, as well as a communications plan 

for the Housing Action Plan as a whole. Communications on the Plan are focused on 

engaging with stakeholders and providing information on the Council’s website.  

Health and Safety Impact considered 

Health and safety implications are considered on a project basis. 



 

1 
 

Housing Action Plan 6-month Report  
The Council has a Wellington Housing Strategy (the Strategy), this sets the long-term vision and outcomes Council seeks to achieve for Wellington. The Strategy is 
put into effect by a Housing Action Plan (the Plan), the current plan was adopted in March 2020 and it was agreed that officers would report on the progress of the 
Plan every 6 months. This report is the second six-month report.  

Project updates – priority areas 
Planning for Growth 

Our city is growing. The District Plan is up for review. This programme will shape the way we live, for decades. 

Actions  Action Plan timeframe Current timeframe 

• Draft Spatial Plan consultation  
• Final Spatial Plan presented to Council 
• Upper Stebbings, Glenside West and Lincolnshire Farm structure 

plans 
• Draft District Plan consultation  
• Proposed District Plan statutory process  
• Wellington Regional Growth Framework – developing a Spatial 

Plan for the region (draft for consultation late 2020) 

April 2020 
October 2020 
 
 
 
Early 2021 
publicly notified late 2021 
draft for consultation late 
2020 

August – October 2020 
June 2021 
Consult with District Plan  
 
 
October 2021 
May 2022 
Consultation March – May 2021 
(currently underway) 

Status  
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Spatial plan consultation and hearings were held at the end of 2020. Significant number of submissions made, 2,897, which equates to around 20,000 ideas. The final spatial plan 
decision has been pushed back to mid 2021, this allows greater alignment with the LTP.  

Final spatial plan will encompass findings from investigations and consultation on the potential greenfield sites known as Upper Stebbings and Glenside west.  

Regional growth plan was endorsed by Council and consultation begun in March, following sign-off by cabinet. The final Regional Growth Plan will be signed off mid-year by newly 
established Wellington Regional Leadership Committee. Regional Growth Plan will be on agenda for the new Committee’s first meeting in June 2021. 

Prioritising strategic investment in growth areas, initial priority areas identified. These areas reflect what is currently in LTP and shape what will be needed in the next few LTPs. Work 
is underway with partners to overlay proposed infrastructure investment areas with landholdings and partner priorities. 

 

One-stop shop consenting improvements 

A series of improvements to our consenting process is underway. This programme supports growth in supply of houses in the private market by improving the ease and 
efficiency of the consenting processes.  

Actions  Action Plan timeframe Current timeframe 

• Consents website content refresh and online resource consent 
lodgement  

• Improve pre-application processes  
• Online resource consent tool (RuBRIC) incrementally 

implemented by coding rules of the District Plan, if proven 
feasible  

• Review of Teamwork (old system relied on by City Consenting 
and Compliance) 

• Ongoing improvements over three years include greater visibility 
of applications, consistent information, advice and service. 

Early 2020 

 

Mid 2020 

Starting early 2020 

 

 

 

Complete 

 

Resource consent checker MVP 
now live. Coding of notified District 
Plan to begin May 2022 

Started early 2020 

Status / highlights 
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RuBRIC ‘resource consent checker’  

Minimum viable product now live. This is a significant milestone in a world-leading project to simplify the highly complex resource consenting process. Council recently won the Best 
Practice in Strategic Planning and Guidance Award at the Planning Institute awards. The award recognises the work on developing this interactive online tool which allows 
Wellingtonians to quickly and simply check whether a resource consent is needed for their residential building work.  

Two parts to RuBRIC – resource consent checker (MVP now live), second part is in creating better rules through the District Plan review. The second part creates a big resource 
requirement from Place Planning, CCC and Smart Council.  

Recent decision on the future of RuBRIC by the Planning for Growth programme board, confirmed ownership and preferred approach to integrating with new District Plan rules. It’s 
been agreed that the proposed District Plan will be coded after it has been notified, this option limits the opportunity for significant change following notification but impact on 
resource in short term is lower. 

TFAM – review of Teamwork 

Completed research discovery phase of review. Review encompasses Teamwork and associated applications that have powered our consenting and compliance activities since the 
late 1990s. Seeking to understand what service we want to offer and what tech is required to assist that, also looking to harness the significant data asset presented by these legacy 
applications.  

The project has completed the research discovery phase and now has a clear problem statement. Next phase is to commence ‘design discovery’, following the double diamond 
methodology, this phase will explore solutions and see what is technically feasible. The outcome of the next phase will be a proof of concept to be tested.  

 

City Housing sustainability 

City Housing is the Council’s social housing provider and one of the largest landlords in New Zealand. The purpose is to provide affordable residential rental 
accommodation, allocated to people in housing need.  

Actions  Action Plan timeframe Current timeframe 

• City Housing financial sustainability 
o Consultation on revised policy framework and rent 

settings  

 

June-July 2020 

 

Complete (mid 2020) 
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o Decision on policy framework and rent settings  
o Options considered for long-term financial 

sustainability 
• Strategic Housing Investment Plan (SHIP), Single Capital 

Programme workstream – Deliver a 10-year delivery plan of 
renewals and upgrades, this includes the Housing Upgrade 
Programme phase 2 and incorporates Healthy Homes Standards 

End 2020 Timing under review 

 

 

Status  

Engagement on the Social Housing Policy Framework, including rent settings, were held in June/July 2020. The Pūroro Rangaranga Social, Cultural and 
Economic Committee will receive a report of the consultation and proposed response in June 2021.  

A wider piece of work is underway to present options for long-term financial sustainability of City Housing. Two workshops were held with Councillors in 
October 2020, with an update workshop held in March 2021. The Financial Sustainability paper is going to Pūroro Rangaranga in June 2021. This work has 
been delayed to allow for further discussions with central government agencies and ministers, and awaiting announcements on Budget 2021. The Ministry of 
Housing and Urban Development (HUD) provided recommendations on the options City Housing presented at beginning of 2021 and discussions continue to 
be held leading up to June Committee. These have all informed the revised options for the paper.  

The Strategic Housing Investment Plan – Single Capital Programme is a 10-year delivery plan of renewals, the Housing Upgrade Programme and now 
incorporating Healthy Homes standards. The Housing Upgrade Programme Phase 2 and Healthy Homes requirements will also form part of the financial 
sustainability work, as this is currently not funded beyond year 3 of the LTP.  Healthy Homes work has commenced, with HUP construction forecast to start in 
2022.  

City Housing has initiated a workstream to compare Wellington waitlist data with the MSD waitlist. Currently there is no way to see the true social housing 
demand as some people are on both waitlists, and some are on none.  MSD, Kāinga Ora and HUD have endorsed this piece of work to commence mid 2021. 
The second phase will be to share data more widely with the Homelessness Strategic Leadership Group to inform wider homelessness issues and connected 
responses across Pōneke (as outlined in the next section).  
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Te Mahana – homelessness strategy 

The strategy to end homelessness is endorsed by 30 Government agencies and marks a shared commitment to work together in a collaborative and culturally specific 
way. 

Actions  Action Plan timeframe Current timeframe 

Focus on the Housing First pilot, supporting DCM to provide tenancy 
sustaining services and outreach services, and supporting partners to 
provide the following supported and transitional housing: 

o Wellington City Mission new build  
o Wellington Night Shelter, now called Te Paamaru 

refurbishment 
o Kāinga Ora – Rolleston site 
o Kāinga Ora – Arlington sites 1 and 3 

 

 

 

Operational early 2022 

Completion late 2020 

Completion early 2022 

 

 

 

 

 

Completion 2023 

Completion 2023 

Status  

Since the September 2020 update on the Housing Action Plan, ending homelessness strategic leadership group was established. This is a collaborative group of 
leaders from iwi, service providers and government agencies. The group has agreed on 3 focus areas: 

1. Support and advocate for Kaupapa Māori services and solutions 
2. Explore opportunities for central government system improvements 
3. Work to increase housing supply 

The second hui of the strategic leadership group was held in March. There was a strong focus and commitment to sharing data across agencies. It’s noted that Māori 
are overrepresented in homelessness statistics and that iwi are wanting to grow their housing supply and homelessness support but need partnerships to deliver. A 
regional collaboration of Councils, Iwi and central government agencies is required, recognising that iwi and council boundaries are different so need to work across 
the region more strategically. 
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Following the end of Te Mahana strategy, Council officers are currently exploring co-design of a refreshed strategy to end homelessness with our mana whenua 
partners. The strategy will be reviewed with the following considerations. 

- Tiriti based and created in partnership with Mana Whenua 
- Clear about what mechanisms Council has to respond and prevent homelessness 
- Aligned with Central Government’s approach as set out in the Homelessness Action Plan: Prevention, Supply, Support, Systems 
- Maximise Council’s position as local advocates for systemic and sustained change  
- Sector partners remain key to working and delivering the strategy. 

Future revisions of the Housing Action Plan will reflect this work.   

DCM has applied to the Grants Sub-committee, in the Social and Recreation funding round, to continue their assertive outreach and sustaining tenancies service. The 
Grants Sub-committee have considered the application and have agreed to recommend continuing funding to the Social, Cultural and Economic Committee.  

 

Proactive Development 

This programme focuses on being prepared and open to maximising opportunities for greater provision of housing supply. 

Actions  Action Plan timeframe Current timeframe 

• Te Kāinga – affordable rentals (previously known as CBD 
apartment conversions) – programme of up to four buildings  

 

• City Housing Strategic Housing Investment Plan – development 
and disposals programme. Current development sites: 

o Harrison Street 
o Nairn Street 

Firs building complete early 
2021 

 

 

Complete early 2022 

Detailed design underway in 2020 

First building fully tenanted May 21 

Negotiations underway on next 
buildings in the programme 

 

Early 2022 

Feasibility complete, investigation 
underway to  
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Status  

Te Kāinga, first building Aroha - 197 Willis Street 

- After some delay the first building, Aroha, was handed over early 2021.  
- Tenants moved in through March and April. 

Te Kāinga programme 

- Council has agreed to a further four buildings which will take the total units to 339, delivered within the next three years.  
- A sixth site will be presented to SPC in May 2021. 
- A target number of units of 1000 delivered or agreed within five years is being proposed to SPC in May 2021 and will be incorporated into the Housing Action 

Plan following approval.  

Strategic Housing Investment Plan, development and disposals workstreams. Development site updates: 

- Harrison Street – construction of retaining walls underway, the project team is working with neighbours to minimise disruption. Resource consent for the 
building has been awarded. Construction is expected to be completed end 2022.  

- Nairn Street – feasibility was completed and a preferred scheme identified, however there is greater potential that is being investigated. The investigation 
includes looking at how a mixed model could facilitate greater utilisation of the site.  

- Feasibility has been undertaken on four further sites for either infill development or redevelopment. Investigation is being progressed on these for City 
Housing supply. 

- Under the disposals element of SHIP, which ensures the City Housing portfolio is well aligned to the needs of Wellington, package 1 of disposals is now 
complete which the redevelopment of Harrison Street. Discussions are also underway on the wider disposals programme with Kāinga Ora, Taranaki Whānui 
and Ngāti Toa. Disposing underperforming Council sites to these partners ensures those sites are retained for social housing supply in the city. 

Build Wellington development programme 

- Build Wellington is also progressing a programme of developments for affordable supply, funded through a mix of affordable and market and through 
commercial partnerships. This includes sites such as St Johns in Karori and the old Johnsonville Library site, investigations into the potential of other 
underutilised Council land being included in this programme is underway. This is expected to be supported by the recently announced Housing Acceleration 
Fund, a joint regional bid is being prepared for this fund. Strategic parternerships with Iwi, Kāinga Ora, HUD and private developers are utilised to maximise 
delivery. 
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- More on this partnership approach is included in the Housing Supply paper on 2 June and will likely see changes to the Proactive Development area of the 
Housing Action Plan late in 2021. 

 

Risks to achieving Housing Strategy outcomes 
The risks to the Housing Strategy have been identified by project team. These are reviewed by HAPAG, ELT and SPC as per the enterprise risk framework. 

# Strategic outcomes Key Risks Key Controls and Actions Risk Assessment Current Risk Rating 

HSR01 Wellington has a well-
functioning housing system 

• More availability and 
choice of housing 

• More affordable 
homes 

• Growth in supply 

Regulatory risk 

The changes to the District 
Plan, which aim to enable 
more growth, are met with 
significant public/legal 
opposition. 

Planning for Growth programme engagement 
brings community along on future District 
Plan decisions. Consultation on the draft 
Spatial Plan is complete with results currently 
being collated for Council consideration. 

An independent review of the Planning for 
Growth Programme and legal advice on the 
engagement process to date supports the 
approach that has been undertaken and that 
risks are generally being appropriately 
managed. 

 

Likely 

It can be expected that the District Plan 
changes will be met with some level of 
legal challenge within the next 1 – 3 
years. The key controls aim to reduce the 
impact of the risk and ensure Council is 
following a process that stands up to 
legal opposition. 

Impact of risk 

The timeframe to finalising the District 
Plan could be impacted if there is 
significant legal objection.  

The ability of Council to enable the 
growth in homes to meet growth in 
population could be challenged.  

High (12) 

(Likely, Major) 
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# Strategic outcomes Key Risks Key Controls and Actions Risk Assessment Current Risk Rating 

 Reputation risk 

Risk that infrastructure 
provision, regulatory rules 
and housing supply measures 
don’t align, slowing 
development of supply. 

Investment priority areas are being 
developed through the planning for growth 
programme. These priority areas are based 
on a number of factors including how easy it 
would be to solve any infrastructure issues, 
capacity for growth and Council and other 
partner land-holdings. 

Note – this infrastructure risk includes 
community infrastructure. 

Likely 

Given the extent of the infrastructure 
issues there is likely to be some 
misalignment. However, the investment 
priority areas are designed to align to 
growth areas for key partners as well as 
ease to solve issues. The priority areas 
shape the infrastructure funding in the 
Council’s long-term plan and Wellington 
Water plans to ensure funding is 
committed to solve issues in the priority 
areas.  

Impact of risk 

Infrastructure may slow development of 
housing down or housing is developed 
with infrastructure that doesn’t support 
it. This could lead to capacity issues in the 
existing infrastructure networks.  

High (12) 

(Likely, Major) 

 Reputational risk 

Our consenting process is 
perceived as being too 
complex to engage with 
therefore deterring city 
growth and residential 
development opportunities. 

Potential developments are 
stalled or stopped as 

This risk is not completely within Council’s 
control, the Resource Management Act is 
commonly perceived to be a barrier. Reform 
is underway however it will likely add 
additional complexity for consenting officers 
through transition.   

Council’s one-stop shop programme of 
consenting improvements aim to reduce 
perceived road-blocks in applying the current 
RMA. 

Likely 

We are bound by the legislation, which is 
commonly perceived to be a barrier to 
development. Reform is likely but this is 
likely to continue to be a perceived barrier 
in the next 1 to 3 years.  

Impact of risk 

High (9) 
(Almost Certain / 

Moderate) 
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# Strategic outcomes Key Risks Key Controls and Actions Risk Assessment Current Risk Rating 
consenting seems too hard 
or too slow. 

 

Recent initiatives like the pilot of the online 
resource consent checker tool, introduction 
of case managers, complete review of 
website content to make it easier to find and 
understand information on consenting. 
Improving the way teams within Council 
work together to provide a coordinated 
response has also been implemented with 
the aim to provide a more cohesive 
experience for our customers. 

The one-stop shop programme of works 
comprises a series of improvements to make 
it easier for customers to work through the 
consenting process. 

Potential developments are stalled, 
stopped or opportunities not taken at all, 
as consenting seems too hard or too slow. 

 

HSR02 Homes in Wellington are of 
good quality and are 
resilient 

• More homes are safe, 
secure and resilient 

• More homes are 
warm, dry and energy 
efficient 

• More homes are 
environmentally 
sustainable. 

Financial, Reputation, and 
Health & Safety and 
legislative compliance risk 

If we are unable to finance 
the upgrade and renewals of 
our City Housing portfolio, 
including upgrades to meet 
Healthy Homes Standards, 
parts of Council’s own 
housing portfolio may not be 
warm, dry and resilient.   

If finance for upgrades and 
renewals isn’t found Council 
is also at risk of being in 

Work is underway to understand and present 
the challenges and options to councillors to 
achieve financial sustainability of the City 
Housing service. This will include options for 
ensuring that the Council’s housing portfolio 
can be brought up to required standards – 
making them warm, dry and resilient. 

At a minimum, there is budget set aside in 
the draft Long-term Plan 2021-31 to 
complete Healthy Homes work, regardless of 
outcomes of financial sustainability work.  

Financial sustainability paper to be 
considered at SPC on 13 May 2021. 

Almost Certain 

All City Housing homes currently meet 
legislation. However, there is a financial 
gap to upgrade them to meet Deed of 
Grant requirements from next year. 
Upgrades are required to approximately 
half of the Council’s City Housing 
portfolio.  

Officers are currently developing options 
to fund these upgrades and address the 
long-term financial sustainability of the 
business.  

Impacts of risk 

Extreme (16) 

(Almost Certain / 
Severe) 
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# Strategic outcomes Key Risks Key Controls and Actions Risk Assessment Current Risk Rating 
breach of Deed of Grant 
requirements and Healthy 
Homes legislation. 

Some of our own housing residents will 
be housed in homes that may not be 
warm, dry and resilient. Loss of 
stakeholder confidence and health and 
safety is of key concern as well as breach 
of legislative compliance.  

HSR03 Homes meet the needs of 
Wellingtonians 

• Decisions reflect the 
housing need in 
Wellington 

• More Wellingtonians 
can access a home 

• More Wellingtonians 
can sustain a home 

Reputation risk 

The more unaffordable 
housing becomes in 
Wellington, the less 
attractive it is as a city to 
live, work and play in. There 
are more and more reports 
of people leaving 
Wellington for places where 
housing is within reach. 

The current housing market 
has impacts throughout the 
housing continuum. Specific 
impacts: 

• City Housing tenants’ 
rents are set based on 
market, tenant’s ability 
to afford our units will 
likely become more and 
more challenging. 

• Lack of supply is 
impacting on our 

While not entirely within Council’s control, the 
housing market pushing people out of our city 
has significant impacts on Council and the 
city’s reputation. 

Council’s actions in the Housing Action Plan 
aim to improve access to housing for all 
Wellingtonians. In particular the work 
currently being reviewed in the 
proactive/urban development area of the plan. 
This area seeks to add supply either delivered 
by Council or in partnership. Note however 
that adding supply is a long-term action. 

Affordability of City Housing for tenants is 
covered within the overall assessment of the 
ongoing financially sustainability of City 
Housing. This is an issue currently being 
worked through with a number of options on 
the table with SPC on 13 May.  

The Social Housing Policy Paper, including rent 
setting, will also be presented at SPC on 13 
May. The recommendations are to not 
progress with proposed changes as they are 

Almost certain 

This is already happening, emergency and 
transitional housing supply partners are 
flagging the lack of supply as an issue 
currently.  

City Housing have consulted on rent 
increases but, in the City Housing paper on 
13 May, will seek Council decision not to go 
ahead with those rent increases. 
Affordability for many tenants is already a 
challenge.  

Impacts of risk 

People may move out of the city, and even 
out of the region, to find housing that is 
more affordable.  

Emergency and transitional housing 
providers may have to move out of the city 
to find available supply, making it more 
difficult to find job opportunities without 
significant transport cost and making it 

Extreme (15) 

(Almost Certain / 
Major) 
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# Strategic outcomes Key Risks Key Controls and Actions Risk Assessment Current Risk Rating 
partners’ ability to 
secure transitional 
housing units and 
support people move 
out of emergency 
housing into more 
secure housing 
solutions.  

• This is likely to be 
further compounded 
when tourism increases 
again and hotels return 
to hotel use, which will 
see a loss of emergency 
housing. 

intrinsically linked to the wider FS work and 
did not significantly improve equity or revenue 
over time.  

Officers have established a Homelessness 
Strategic Leadership Group to find 
opportunities to partner and support 
homelessness across the region.  Officers are 
working closely with community partners to 
understand the types of housing needs and 
ensuring this information is passed on to key 
Government partners and Council’s City 
Housing. Officers also work in partnership with 
Government and community organisations to 
establish solutions for those with extremely 
complex unmet housing needs. 

more difficult to create a pathway out of 
homelessness.  

  Reputational risk 

Te Mahana strategy has 
ended and there is a risk to 
Council reputation that 
we’ve reached the end of 
this strategy but have not 
‘solved’ homelessness.  

 

Officers are working with partners, through 
the homelessness strategic leadership group 
and other forums, to confirm the strategic 
approach that will guide actions going forward.  

A core component to strategic planning going 
forward will be the role of iwi and mana 
whenua providers. There is a focus to take a 
collaborative approach and potentially co-
design a new strategy.   

Likely 

The continued impacts of homelessness 
felt by vulnerable Wellingtonians beyond 
the end of Te Mahana may draw some 
public criticism of Council. However, the 
unexpected behaviour of the housing 
market is well known and talked about in 
the media, so the focus will likely primarily 
be about the impact on homelessness of 
the market rather than on the end of the 
strategy.  

Impacts of risk 

Medium (7) 

(Likely / 
moderate) 
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# Strategic outcomes Key Risks Key Controls and Actions Risk Assessment Current Risk Rating 

Public or media criticism could be an 
impact of the risk.  

HSR04 Our housing system 
supports sustainable 
resilient and connected 
communities 

• Housing supports 
wellbeing, 
particularly for the 
most vulnerable 

• Housing supports 
connected 
communities and 
better placemaking 

Reputation risk 

If lower income groups of 
people are priced out of 
Wellington, then we risk 
gentrification in the city 
and a loss of diversity and 
community connection. 

While Council doesn’t have the ability to 
control this entirely, there are number of 
projects underway which go some way 
toward mitigation of this risk. A stronger 
partnership with Kāinga Ora is being 
developed and will be critical to this. 

Council projects: 

• Te Kāinga programme introduces a 
rental product that is more affordable 
for key workers in the city, operated by 
the Council. 

• The Strategic Housing Investment Plan 
sees some disposals of City Housing 
assets to fund developments, retaining 
unit numbers in the City Housing 
portfolio in line with the Deed of Grant. 
When disposing of City Housing units 
that are deemed not to be fit for 
purpose, the first preference is to sell 
to Kāinga Ora, this is also a requirement 
under the Deed of Grant. A sale to 
Kāinga Ora retains social housing in the 
central city and inner-city suburbs. 

Likely 

In some spaces this is already happening. 
For example, university students living in 
outer suburbs. 

  
Impact of risk 

We could lose diversity in the city if 
people are priced out of housing. 

Extreme (15) 

(Almost Certain / 
Major) 
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SOCIAL HOUSING POLICY UPDATE  
 
 

Purpose 

1. This report asks the Social, Cultural and Economic Committee – Pūroro Rangaranga 

(SCEC) to receive the consultation feedback on the proposed Social Housing Policy and 

proposed City Housing Policy: Rent Setting and confirm that no change will be made to 

policy and rent settings at this time, in light of broader decisions on financial 

sustainability.  

2. This report is one of five for SCEC’s consideration and should be read alongside the 

following papers: 

• WCC’s housing action plan – an update on WCC activity and priorities to 

support quality and affordable housing in Wellington 

• City Housing financial sustainability – to agree a pathway forward to ensure that 

Wellington City Council (WCC) has a financially sustainable City Housing service 

and can meet its obligations under the Deed of Grant with the Crown 

• Te Kainga update – overview of the Te Kainga service and the scope to grow 

this further to improve availability of affordable housing in Wellington  

• Affordable housing supply and development – overview of broader housing 

supply and development opportunities across Wellington.  

Summary 

3. On 12 March 2020, Council approved consultation on the draft Social Housing Policy 

and the proposed City Housing Policy: Rent Setting. Council also requested a paper 

with options to address the financial sustainability of City Housing (which is being 

considered alongside this paper). 

4. The intent of the social housing policy and rent setting proposals was to: 

• Support the delivery and management of a responsive social housing service 

that is fair and equitable to tenants and is financially sustainable into the future 

• Set the long-term direction, governing principles and service delivery 

parameters for City Housing and  

• Ensure City Housing actively contributes to achieving the wider vision of the 

Council’s Housing Strategy, “All Wellingtonians well housed”. 

5. In summary, the proposed changes that were consulted on were to: 

• Restructure the Social Housing Policy with a framework that includes four 

operational policy pillars:  Prioritisation and Needs Assessment, Rent Setting, 

Asset Management and Enhanced Services to Door 

• Adopt a Security of Tenure policy clause and increase the eligible asset limit for 

applicants and existing tenants in line with current deposits for average entry 

level (first quartile) house prices in the Wellington region 
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• Change the rent settings from a flat discount on market rent (70%) for all 

tenants to an income-based Discounted Market Rate (DMR) starting at 60% of 

market rent for very low-income earners, increasing according to income up to 

100% 

• Remove all other current rent setting subsidies, including Rent Caps, 80+ rent 

freeze and Affordable Rent Limit (ARL) subsidy. 

6. The original consultation process commenced on 19 March 2020 but was immediately 

postponed because of COVID-19.  Consultation resumed from 2 June to 5 July 2020.  

The consultation process was thorough and attracted a lot of feedback from tenants 

and other stakeholders.  

7. Overall, feedback supported the proposed changes: 

• Regarding the Social Housing Policy and framework, submitters supported this 

in general but raised concerns that the income eligibility was too broad and 

may result in an increase of WCC housing tenants with high incomes to 

generate more revenue 

• Regarding proposed rent settings, 78% of tenant submitters and 80% of non-

tenant submitters supported the move from a flat-rate discount to income-

based discount on market rents as a fairer approach. They supported tenants on 

the lowest incomes receiving a higher discount than those on higher incomes 

• Tenants generally identified the proposed rent settings as the fairest option 

available and the most appropriate way to look after those on low incomes, with 

disabilities, single adult households and those having difficulty finding work. 

8. Key issues that submitters disagreed with were the inclusion of Accommodation 

Supplement in income bands, that single superannuants would receive less of a 

discount, and that those already receiving an 80+ rent freeze would potentially attract 

very high rent increases. 

9. In response to feedback, officers undertook further modelling to address submitters’ 

concerns. While the alternatives modelled improved equity to some extent, financial 

benefits gained by the lowest income earners were minimal (average of $9 for singles 

and $13 for other groups) and it was likely that 200 tenants would have a rent increase 

of $100 per week or more.  It would also take 18–24 months to roll out rent changes, 

during which time decisions on financial sustainability need to be taken and 

implemented.  The alternatives modelled generated additional annual revenue for City 

Housing of approximately $800,000. 

10. Given the difficulty in modelling alternative scenarios that both improved rental equity 

for tenants and generated additional income for City Housing, it became apparent that 

any changes to current policy and rent settings needed to be considered as part of the 

broader financial sustainability decisions.   

11. This paper recommends that, until such time as the wider City Housing financial 

sustainable options are agreed, any changes to the current Social Housing Policy and 

City Housing Policy: Rent Setting are put on hold.  This will minimise disruption and 

uncertainty for tenants while broader sustainability issues are addressed. 
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12. It should be noted that, subject to decision(s) made to address financial sustainability, 

the Social Housing Policy may require updating to reflect such decisions.  This may 

include eligibility criteria and rent settings. 

13. Following Council decisions on this paper, officers will communicate the decisions to 

tenants to close out the consultation process and provide certainty for them about the 

outcome. 

 

Recommendation/s 

That the Pūroro Rangaranga – Social, Cultural and Economic Committee: 

1. Receive the information 

2. Agree to recommend to Council that until such time as the wider City Housing financial 

sustainable options are agreed, any changes to the current Social Housing Policy and 

City Housing Policy: Rent Setting are put on hold. 

3. Note that subject to decision(s) to address financial sustainability, the Social Housing 

Policy may require updating to reflect any decisions.  This may include eligibility criteria 

and rent settings. 

Background 

Financial sustainability context 

14. City Housing has had financial sustainability challenges for many years, and these have 

previously been reported to Council prior to signing the Deed of Grant in 2007 and 

more recently via Council workshops and papers in 2016, 2018 and 2020, as well as 

through the current 2021-31 Long-term Plan (LTP) process.  

20. City Housing currently funds operations solely from discounted market rents and City 

Housing tenants are not eligible for income-related rental subsidies (IRRS). City 

Housing tenants currently pay 70% of market-assessed rent, regardless of their income 

and circumstances. This compares unfavourably to tenants living in other social housing 

in Wellington (e.g. Kāinga Ora or CHP properties), who pay no more than 25% of their 

net income in rent, with the remainder ‘topped-up’ by the IRRS.   

15. As a result, City Housing operates with an annual funding deficit of at least $7m per 

annum and is unable to afford the second phase of the Housing Upgrade Programme.  

Without any changes, City Housing will be insolvent and unable to meet the 

requirements of the Deed of Grant with the Crown beyond FY 2022/23. 

16. Council has been working to improve the financial position over several years.  The 

actions taken to date (see below) have improved the financial position but more 

significant change is now needed: 
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• Establishing the Strategic Housing Investment Plan (SHIP), to reinvest proceeds 

from divestments into the social housing portfolio1; 

• Leasing the 100-plus units in the Te Māra complex to Kāinga Ora so that tenants 

in these properties would be able to access IRRS and so that this rental stream 

could increase our overall income 

• Proceeding with additional leases to community housing providers to build 

capability and capacity in the Community Housing Provider (CHP) market and 

enable access by tenants to IRRS 

• Completing the first phase of the housing upgrade programme (HUP1) 

• Identifying operational efficiencies within City Housing and reducing the size of 

the team from 47 to 34 FTEs following a business review in 2016 and 2017. 

17. There is more to do however, and Council has been actively working with central 

government to improve supply in Wellington and address City Housing sustainability.   

18. In the March 2020 Social Housing Policy paper that sought Council approval to consult 

on rent changes, it was suggested that the proposed rent settings would contribute to 

financial sustainability and that changes in rent could be part of a package of solutions 

to address sustainability challenges. However, it is now clear that more significant 

changes are needed to address sustainability.  It has also been difficult to model a rent 

scenario that both improves equity for tenants and increases City Housing’s revenue.  

Current rent settings  

19. Currently City Housing tenants pay 70% of market rents, which are assessed annually.  

To manage affordability, the following further subsidies are applied to rents: 

• Rent Caps – annual rent increases are capped at a maximum of $20 per week for 

a single tenant and $30 for two or more tenants, regardless of their 

circumstances. Based on 2019 figures, this policy costs approximately $177,000 

per year in lost revenue and the cumulative effect of rental caps means rent falls 

well behind rates necessary for financial sustainability.   

• Affordable Rent Limit (ARL) Subsidy – the subsidy allows for an additional short 

term (six-month) discount for any tenant whose rent exceeds 35% of net 

household income (including any Accommodation Supplement entitlement).  

The ARL currently costs approximately $150,000 per year in lost revenue. 

• Rent Freeze for tenants 80+ – currently there is no annual rent increase for 

those tenants in this age group. This group is increasing in number and the 

length of tenure is also increasing.  There are currently nearly 100 tenancies with 

a rent freeze with a cost of approximately $233,000 per year in lost revenue. 

Social Housing Policy and City Housing Policy: Rent Setting proposals 

20. On 12 March 2020, Council approved consultation on the draft Social Housing Policy 

and City Housing Policy: Rent Setting.  The intent of the proposals was to: 

 
1 The SHIP is estimated to generate at least $63m in finance which will be used to reinvest in social housing 

upgrades and renewals 
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• Support the delivery and management of a responsive social housing service 

that is fair and equitable to tenants and is financially sustainable into the future 

• Set the long-term direction, governing principles and service delivery 

parameters for City Housing 

• Ensure City Housing actively contributes achieving the wider vision of the 

Council’s Housing Strategy “All Wellingtonians well housed”. 

21. In summary, the proposed changes that were consulted on were to: 

• Restructure the Social Housing Policy with a framework that includes four 

operational policy pillars: Prioritisation and Needs Assessment, Rent Setting, 

Asset Management and Enhanced Services to Door 

• Adopt a Security of Tenure policy clause and increase the eligible asset limit for 

applicants and existing tenants in line with current deposits for average entry 

level (first quartile) house prices in the Wellington region 

• Change the rent settings from a flat discount on market rent (70%) for all 

tenants to an income-based Discounted Market Rate (DMR) starting at 60% of 

market rent for very low-income earners, increasing according to income up to 

100% 

• Remove all other current rent setting subsidies, including Rent Caps, 80+ rent 

freeze and Affordable Rent Limit (ARL) subsidy. 

22. The original consultation process commenced on 19 March 2020 but was immediately 

postponed because of COIVD-19.  Consultation resumed from 2 June to 5 July 2020. 

23. Tenancy consultation included: 

• A consultation summary booklet outlining the proposed changes and a free-

post feedback form mailed to all City Housing tenants 

• Online consultation via Let’s Talk Wellington (LTW) 

• Offer of phone conversation or 1:1/small group appointment with a Tenancy 

Advisor to ask questions and/or provide feedback 

• Information sent to English as a Second Language tutors, organisations and 

tenant support workers to help tenants understand and make a submission 

• Opportunity to email feedback direct to City Housing 

• Opportunity to make an oral submission at SPC meetings. 

24. Public consultation included: 

• Feedback primarily via the Let’s Talk Wellington (LTW) engagement platform 

• City Housing staff attendance at community group meetings as requested. 

Consultation feedback  

25. The consultation process was thorough and attracted a lot of feedback from tenants 

and other stakeholders. Information on the proposed changes was provided to all 

tenants and made available to external stakeholders. Officers attended meetings with 

228 individual tenants, 11 agency groups and six tenancy groups (89 attendees).  The 
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LTW website received 1843 individual visits.  A total of 526 written submissions were 

received and 24 individuals and eight organisations were heard at oral hearings. 

26. A summary of feedback is provided below and supported by more detail in 

attachments 1 and 2.  Overall, feedback supported the proposed changes:   

• Regarding the Social Housing Policy and framework, submitters supported this 

in general but raised concerns that the income eligibility was too broad and 

may result in an increase in the number of higher-income tenants in order to 

generate more revenue.   

• Regarding proposed rent settings, submitters supported the principle that 

moving from a flat-rate discount to income-based discount on market rents was 

a fairer approach. They supported tenants on the lowest incomes receiving a 

higher discount than those on higher incomes. 

27. Key issues that submitters disagreed with, including from those that attended oral 

hearings, were the inclusion of Accommodation Supplement when calculating income 

bands, that single superannuants would receive less of a discount and that those 

already receiving an 80+ rent freeze would potentially attract very high rent increases.    

Feedback on rent proposals 

28. Figures 1 to 3 below show that largely tenants and non-tenants supported the proposal 

to move from flat-rate to income-based rent setting. 

 

Figure 1: Tenant and non-tenant response to proposal to move to income-based rent 
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Figure 2: Detail of tenant support for proposed income-based rent setting 

 

 

 

 

 

 

 

 

 

 

NB: “no choice” indicates the number of submitters that did not choose an option 

 

Figure 3: Detail of non-tenant support for proposed income-based rent setting 

 

 

 

 

 

 

 

 

 

 

NB: “no choice” indicates the number of submitters that did not choose an option 

Tenant feedback on rent proposals 

29. Tenants that agreed with the proposed rent settings (78% of respondents) generally 

identified it as the fairest option and the most appropriate way to look after those on 

low incomes, those with disabilities, single family households and those experiencing 

difficulty finding work. 
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• Many respondents outlined that in recent years rent had gone up while income 

and benefits remained at the same level, which meant more tenants had 

difficulty paying the current 70% of market rate rent. Most respondents receive 

only New Zealand Superannuation or the Job Seeker’s benefit and stated that 

rent took up the majority of that each week.   

• Tenant feedback said that income-based rent would improve equity among 

tenants, would allow people to have more money left after rent for other 

essential goods, and that this would improve tenant wellbeing.  

• Some people commented that income-based rent is the point of social housing 

and it is good to be moving closer to what is offered by central government 

housing since that is where respondents might otherwise be.   

30. Some tenants (13% respondents) disagreed with the proposed rent changes, generally 

identifying them as being unfair.  Their view was that those with the same housing 

should pay the same rent or those who can pay more should be given the better-

quality social housing within the portfolio.  Within the group of tenants who did not 

support the proposals, the following feedback was raised: 

• Some tenants explained that their employment and therefore their income was 

not consistent, and they would struggle if their rent did not reflect that (e.g. if 

their rent was based on income that was unusually high). If rent was based on 

constantly changing income, tenants would struggle to set their budgets. Some 

tenants also said the proposal created a disincentive to seek employment 

because working would mean an increase in rent. 

• Those on single superannuation were concerned that their income now put 

them into a higher income band that meant their rent would increase and were 

concerned that those tenants currently receiving an 80+ rent freeze would face 

large rent increases. 

• A few submitters raised concerns that the Council calculator indicated that a 

small change in income would cause rent to increase and this was unfair. Many 

highlighted that it was unclear which circumstances were to be considered 

when determining rent and the proposal needed to be clearer.  Many people 

submitted that the Accommodation Supplement should not be included in base 

income used to determine a Discount Market Rent (DMR). 

• Some submitters said the proposal was moving away from social housing to 

affordable housing and applicants on higher incomes would take preference for 

housing over those on lower incomes to generate revenue. 

Non-tenant feedback on rent proposals 

31. Most non-tenant submitters agreed with the proposed changes (80% of respondents), 

generally saying that tenants on low incomes should pay what they can afford, and 

current prices were too high, creating mental and physical health issues.  They 

submitted the proposal allows accountability and dignity.  They also said that the 
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proposal is consistent with the approach taken by Kāinga Ora and other social housing 

providers. 

32. Some non-tenants disagreed with the proposed changes (17% of respondents) saying 

ratepayers should not subsidise tenants more than what the government does through 

Accommodation Supplement. Rather than change rent rates, some feedback suggested 

WCC should charge a standard percentage below market rent to all tenants and 

allocate to the neediest. 

33. Some non-tenants also said they did not trust WCC to implement this proposal without 

subsidising from ratepayer funds and that the Council should instead focus on other 

priorities such as infrastructure. 

34. Others submitted the engagement process did not meaningfully engage with tenants. 

Response to feedback 

35. Officers further reviewed both the proposed Social Housing Policy and City Housing 

Policy: Rent Setting, undertaking further modelling in consideration of the concerns 

raised by submitters.   

36. Further modelling looked to clarify income thresholds in the Social Housing Policy and 

explore further rent setting scenarios to see what options could best balance improved 

equity for tenants and generate additional revenue to contribute to improving financial 

sustainability.   The further scenarios modelled generated additional annual income for 

City Housing of approximately $800,000. 

37. Given the difficulty in modelling alternative scenarios that both improved equity and 

generated revenue, it became apparent that any changes to current policy and rent 

settings needed to be considered as part of the broader financial sustainability options 

and decisions.  It would also take 18 – 24 months to roll out any rent changes, during 

which time decisions on financial sustainability need to be taken.   

38. It is therefore recommended in this paper that, until such time as the wider City 

Housing financial sustainable options are agreed, any changes to the current Social 

Housing Policy and City Housing Policy: Rent Setting are put on hold. 

39. It should be noted that subject to any decision(s) made to address financial 

sustainability, the Social Housing Policy may require updating to reflect such decisions.  

This may include eligibility criteria and rent settings. 

40. While changes to the rent setting model are not recommended at this stage, officers 

are proceeding with the routine annual rent adjustment in September 2021.  Annual 

rent increases were not implemented last year due to the impact of COVID-19.  

Increasing rents this year will ensure that the City Housing financial position does not 

deteriorate while City Housing’s sustainability challenges are addressed.  The current 

rent increase caps will remain in place which mean that no increase will exceed $20 per 

week for single tenants and $30 per week for two or more tenants.   
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Options 

41. The committee has the following options: 

a) Agree to put changes to city housing rent on hold (recommended option) 

b) Agree to proceed with changes in the way rent is calculated for city housing 

Next Actions 

42. Following the recommendations in this paper being approved by Council, the decision 

will be communicated to tenants and stakeholders. 
 

Attachments 
Attachment 1. Attachment 1: Summary of Feedback ⇩  Page 42 

Attachment 2. Attachment 2: Full Feedback Table ⇩  Page 53 
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SUPPORTING INFORMATION 
Engagement and Consultation 

Not applicable. 

Treaty of Waitangi considerations 

There are a range of Treaty considerations that need to be taken in to account when 

considering changes to City Housing’s operations. 

Currently, there is a kaupapa inquiry - Wai 2750 – with the Waitangi Tribunal. This Housing 

Policy and Services Inquiry will hear outstanding claims with grievances concerning housing 

policy and services. Many of the claims which raise grievances in relation to housing issues 

have been brought on behalf of particular whānau, hapū and iwi from across the nation. 

Many of the related claims allege Crown failure to ensure an adequate standard of housing 

for Māori, both rural and urban, or to deliver state services, programmes and support 

enabling Māori access to adequate housing 

15% of our tenants are Māori (based on head tenant data).  Our first responsibility should be 

to ensure that our Māori tenants are housed in safe, warm, and dry accommodation.  We also 

need to ensure that any decisions to make changes to our housing stock and rental settings 

consider the equity impacts on Māori and involve Māori in decision making. 

Financial implications 

Further detail on City Housing financial position is provided in the accompanying City 

Housing Financial Sustainability paper. 

Policy and legislative implications 

City Housing must comply with a range of regulations and Council’s Social Housing Policy 

must be consistent with this, particularly the Residential Tenancies Act 1986 and Health 

Homes Guarantees Act 2019, Privacy Act 1993, Protected Disclosures Act 2000 and various 

building regulations. The Social Housing Policy must also recognise the obligations under the 

Deed of Grant signed between Government and WCC in 2008.  

Risks / legal  

There will be tenant and media interest in decisions made the Social Housing Policy 

(including rent settings) and there is a communications and engagement plan to address this. 

Communications Plan 

Not applicable. 

Health and Safety Impact considered 

 Not applicable.



ATTACHMENT 1:  SUMMARY OF FEEDBACK 
PROPOSED SOCIAL HOUSING POLICY AND CITY HOUSING POLICY: RENT SETTING 

1. Questions 1 and 2 of the feedback form asked if people to rate their level of agreement 
with the proposal and invited comments to support their rating.   

This attachment provides a summary of the reasons for the ratings people provided:  
Note that the quotes included are as written in the submissions. 

 
Tenants: 
 

Rating Reasons 
Definitely agree  • Rents too high  

• Wisest and fairest option / Fairness, kindness, transparency 
• Cost of living is increasing and becoming too high for many  
• Superannuation/pension only not enough to pay rent currently and pay 

for other necessary costs 
• Would be an all-around help  
• Unemployed and those with kids need the help  
• Poverty  
• Differences in local vs central housing – make more similar would be 

good as WCC tenants would usually be in Kāinga Ora  
• Families – will make easier to support children  
• Unfair at moment between those who can pay more and those who can 

not  
• Allows people to save money  
• Covid-19 employment struggles and general employment struggles 

affecting ability to pay  
• Good for lower incomed people  
• Makes it easier to use money for other important needs e.g. food, 

medical  
• Allows for changes in circumstance  
• Better and fairer than old policy  
• Think rent is higher than earnings at the moment  
• Policy change makes sense  
• Will help wellbeing/mental health  
• Means more money for food  
• Those who are working can afford to pay more  
• Would be helpful and equitable  
• Rents too high and keep rising (even paying 70% is a lot for many) 
• Don’t create more hardship for those in need 
• WCC duty of care to do this  
• Should only be done for low income people  
• Would help as unforeseen circumstances occur  
• Superannuation is not rising as fast as rent and rent is a major expense 
• Take into account more factors i.e. provide more help elsewhere too 
• Gives poor people chance to get ahead 
• If makes rent cheaper then support  
• Makes so can keep housed and not become homeless  
• Doing it this way seems to be the point of WCC housing  
• Justifiable approach 

Quotes “My understanding of one of the reasons behind Wellington City Housing exist 
is to provide rental homes for Wellingtonians with low incomes and special 
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housing needs. Therefore, it makes sense to put tenant's income and 
circumstances as variables in the rent calculation formula.” 

“Because it is the wisest and fairest if that is the way it will be done properly. 
Myself, I would welcome a reduction in rent as I am struggling at present 
because the pension (Super) is only paid once a fortnight (rent every week to 
be paid). The cost of living is increasing all the time.” 

“Fairness, Kindness, Transparency” 

“First an foremost it is totally fair when you are a pensioner and have no other 
income except your pension. Half of my pension goes to paying rent, the rest 
goes to paying bills and food expenses” 

“Its not fair the way a lot of people are left in hardship while others on a much 
more substantial income pay the same rent” 

“I definitely agree that parents with children and grand parents who are looking 
after their grand children and people on the unemplyment benefit I believe 
strongly that the people I just mentioned deserve help with their rent.” 

“I definitely agree with this proposal as a single mother of two girls aged 10 
weeks & 2 years. So it will definitely help me big time to support my girls better 
to thrive in life.” 

“some people have higher income but some of us live with the lower income so 
it is not fair for us to pay the same amount with the higher income people” 

“I have chosen 1 definitely agree for my level of support regarding to set fairer 
rents for council rents. This is a great proposal to make very fair and will help 
lower income tenants to spen on neccesities that will help them in the long run. 
This would give them relief, peace of mind and not stressed” 

“This would be very advantageous to lower income earners. Paying 70% of the 
market value is a much greater chunk of a beneficiaries income than it is to 
someone who is in full time employment. Some beneficiaries at present could 
be paying 1/2 or more of their weekly net income in rent. Those who are woking 
can afford to pay more.”  

“I think social housing providers have a duty of care to provide rental 
accommodation which is consistent with the tenants ability to pay” 

Somewhat 
agreed 

• Explanation of proposal confusing so did not put definitely agree but still 
agree 

• Already barely meet needs so would help  
• Good thing for job seekers and oldies 
• Good if means can have a little extra money for saving or paying for other 

things  
• Hope no implementation issues  
• Creates ability to save money  
• Rent increases are currently high due to market  
• Differences of some who work and some on limited income  
• Fairer especially for disabled and those who cannot find work  
• Negative for inconsistent incomes 
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• Fewer rent reviews e.g. every 3 years  
• If do proposal then also improve quality of housing  
• Rent is currently higher than income  
• It would help the elderly  
• More beneficial than having to use other resources like constantly getting 

food grants  
• More equality among tenants  
• Pandemic impact  
• Rent up while income has stayed the same  
• What percentages/level of income is deciding rent? 
• What about inconsistent hours/work/pay? 
• Reasonable as it is/keep as it is  
• Consideration of individual circumstances key  
• Difficulty that if rent changes then cannot make consistent financial 

decisions  
• Sometimes people work harder to do better for families but if that just 

increases rent then can never get ahead  
Quotes “We somehat agree because on of us is working and yet we are paying (I/we 

think) the same amount of rent as those with more money as we are. Our rental 
unfortunately takes most of the one income”  

“As the address of this letter it looks faires with hope no gaps in it or better to 
say not easy to apply it”  

“Barely able to get ends to meet. I don't have any other income except Super 
Annuation. Found explanation confusing” 

“Paying based on level of income is very fair however some of your units are 
quite old and need basic facilities/compliance like heaters, vandilation (kitchen 
& bathroom) extraction fans, security cameras for unknown regular footsteps 
and controlling tenants behaviours as at time it can be very intimidating 
(weekend parties/noises) if these things are addressed it make all the sense to 
increase/decrease rents (it has to be reasonable & fair for all)” 

“I agree to changing rent based on a percentage of income, but It would all 
depend on what that percentage would be. Although I agree with this I am aware 
that I will end up seeing a substantial rent increase” 

“The current rent scheme dose not take into consideration tenant income. But, 
I, myself, work casual work, I have no idea what will my income be weekly or 
annually. I wiat to be called every day to cover shifts. If I have no shifts I don’t 
get payed” 

Neutral • Proposal not clear  
• Indecisive respondent  
• Lack of knowledge of proposal  
• Intent of proposal not clear to respondent  
• Unclear meaning of “according to earnings”  
• Problems with housing quality  
• Thought this was already the policy  
• Other factors should be considered not just income e.g. house condition  
• Fine as it is/keep rent as is  
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• Need fair assessment of income to do this  
• Refugee families with no work income  
• Happy to pay higher  
• Don’t understand – don’t penalise low income tenants 

Quotes “I am not really understood what accourding to your earning means”  

“I think the Council is taking a dishonest approach to peopless' income by the 
way they are assessing income. So while I agree that it's good to be fairer in 
rents, it needs to be fairly assessed” 

“The City Housing dept has always treated me (and xxx deceased) well and I 
am prepared to pay more per week for my flat after all this has been finalsied.” 

“Not too sure, unfortunately with the Covid at the moment we hardly get any 
extra hours from work and the cost of living is very expensive eg grociries, 
school donations, kids clothes, bills, etc” 

Somewhat 
disagree 

• Non-consistent hours of work means rent should not be based on income  
• Rent makes up big part of income  
• Makes it harder for those who are trying to earn more money to get 

themselves in better financial position  
• If do this then those who do work should be given better quality places  
• Worried rent supplement will put in higher bracket and have to pay more  
• Not fair for those in part or full time work vs those on benefit  
• Proposal needs work especially as could be a sudden jump in rent  
• Unclear what income is taken into account  
• Rent increase suddenly would create “rental stress” 

Quotes “I'm a security guard and my hours have changes a lot last week I only did 27 
hrs which just made enough. My hours are not consisstance” 

“It will make it difficult for people who are trying to earn more money to get 
themselves in a better financial position. Also 500,000 is not enough to buy a 
house in Wellington (20% of 500,000 is 100,000) this limit is too low” 

“Some tenats have rent supplement to help make ends meet. My concern is 
this payment, if combined with current income, could put them in a higher 
bracket thus increasing their rent and negating it's purpose. Some tenants who 
have talked about this are very distressed on top of having stringent budgets 
already!” 

“Under the proposed changes you are going to charge someone on minumum 
wage 45-46% of their net income as rent which will cause rental stress . This 
proposed changes will result in sudden rent hikes for many tenants. Even 
retirees on the basic state pension will face a rent increase. And other tenants 
on minimum wage  will and modest incomes not much higher than minimum 
wage will face sudden rent increases of between $70 and $100 per week. this 
definitely more than meets  the definition of rental stress” 

“It is not fare for people who work in part or full time job to pay high amount of 
rents while other who are under the benefit getting low rent. In the current 
system, People in the benefit still getting support from WINZ, so they might be 
happy. If you want to help them you can reduced your rent for them but don't 
apply the so called "fair rent"” 
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Definitely 
disagree 

• If you have the same flat you should pay the same price 
• As it is is good, rent should stay as it is  
• Work not stable but could have increased rent under new system so not 

fair  
• Unfair if just found job and suddenly have to pay higher rent  
• Shouldn’t base on “fixed” household income when income from benefit 

changes all the time based on time of year and costs that arise  
• Dubious whether all circumstances will be taken into account when 

deciding rent 
• Even if have technically higher household income e.g. due to multiple 

people in same house, does not mean can pay increased rent  
• Rent should be fixed for everyone or otherwise unfair  
• Unfair to decent, working people 
• WCC calculator indicates that don’t have to earn a lot over benefit to be 

affected with rent increase   
NB:  a number of those marked “5” for definitely disagree misunderstood the 
premise and the comments indicated a support for the policy similar to 
comments at a “1” and “2”, for example: 

“low income already anything to save money is much appreciated”  

“Fair rents that reflect tenants income gives them a better standard of living 
and quality of life” 

“Think this is a good idea as many people struggling with illnesses for a long 
time. Rely on govt money which is not much” 

Quotes “This Proposal is ONLY for Poor Unemployed people or very low paid-low 
working hours etc !  this proposal is so Unfair to decent hard working people 
that earn between $475 to $675 which is around the basic living wage for 30 to 
40 working hours etc, I only agree with charging higher rent's to much higher 
wage earners of $875+ but not as high as your rent calculator is charging/stating 
etc,  as I have tested that rent calculator and from $one dollar to $410 is at $126 
per week in rent, but it Jumps way up to $147 per week in rent at $440 in wages 
that is also unfair, the rent limits needs to be much Fairer... “ 

“I work about 20 hours a week but my income is not stable as in some weeks I 
don’t have much work. It would be too stressful for me if the rent percentage 
increased”  

“If you have the same flat you should pay the same price”  

“Although I sympatise with lower income tenants, why should I pay more for the 
same house and also loose a larger portion of my pension. Every year we get 
a ren increase letter, this is stressful enough as it is plus I have t hand over my 
bank statements which seems to me like you already do income based rents 
??” 

“should be in flat rate” 

 “Think its unfair system to those wanting to buy a house and those working will 
feel like there covering other peoples rent”  
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“Because I signed my tenancy agreement on the understanding that I would be 
paying 70% of the market rate. I have also experimented with your calculator 
and you don’t have to be earning a lot over a benefit for it to be affected. Im 
very concerned about this. Supported living has only just been increased and 
now this. You dont receive  more than $60 for health costs and my part time job 
helps to cover the remainder of them” 

“The proposal to charge rent based on income is not fair because personally 
aside from rent, I also need to pay for power, food, clothing, food and personal 
loans such as 3 weeks bond and 1 week advance” 

“We are refugged and have just found jobs so It is not fair that we now pay more 
rent” 

“We believe it is fairer to be charged rent for the property's value rather than 
basing rent on house-hold income. We (the tenants at this address) are all Work 
and Income beneficiaries and our benefits are regularly adjusted depending on 
living and medical costs that arise. This means that any increase in benefit is 
going toward paying a bill. For example our benefits are increased slightly 
during the winter months to help meet the cost of powerwhich increases during 
the those months.Additionally our benefits are adjusted to cover health related 
costs that arise or stop.It is therefore unfair to set a 'fixed' house hold income 
when our benefits are not 'fixed'. The current set up of rent being set based on 
30% less the market value is fairer and allows us low income earners to live 
sustainably and when possible to save for sudden and unforceeable living costs 
that come up. It is already hard to afford rent and pay for power & other costs 
during this time. We also feel that the current policies such as rental caps and 
affordable rent limit policies are good protective policies for the tenants and 
should remain. Thank you for giving us the opportunity to weigh-in on the 
decision. We appreciate your consideration and ask that you keep the current 
rent set up.” 

“I disagree with the proposal because it will mean that my family and I will 
struggle financially to pay. The rent that we pay now suits our current financial 
status” 

 
 
Non-tenants: 
 

Rating Reasons 
Definitely agree • People in low income should pay what can afford  

• Not fair on ratepayers if those on higher incomes get subsidised rent  
• Rent prices too high currently and creates mental/physical health issues  
• Need to help tenants in council housing so communities thrive  
• If meant to be social housing then rent needs to be tied to earnings  
• Equity  
• Meant to be about helping people  
• System should work for those using it  
• Allows accountability and dignity  
• Fairer system  
• Wil ensure affordability as rent currently too high  
• Too easy to hide income currently so can occupy social housing  
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Quotes “Tenants in city housing deserve our support. In scaling rent to their income, 
we enable people to save more, live better lives, and spend more on the things 
that matter most. Especially those who live with their children or other 
dependents, having set rent which does not reflect income can be really 
difficult. Right now, many people are struggling due to Covid 19. If WCC is able 
to scale rents up or down in response to personal circumstances, I believe it 
would go a long way to helping our communities thrive”  

“Rent proportional to income allows for both accountability (look after this low 
rent property or you will be back on the private market) and dignity (allowing a 
certain proportion of income to be reliably allocated to housing whatever the 
vagaries of the employment situation)” 

Somewhat agree • Good reasons for proposal  
• Will help bring in line with Kāinga Ora and other social housing providers 

Quotes “It’s a good reasons and I agree with the city council” 

Neutral • No idea about proposal  
Quotes  “Because I have not idea about your proposal” 
Somewhat 
disagree 

• Don’t trust WCC to do this proposal without subsidising from ratepayer 
funds  

• Don’t like engagement process as felt didn’t meaningfully engage tenants 
Quotes “I don't trust that the Council can do this without effectively subsidising housing 

with Ratepayer funds” 

Definitely disagree • Ratepayers should not subsidise  
• Should charge standard percentage below market rent and allocate to 

most needy. Central government role  
• Focus on infrastructure instead. Ratepayer should not pick up bill for social 

housing rent.  
 
Note: many non-tenants shared the same misunderstanding around rates and 
ratepayers involvement with WCC housing, despite the explanation to the 
contrary in the WCC proposal. 

Quotes “WCC Rate payers should not be subsiding tenants more than what the 
government is prepared to through accomodation supplements/benefits”  

“I think the council should charge a std % below market rent and allocate to 
most needy; I think central govt should provide accom supplements 
recognising income disparities- that’s a central govt role in my view.” 
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2. Question 3 asked if people had any other comments on the proposal to set City Housing 
tenants’ rents based on their income and other circumstances.  Apart from comments 
already made in Question 2, responses to Question 3 included: 

• Discussions around the quality of living being reflected in rent, ie, discounts for those 
living in lesser quality homes 

• Questions around accommodation supplement being included as income, as well 
as the comment that if accommodation supplement reduced at same level as rent 
reduction then what was the point of the change as it is not freeing up any money 

• Many want implementation sooner rather than later 

• Many hope this wouldn’t cause them to lose social housing.  
“If tenants are on a benefit, & rents are reduced what is to stop, the MSD reducing the 
accommodation supplement, by the same amount? This would leave tenants in exactly 
the same financial position, rents may be reduced, but if accommodation supplements 
are reduced by the same level, tenants are still left with the same level of disposable 
income” 

“I think it's a great initiative but the parameters of qualifying for this should be very clear 
and well-thought out on a case-by-case basis. No one can anticipate all the 
circumstances one may have - ranging from health (mental or physical) to education 
background and options for work and economic stabilisation- there needs to be empathy 
for people of all walks of life. The number of children in a household as well as those 
children's needs ought to be considered, with special attention to those children who are 
in need of a great deal of care (disabled, ADHD, autism or otherwise). Those who are 
mildly disadvantaged and require city housing versus those who are extremely 
disadvantaged will get the help they need and deserve at an appropriate rate.” 

3. Question 4 asked people if they had any other comments about the new draft Social 
Housing Policy.  Comments included: 

• Confusion and lack of understanding around changes to rent freeze for 80+. Many 
do not want this to change, especially for those who are already over 80.  

• Discussions around the quality of social housing generally with issues about 
cleanliness and age of housing.  

• No online access to get info on proposal.  Some people were confused due to 
language barriers and others because they did not understand what some of the 
terms would mean in practise, for example, taking into account extenuating 
circumstances.  

• Asking for more enhanced services that used to be around.  

• Like the proposals if it means that more council housing can be built in future.  

• Some were worried about having to leave/being forced to leave due to these policy 
changes.  

• Some were worried about the asset limits being too low and supported the idea of 
increasing them so that they can buy a home and have more savings.  
 

“Rent freeze to tenants over 80 years old to continue.” 

“I want the rent freeze for over 80 to stay.” 



ATTACHMENT 1:  SUMMARY OF FEEDBACK 
PROPOSED SOCIAL HOUSING POLICY AND CITY HOUSING POLICY: RENT SETTING 

“I disagree I have been a tenant since 1969 I have been paying the same rent for 14 
years and now you are proposing to remove the 80+ rent freeze. I won’t be able to afford 
over $247 on me and my wife's superannuation. I propose you keep the 80+ rent freeze.” 

“On the surface, this proposal misrepresents the WCC agenda as fairer rents for social 
housing tenants.  However, this proposal actually represents an erosion of the WCC 
commitment as a premier social housing provider in NZ and conflates it with All 
Wellingtonians well housed.  It expands the eligibility demographic to those struggling in 
the overheated private rental market who will pay full market rent and charge up the City 
Housing coffers.  While the Independent Housing review from several years ago, 
charged the  WCC to review operational costs, (including high cost City Care 
maintenance contracts), they have instead eroded the social values of social housing 
retrenching the community action services and the client facing services by reducing the 
number of tenancy advisors.”    

“It is very comprehensive Social Housing Policy document. Thank you very much for its 
compilation, for your unfailing help and support” 

“The change to asset limits and intent to review the limit two yearly is a sensible move. 
The existing $35,000 asset limit gives absolutely no motivation for a tenant to work 
towards home ownership or even holding savings for any other reason.” 

4. Some out of scope comments made related to specific tenant circumstances, for 
example, health issues/disabilities and about the standard of social housing, for example 
complaints about partying neighbours and the lack of cleanliness: 

“I feel that others are taking better accommodation houses. I have been at the same run 
down council flat for 15 years and have never been offered an upgrade.  Flat needs to 
be updated inside and not a nice area to live in.” 

“I am a double amputee - both legs.” 
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CITY HOUSING FINANCIAL SUSTAINABILITY 

 
 
 

Purpose 

1. This report asks the Pūroro Rangaranga – Social, Cultural and Economic Committee 

(SCEC) to agree a pathway forward to ensure that Wellington City Council (WCC) has a 

financially sustainable City Housing service into the future and can meet its obligations 

under the Deed of Grant with the Crown.    

2. This report is one of five for SCEC’s consideration and should be read alongside: 

• WCC’s housing action plan – an update on WCC activity and priorities to 

support quality and affordable housing in Wellington 

• Social housing policy and rent setting – report back on the consultation on 

social housing policy and rent setting proposals which recommends no change 

to existing settings, given the wider financial sustainability issues (discussed in 

this paper) 

• Te Kainga update – overview of the Te Kainga service and the scope to grow 

this further to improve availability of affordable housing in Wellington  

• Affordable housing supply and development – overview of broader housing 

supply and development opportunities across Wellington.  

3. In developing this advice, officers have worked closely with central government 

agencies – the Ministry of Housing and Urban Development (HUD), Kainga Ora (KO), 

and Crown Infrastructure Partners (CIP). 

4. There are long lead times to design and implement the solutions discussed in this 

paper. It is important the Council takes decisions now on the preferred pathway 

forward to ensure the delivery and sustainability of the City Housing service beyond FY 

2022/23.   

Summary 

5. Since the 1950s, WCC has provided safe, secure and affordable social housing in 

Wellington.  WCC is the largest council social housing provider in New Zealand and the 

largest provider in Wellington with 3,200 tenants and 1,927 units. Many of our tenants 

are some of Wellington’s most vulnerable people. 

6. In 2007, Council signed a Deed of Grant with the Crown to support the sustainability of 

the City Housing service. The Deed requires the Council to remain as a social housing 

provider until at least 2037 and details a $400M upgrade of the City Housing portfolio.  

The Crown committed $220M to upgrade the first half of the portfolio (HUP1) and the 

Council agreed to fund $180M to complete the second half of the upgrade programme 
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(HUP2). HUP1 upgraded 900 homes between 2010 and 2018 at a total cost of $289.5M 

(with the additional $69.5M met by WCC).  HUP2 is due to start in 2022.  Planning is 

underway, although the substantive work cannot begin until funding is secured.     

7. Social housing has changed significantly since the Deed was signed – significant 

government policy and legislative changes have increased City Housing costs, rents 

have become increasingly unaffordable for tenants, social housing demand continues 

to increase, and non-Council housing providers have received operating subsidies and 

financial support for their tenants via the Income Related Rent Subsidy (IRRS).   

8. As a result of these and other insurance and construction market changes, the 

estimated costs of HUP2 have risen considerably.  A QS assessment completed in 2020 

as part of HUP2 planning has increased the estimated cost to $286M (at least 60% 

higher than the $180M estimated when the Deed was agreed). Specific factors driving 

these escalating costs are discussed later in this paper. 

9. City Housing has had financial challenges for many years. The Deed was intended to 

put City Housing back onto a long-term sustainable footing, enabling it to operate as a 

fully self-funding service.  However, the underlying business model, with tenant rents 

set at 70% of market rates and no other sources of subsidy or income, cannot support a 

financially sustainable service.   

10. City Housing tenants currently pay rent at 70% of market-assessed rents, regardless of 

their income and circumstances. This compares unfavourably to tenants living in other 

social housing in Wellington (e.g. Kāinga Ora or CHP properties), who pay no more 

than 25% of their net income in rent, with the remainder ‘topped-up’ by the IRRS.    

11. Limited income combined with growing cost pressures means City Housing now runs at 

a significant operating deficit and has a large shortfall in capital funding for asset 

maintenance and upgrades.   

12. The operating deficit is forecast to be $7M in year 1 of the 2021-31 Long-term Plan 

(LTP) and the full costs of the capital programme (including HUP2, Healthy Homes and 

routine maintenance) are approximately $446M over the LTP period.  City Housing has 

current cash reserves of $50.6M.  Together, this means that without other sources of 

funding to address both operating and capital shortfalls, City Housing will be insolvent 

and unable to meet the requirements of the Deed beyond FY 2022/23.   

13. Council has been briefed on City Housing’s sustainability on several occasions over 

recent years, including on the steps taken to date to address funding challenges.  Most 

recently, through the LTP process, officers have tested a full range of options with 

Councillors (summarised in Appendix 5). While actions in recent years have had some 

impact on the financial position, more significant change is now needed. This paper 

sets out the viable options and recommends a way forward. 

14. Determining the most appropriate way forward requires balancing several priority 

objectives for the Council.  The recommendations in this paper ensure the Council can:  
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• Continue to be a long-term provider of social housing in Wellington and deliver 

on the Council’s Housing Action plan priorities 

• Provide security of tenure and affordable rents for tenants 

• Complete the full upgrade programme as required by the Deed of Grant, 

including meeting Healthy Homes and other new regulatory requirements  

• Resolve the financial sustainability challenges (both the annual operating deficit 

and capital shortfalls) and put City Housing onto a long-term sustainable 

footing 

• Manage housing funding pressures alongside other Council LTP funding 

pressure. 

15. In developing this advice, Council officers have worked closely with central government 

agencies, in particular HUD, KO, and CIP. Agencies support the approach taken, 

including the Council’s integrated plan to address Wellington’s housing issues (refer the 

four companion papers), the way the Council has sought to address City Housing’s 

financial issues, to the extent we can, and the Council’s commitment to partner with 

others to grow social and affordable housing supply in Wellington.   

16. Through these discussions, officers have continued to seek direct access to the IRRS for 

City Housing tenants.  Councillors have also continued to raise access to IRRS directly 

with Ministers.  The IRRS would significantly improve tenant wellbeing by limiting rent 

to 25% of tenants’ income, address existing inequities with other social housing 

tenants, and substantially address City Housing’s operating deficit.  To date, there is no 

commitment from central government to provide IRRS directly to Councils.  While this 

may change in the future, there is no guarantee of this, and Council now needs to 

progress an alternative way forward.   

17. Given the IRRS is a critical component of a sustainable City Housing service, officers 

recommend that the Council commence the following pathway: 

• Establish a CHP (new entity) to enable tenants to access the IRRS, capping rent 

at 25% of income, and substantially addressing City Housing’s annual operating 

shortfall, if provided to all eligible tenants on day one (subject to public 

consultation) 

• Continue to negotiate with the Crown that the CHP is provided with IRRS access 

for all eligible tenants at the point of CHP establishment, rather than only for 

new tenants as tenants/properties turnover   

• Establish a sustainable financing model to fund the CHP’s housing upgrade and 

asset maintenance requirements.  This may be another new entity (e.g. an SPV), 

or other arrangement, depending on decisions made about the design of the 

CHP (subject to public consultation) 

• If required, provide a one-off capital injection to set the CHP (or SPV) up on a 

sustainable long-term footing.  The size of any capital injection would depend 

on the terms of access to the IRRS and the financing terms available to the CHP 
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(or SPV).  Officers would provide further advice on the size of any capital 

injection and how it could be funded (subject to public consultation) 

• Until the point at which the CHP is fully operational (up to three years), fund 

City Housing’s operating deficit and capital shortfall through debt funding and 

City Housing cash reserves. 

18. There are long lead times to establish a CHP (up to three years), which means that it is 

important the Council takes decisions now.   

19. If the government provides Councils with direct access to the IRRS in a future 

government Budget, officers will provide the Council with further advice.  This advice 

would consider, amongst other things, the pros and cons of continuing down the CHP 

pathway and whether the Council could fund the capital programme itself (or through 

an SPV) without the need to establish a CHP. 

20. This paper also discusses two further options – removing the ring-fencing of City 

Housing operations by fully rates funding the operating deficit and debt funding the 

full capital programme, and full or partial divestment of the City Housing portfolio.  

However, officers do not recommend these options as they do not meet the 

overarching objectives set out above (paragraph 14). 

21. As proposed at the LTP/AP Committee on 27 May, the LTP budget will include the full 

operating and capital costs for City Housing for the ten-year period.  These costs have 

been included in response to audit feedback, on the basis that they are significant, non-

discretionary costs that the Council is required to meet under the Deed of Grant.   

22. However, these costs are not affordable given the Council’s other funding pressures 

and the need for debt headroom for future costs and shocks.  An alternative funding 

model for City Housing needs to be found. Officers recommend that the Council funds 

the first three years through debt and City Housing cash reserves and uses the three-

year period to establish the CHP and its alternative funding arrangements.  Costs from 

year four would be met by the CHP (and SPV).  This approach to funding would be 

confirmed through an LTP amendment or at the next LTP, following public consultation. 

23. Committing to three years’ funding will enable City Housing to continue to operate and 

meet its Deed commitments while the new approach is implemented.  Three years of 

capital costs ($42.8M) would fund Healthy Homes requirements, regular maintenance, 

and targeted upgrade work.  Three years of operating deficit is $29.5M. 

Recommendation/s 

That the Pūroro Rangaranga - Social, Cultural and Economic Committee: 

1. Receive the information. 

2. Confirm Council’s commitment to social housing provision in Wellington, adopting 

solutions to resolve City Housing’s financial challenges and to provide certainty for 

tenants  
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3. Note that a Deed of Grant was signed between the Crown and Wellington City Council 

in 2007 to deliver a $400M upgrade of City Housing, with the government providing 

$220M to upgrade the first half of the portfolio and Council committing to provide 

$180M to upgrade the second half of the portfolio. 

4. Note that City Housing has both an annual operating deficit and shortfall in capital 

funding that need immediate resolution to enable City Housing to remain solvent and 

meet the requirements of the Deed beyond FY 2022/23. 

5. Note that officers continue to work actively with government agencies to develop 

advice for Council, and to seek to grow the supply of social and affordable housing in 

Wellington. 

6. Agree to the following way forward to resolve City Housing sustainability: 

a. Establish a CHP (new entity) to enable tenants to access the IRRS and 

substantially address the operating deficit (subject to public consultation) 

b. Negotiate with the government for the CHP to receive immediate access to the 

IRRS for all current, eligible tenants, rather than only for new tenants as 

properties turn over (current government policy settings)  

c. Establish a sustainable financing model to fund the CHP’s housing upgrade and 

asset maintenance requirements which may be another new entity (e.g. an SPV), 

or other arrangement, depending on subsequent decisions about the CHP 

structure (subject to public consultation) 

d. If required, commit to provide a one-off capital injection to set the CHP (or SPV) 

up on a sustainable long-term footing, the size of which will depend on the terms 

of access to the IRRS and the financing terms available to the CHP or SPV (subject 

to public consultation) 

e. Fund City Housing’s operating deficit and capital shortfall through debt and City 

Housing cash reserves until the CHP is operational (up to three years). 

7. Note that the following options were considered by officers but are not recommended: 

a. Removal of the ring-fencing of City Housing operations by fully rates funding the 

operating deficit and debt funding the full capital programme – on the basis that 

the rates and debt impact would be unsustainable given other Council funding 

pressures  

b. Full or partial divestment of the City Housing portfolio – based on the Council’s 

commitment to social and affordable housing provision, the Deed commitment 

with the Crown, and the lack of a buyer of sufficient scale to purchase the entire 

portfolio 

8. Note that, if the government provides Councils with direct access to the IRRS in next 

year’s Budget, officers will provide the Council with further advice. This advice would 

consider, amongst other things, whether the Council could debt fund the capital 

programme or could continue with the establishment of an SPV to finance and manage 

the upgrade programme, without the need to establish a CHP. 

9. Note that all options require some re-negotiation of the Deed of Grant and that 

government agencies have agreed in-principle to progress these negotiations. 
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10. Note that establishing a CHP will require an estimated 12-18 months of detailed design 

work (including legal, structural, and financial considerations) and public consultation, 

and up to a further 18 months for full transition to a new model. 

11. Note that the LTP budget proposed for the 27 May 2021 Annual Plan / Long-term Plan 

Committee meeting includes City Housing’s full $446M capital programme and 

operating costs, but that debt funding the capital programme is not the recommended 

medium to long-term option (from year four onwards)   

12. Note that following further CHP/SPV design work and public consultation, the new 

funding arrangements will be addressed in a Long-term Plan (LTP) amendment or in 

the next LTP.  

13. Direct officers to report back to SCEC by 30 September 2021 with further advice on: 

a. Options for structuring the CHP (and any associated financing arrangements) to 

best meet Council objectives 

b. Implications of CHP design for the Council’s wider balance sheet 

c. Progress on Deed of Grant renegotiation 

d. Consultation requirements under the Local Government Act 

Background 

Wellington’s Housing Strategy and Housing Action Plan 2020 - 2022 

24. Council’s vision is for all Wellingtonians to be well-housed. The Housing Strategy sets 

out the Council’s approach to temporary housing, short and long-term rental (including 

City Housing) and home ownership.  

25. In March 2020, SPC adopted the Council’s second Housing Action Plan for the 2020-22 

period and focuses the Council’s efforts on five key programmes: 

• Planning for Growth and District Plan review to set the priorities and parameters 

to manage city growth (including housing development) over the coming 

decades 

• Ensuring City Housing continues as a financially sustainable service 

• Te Mahana and Housing First partnerships to end homelessness in Wellington  

• Proactive development, working with partners to facilitate development of a 

variety of housing options 

• One-stop shop for consenting improvements to improve the ease and efficiency 

of the consenting processes to reduce housing costs. 

26. The Action Plan is currently being reviewed and the report on progress to date should be 

read alongside this paper. Taking decisions on City Housing financial sustainability is a 

key part of delivering on the priorities of the Housing Action Plan.  
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City Housing portfolio 

27. Since the 1950s, Council has provided safe, secure and affordable housing to people in 

Wellington, targeting those most in need.  Many of City Housing’s tenants are some of 

Wellington city’s most vulnerable people. City Housing provides accommodation for 

the fit elderly, refugees and migrants, and those with low-level psychiatric needs, 

physical disabilities, or multiple sources of disadvantage. 

28. The Council currently provides around half of Wellington city’s social housing stock and 

owns 1,927 units across Wellington, supporting over 3,200 people. The Council also 

manages 26 units for Porirua City Council. Over time, the Council has increased capacity 

at existing sites by working with partners to intensify developments (e.g. Arlington 

Site 2 (Te Māra) has nearly doubled its capacity to 104 apartments).  

29. City Housing’s portfolio includes apartment complexes, townhouses and stand-alone 

houses. The majority (69%) of units are studios and one-bedroom units and 2% of the 

portfolio are larger four to six-bedroom units.  This portfolio is a strong complement to 

Kāinga Ora’s portfolio of larger (multiple bedroom) units for families.  Refer to 

Appendix 1 for a location map, and Appendix 2 for a complete list of properties. 

30. WCC leases 173 units to external providers, including 112 units to Kāinga Ora, and a 

further 47 units to other housing providers, including Dwell, Emerge, Kāhui Tū Kaha, 

Kahungunu Whānau Services, Oranga Tamariki and the Salvation Army. These leasing 

arrangements provide additional revenue for WCC and ensure that most tenants in 

these properties receive IRRS (therefore paying much lower rent than if these 

properties were directly managed by WCC).  

31. As housing has become increasingly unaffordable across New Zealand, the demand for 

social housing has risen. Central government has committed to build 8,000 new social 

and transitional homes in the next five years to address this shortage. Throughout New 

Zealand, there are 71,319 social houses, including 63,589 houses provided by Kāinga 

Ora and 7,730 houses provided by 35 registered community housing providers.2   

32. City Housing tenants currently pay rent at 70% of market-assessed rents, regardless of 

their income and circumstances. This compares unfavourably to tenants living in other 

social housing in Wellington (e.g. Kāinga Ora or CHP properties), who pay no more 

than 25% of their net income in rent, with the remainder ‘topped-up’ by the IRRS.   

33. As City Housing’s rents are essentially pegged to market rents, upward pressure on 

private rental rates, places further pressure on City Housing tenants. Market rental 

prices have increased in Wellington by 71% increase since the Deed was signed and 

current data shows the Wellington region is the most expensive area to rent in the 

country.   

 
2 Ministry of Housing and Urban Development, Housing Quarterly Report June 2020 



PŪRORO RANGARANGA - SOCIAL, 
CULTURAL AND ECONOMIC 
2 JUNE 2021 

 

 

 

Page 88 Item 2.3 

34. Given the way rent is calculated, upgraded City Housing properties attract higher 

market rent appraisals, which further pushes up rents.  This makes upgraded properties 

more unaffordable for tenants on lower incomes and, in many instances, tenants are 

‘priced-out’ of upgraded properties.  

Deed of Grant and Housing Upgrade Programme 

35. In 2007, WCC signed a Deed of Grant with the Crown. The Deed committed WCC to 

remain as a provider of social housing in Wellington until at least 2037 and agreed a 

$400M upgrade programme for the City Housing portfolio.  The Crown agreed to fund 

$220M for HUP1 and WCC agreed to meet the estimated $180M cost of HUP2. 

36. The Deed specifically requires WCC to: 

• Provide warm, dry and modern housing for tenants that meets 67 agreed 

property condition specifications (see Appendix 3) 

• Overtime maintain approximately the same number of units and bed spaces to 

ensure supply of social housing is maintained (see Appendix 4) 

• Ensure that City Housing income (i.e. tenant rent and investment returns on any 

cash reserves) is ring-fenced for City housing purposes only, and  

• Ensure that the service is financially sustainable. 

37. The Deed ring-fences City Housing from the rest of WCC’s operations. Initially the 

purpose of this ring-fence was to ensure that the government’s $220M grant and other 

City Housing revenue (e.g. rents) were not used to cross-subsidise other WCC activities.  

Over time, however the interpretation and application of the ring-fence has evolved 

(and been confirmed through Council decisions) so that it now means that no other 

sources of Council funding (e.g. rates or borrowing) are used to support City Housing 

operations.   

38. HUP1 work was completed between 2010 and 2018 and upgraded approximately half 

of the portfolio (900 units). As part of their routine monitoring, HUD has recently 

completed a review of the Council’s compliance with the Deed to date and delivery of 

HUP1 which has concluded that the Council has been fully compliant with all 

requirements. 

39. The actual cost of HUP1 was considerably higher than the $220M provided by the 

Crown.  HUP1 cost approximately $289.5M and the additional $69.5M was funded from 

City Housing cash reserves.  This means these cash reserves are now not available to 

meet WCC’s funding commitment for HUP2. 

40. HUP2 is expected to start in 2022 and to be completed by 2028, although officers are 

working with government to renegotiate the completion dates in the Deed as part of 

managing the costs of the upgrade programme.  Preparation for HUP2 is underway but 

limited further work can be done without certainty about funding.   
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41. Construction and other costs have increased significantly since the Deed was agreed. 

Following a 2020 QS assessment, HUP2 is now estimated to cost $286M (60% more 

than WCC’s $180M Deed commitment).  Many factors have contributed to this 

including: 

• Annual insurance premiums have increased 400% from $0.49M in 2008/09 to 

$2.7M in 2019/20  

• New Healthy Homes legislative requirements must be delivered in all properties 

by 2024, and are expected to cost $18M  

• Construction costs have risen 22.5% in the last 10 years due to additional 

seismic and building regulatory requirements, a building industry operating at 

full capacity, a reduction in capacity of large contractors, limited trained 

construction personnel, a national infrastructure backlog and, recent 

construction supply chain issues 

• Decanting (moving tenants while works are underway) costs were not included 

in the HUP2 forecasts.  However, due to the extent of seismic upgrades and 

asbestos removal required, it is likely that up to 30% of tenants will need to be 

relocated while HUP2 work takes place.  This is estimated to cost $1.7M 

• Seven extra sites (including Granville and Batchelor apartments) have been 

added to the HUP2 programme due to potential asset failure issues in these 

properties.  The estimated costs of upgrading these additional properties is 

$18.65M 

• Residential Tenancies Regulations 2016 changes required all units to be brought 

up to insulation and smoke alarm standards, costing approximately $0.35M 

• GST increase from 12.5% to 15% in 2010. 

42. In addition to upgrade costs, there is approximately $130M of routine asset 

maintenance and renewals that will be needed in the 2021-31 LTP period.  In total, City 

Housing’s capital programme will cost $446M over ten years (including HUP2, Healthy 

Homes and regular maintenance and renewals).  

Discussion 

City Housing financial sustainability challenges 

43. City Housing has had financial sustainability challenges for many years. The Deed of 

Grant was intended to put City Housing back onto a long-term sustainable footing and 

establish a fully self-funding service.  However, the underlying business model, with 

tenant rents set at 70% of market rates and no other sources of subsidy or income, 

cannot support a sustainable service.  Limited income and mounting costs mean the 

service runs a significant operating deficit and has a large shortfall in capital funding for 

asset maintenance and upgrades.   
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Operating deficit  

44. The operating deficit is projected to be $7M in year 1 of the LTP and forecast to grow 

to $48.8M in year 10 of the LTP (Table 1).   

45. Figure 1 breaks down the forecast operating expenses for 2021/22 financial year 

(subject to decisions at the LPT/AP Committee on 27 May) and shows the biggest 

expenses for City Housing are depreciation and maintenance.  These costs drive the 

annual deficit and highlight the connection between the operating loss and the 

affordability of the capital programme.  It is not possible to fully fund depreciation with 

current revenue and, as upgrades are completed and property valuations increase, City 

Housing’s depreciation costs will continue to rise, exacerbating the current deficit.    

Table 1: Annual income and operating expenses 2021/22-2031/32 ($000) 

LTP year 1 2 3 4 5 6 7 8 9 10 

Income  26,870 27,128 27,831 28,396 29,104 30,258 31,208 32,091 32,958 33,847 

Expenses 33,847 37,054 40,435 46,086 52,292 57,573 63,909 70,756 77,525 82,614 

Deficit 6,977 9,927 12,604 17,690 23,187 27,315 32,701 38,665 44,567 48,767 

 

Figure 1: 2021/22 Operating Expenses 

 

 

 

 

 

 

 

 

 

 

Capital programme shortfall 

46. On the capital side, with HUP2 now estimated to cost $286M, the full costs of the City 

Housing capital programme (including HUP2, Healthy Homes and routine maintenance) 

over the LTP period are $446M (Table 2). Given the year-on-year operating shortfall, 

City Housing has not been able to, and will not be able to, generate sufficient cash 

reserves to fund the capital programme – its current cash reserves are $50.6M.  
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47. Without other sources of funding to address both operating and capital shortfalls, City 

Housing will run down the cash reserves and become insolvent and unable to meet the 

requirements of the Deed beyond FY 2022/23. This means that any option for change 

must address both the operating deficit and the capital upgrade costs. 

Table 2: City Housing capital programme ($000) 

LTP 

year 
1 2 3 4 5 6 7 8 9 10 Total 

CAPEX 

Prog 
14,154 26,468 45,198 58,777 39,860 73,118 76,316 75,307 29,185 7,360 445,743 

 

Work to date to manage costs 

48. Council has been briefed on City Housing’s sustainability on several occasions, 

including on the steps taken to date to address these funding challenges.  While more 

significant change is now needed, previous actions have had a positive financial impact: 

• Establishing the Strategic Housing Investment Plan (SHIP) in 2017, to reinvest 

proceeds from social housing divestments in future social housing 

developments.  SHIP has already resulted in an increase in bed numbers from 

5,585 to 5,744 and generated proceeds of $6.1M in the first tranche.  There are 

up to a further seven tranches to follow, subject to Council approval 

• Leasing 104 units in the Te Māra complex to Kāinga Ora for seven years to 

enable tenants to access IRRS and generate income of approximately $723,000 

annually 

• Long term lease of Arlington site 1 and 3 to Kāinga Ora for 125 years for $1M  

• Successfully completing the first phase of the housing upgrade programme 

(HUP1) increasing bed spaces (supply) from 2,791 to 3,064 

• Proceeding with additional leases to community housing providers to build 

capability and capacity in the CHP market  

• Identifying operational efficiencies within City Housing and reducing the size of 

the team from 47 to 34 FTEs following an internal review in 2016/17.  

49. In February 2020, Council agreed to consult on changes to rent which were intended to 

improve equity for tenants (by moving from a flat-rate 30% discount on market rent to 

income-based discounts based on a tenant’s circumstances) as well as generate 

additional income to improve the financial position.  Based on what was known about 

the capital upgrade costs at the time, these rent changes were expected to come close 

to returning City Housing to a positive cash flow position (refer Figure 2, orange line).   

50. In May 2020, as part of HUP2 planning, a full, peer-reviewed QS assessment of upgrade 

costs was commissioned and resulted in significant cost increases. This was reported to 

Council in October 2020 (and discussed throughout the LTP process) along with 

options to resolve the situation.  It is also worth noting that it is now a year since this 

assessment was completed and costs can be expected to continue to rise.    
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51. The impact of the QS assessment can be seen in the blue line in Figure 2 – it shows that 

the scale of the change in capital costs overwhelms the impact of any potential rent 

changes and results in a significantly deteriorating financial position.  On this basis the 

accompanying Social Housing Policy and Rent Setting paper recommends no changes 

to rent settings at this time to minimise disruption and uncertainty for tenants while 

broader sustainability issues are addressed. 

 

Figure 2: City Housing long-term cash position pre- and post-QS assessment  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Options for change and a return to sustainability  

52. Since mid-2020 officers have been working on a full set of options that could be 

considered by Council to return City Housing to a sustainable position and have tested 

these with Councillors through the LTP process. Appendix 5 summarises the full list of 

options that have been discussed with Councillors and tested with government 

agencies.   

53. Many of these options are not discussed further in this paper or recommended for 

further Council consideration as they are not supported by government agencies (e.g. 

additional government grant funding or targeted divestment to KO) and/or they are 

not of a sufficient scale to achieve the necessary financial change. 

54. Determining the most appropriate way forward requires balancing several priority 

objectives for the Council.  This paper sets out the viable pathways to consider that can:   

• Ensure Council continues to be a long-term provider of social housing in 

Wellington and delivers on Housing Action plan priorities 

• Provide security of tenure and affordable rents for tenants 

• Complete the full upgrade programme as required under the Deed of Grant, 

including meeting Healthy Homes and other new regulatory requirements 
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• Resolve the financial sustainability challenges and put City Housing onto a long-

term sustainable footing  

• Manage housing funding pressures alongside other Council LTP funding 

pressure. 

 

Option 1: Establish a CHP (recommended) 

Importance of IRRS for tenant wellbeing and financial sustainability  

55. As discussed above, the City Housing model that relies solely on discounted tenant 

rents for income (with no other form of revenue or subsidy) is not sustainable.  To 

operate a sustainable service, City Housing needs rental income at a level equivalent to 

market rates so it can cover costs and build up cash reserves to fund housing upgrades.  

This means the IRRS is an essential part of the sustainability solution for City Housing. 

56. Access to the IRRS would mean that tenants’ rent would be capped at 25% of their 

income but City Housing would receive a ‘top-up’ to market rates, enabling the service 

to fund its operating costs.  This is the current model for KO and CHPs, across 

Aotearoa.   

57. Access to IRRS would make a significant difference to rental affordability for tenants 

and would mean that City Housing tenants would begin to pay rents comparable to 

other social housing tenants in Wellington. Currently, more than 90% of City Housing 

tenants pay more than 25% of their income in rent and more than 75% of tenants pay 

more than 35% of their income in rent (35% is a typical affordability threshold for 

housing costs).   

 

Figure 3: Tenant rent as a percentage of income 
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eligible tenants, City Housing would receive $11M in IRRS revenue and would have an 

operating surplus of approximately $5M surplus in the current year.  There would also 

be a cash surplus of $19M which, over time, would grow to fund capital upgrades. 

 

Table 3: Impact of IRRS on operating position for 2020/21 budget 

   2020/21 year ($M) With full IRRS($M) 

Current Revenue               26                26  

Additional IRRS                  -                11  

Total Revenue               26                37  

Operating Expense               19                19  

Depreciation               14                14  

Total Expenses               32                32  

Surplus/(Deficit)               (6)                 5  

Cash flow (revenue less operating expenses)                 8                19  

 

59. Figure 4 below shows the impact of IRRS on the longer-term City Housing cash flow 

position under two scenarios.  The green line shows the impact if all current eligible 

tenants were to receive IRRS immediately (a ‘best case’ scenario) and the purple line 

shows the impact of phased access based on tenant and property turnover which 

reflects current government policy (i.e. new tenants would be eligible to receive IRRS 

but existing tenants would not be eligible).  Based on current City Housing tenants, 

approximately 80% of existing tenants would be eligible for the IRRS if it was to be 

made available.  If access was provided based on turnover, at current turnover rates 

(5% per year), it would take up to 20 years for all tenants to receive the subsidy. 

60. Officers have been seeking access to the IRRS from central government for several 

years and in recent conversations have been seeking access for all current, eligible 

tenants – phased access would not adequately solve the funding gap or address tenant 

rental inequity.  And, as Christchurch has experienced, transitioning to a new operating 

and funding model based on tenant turnover takes many years. 

Figure 4: City Housing financial position with IRRS (immediate access and phased access) 
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Options to access IRRS 

61. Given the importance of the IRRS to financial sustainability, there are two pathways for 

the Council to access the subsidy – the first is to be provided with access directly via 

legislative change and the second is to set up a CHP that can access the subsidy.   

62. The government has recently sought feedback from Councils, through LGNZ, to 

understand the benefit of IRRS for local government, with a particular interest in 

whether it would help support Councils to increase supply of social housing.  WCC 

provided feedback as part of this process (attached as Appendix 6) and highlighted the 

significant positive impact IRRS would have on our financial position and tenant 

wellbeing but noted it would enable some, but not large-scale, investment in additional 

social housing supply.    

63. Officers and Councillors have continued to seek direct access to the IRRS with 

government agencies over the last 12 months, however, there is no commitment to 

date from the government to provide access.  The government’s strong current focus 

increasing housing supply, and this is reflected the 2021 Budget initiatives.  

64. While direct access (via legislative change) may be provided in the future, the Council 

has no guarantee of this and therefore needs to take a decision now on City Housing 

sustainability.  Access via a CHP has significant implementation lead times, and detailed 

design work needs to get started to establish a CHP within three years. 

65. On this basis, officers recommend the following way forward: 

• Agree to establish a CHP to enable tenants to access the IRRS and substantially 

resolve City Housing’s operating deficit 

• Continue to negotiate with the government for the CHP to receive immediate 

access to the IRRS for all current, eligible tenants, rather than access provided 

only to new tenants as properties turn over (current policy settings)  

• Establish a sustainable financing model for the CHP to manage the upgrade and 

asset maintenance requirements (this may be a SPV, or other arrangement, 

depending on subsequent decisions about the CHP structure) 

• Commit to provide a one-off capital injection, if required, to set the CHP (or 

SPV) up on a sustainable footing.  The value of the capital injection would 

depend on the terms of access to the IRRS and financing terms available to the 

CHP (or SPV) 

• Fund the operating deficit and capital shortfall through debt funding and City 

Housing cash reserves until the point at which the CHP is fully operational 

(estimated up to three years). 

 

CHP and SPV details and structuring choices 

66. A CHP is a housing provider that delivers either social and/or affordable housing and is 

registered with the Community Housing Regulatory Authority (CHRA) under the Public 

and Community Housing Management (Community Housing Provider) Regulations 

2014.  The regulations do not currently permit a Council, a CCO, or any Council or CCO 

subsidiary to register as a CHP.  Beyond this, the regulations do not prescribe any 

structure for CHPs so there are choices the Council can make about how to set up a 

CHP to best deliver on Council objectives. 
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67. Once registered, CHPs can access IRRS funding for eligible tenants, qualify for 

community housing entity income tax exemptions (or may quality for charity income 

tax exemptions), can raise finance to fund capital works, and can access further 

subsidies for development activity that increases housing supply. 

68. CHPs are monitored by the CHRA and are required to meet performance criteria set out 

in the regulations which cover governance, management, tenancy management, 

financial viability, and property and asset management. 

69. Setting up a CHP will require considerable detailed design work, informed by legal and 

commercial advice, and officers would work closely with Council on the design and 

transition to ensure a CHP best delivered on the Council’s objectives. Some key 

decisions that the Council would need to make, on further advice from officers and 

legal and commercial advisors, include:   

• Role or scope of the CHP – there are different options for transferring assets 

and/or services to the CHP.  The CHP could simply provide the tenancy and 

property management services for tenants or it could also hold the property 

and/or land assets and manage the upgrade and development programme.  At 

a minimum, tenancy management services must be transferred for tenants to 

access the IRRS and it also may be necessary or advantageous to transfer the 

property assets to the CHP.  It is unlikely to be necessary to transfer the 

underlying land assets.     

• Appropriate legal form for the CHP – options could include a Charitable Trust, 

Limited Partnership or limited liability company or combinations of these 

structures (depending on the Council’s objectives or circumstances). WCC would 

be able to hold an ownership and management interest (but not a controlling 

interest) in the CHP and the CHP would need to be operationally independent 

from WCC. Careful consideration is needed to ensure that this is achieved 

without the CHP effectively becoming a CCO or non-arm’s length subsidiary of 

WCC.    

70. In addition to establishing a CHP, it may be necessary or desirable to set up a second 

entity to provide the financing solution for the CHP and to raise funding more easily for 

capital costs.  Having two separate entities, one with responsibility for the day-to-day 

property and tenancy management and the other with responsibility for financing and 

property development may be beneficial given the different focuses of these activities.  

71. Again, there are several options for the financing solution which need to be worked 

through and will depend on the choices the Council makes about the design of the 

CHP.  One option however could be to establish an SPV to sit alongside the CHP – with 

the CHP responsible for tenancy management and the SPV for financing the upgrade 

programme.  Officers have been discussing the benefits of an SPV with CIP and HUD, 

who have indicated their support for this approach and their commitment to work with 

Council to establish it.   

72. An SPV is an off-balance sheet financing tool that would enable the Council to raise the 

necessary funding for the $446M capital programme and carry out the upgrade work 

without the debt contributing to the Council’s debt-to-revenue limits, its financial 

covenants under the LGFA borrowing programme, or being treated as a financial 

obligation for credit rating purposes.  By establishing an SPV, the Council can also 
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ensure that the housing funding requirements are met without putting pressure on 

other Council priorities being funded through the LTP or requiring significant further 

prioritisation of services and the capital programme.   

73. In broad terms an SPV would work in the following way:  

• The Council would establish a new independent entity at arms-length from 

Council and temporarily vest ownership or control of City Housing assets to the 

entity. While the Council could not be a majority shareholder of the new entity, 

the Council would have choices about whether it would want to be a minority 

shareholder, and officers would provide further advice on this issue as part of 

the next report back by the end of September 2021.  

• The SPV/entity raises finance on commercial terms to fund the capital upgrade 

programme and either manages the upgrade programme or contracts another 

entity to deliver this function. The CHP would pay a portion of the rental income 

to the SPV/entity to service the financing costs.  

• At a future point after the upgrade work is completed, ownership of the housing 

assets can be vested back to Council (or to the CHP). 

74. Given the severity of the current financial situation (blue line in Figure 4), it is important 

to note that, in addition to the IRRS, the CHP or SPV may need a one-off capital 

injection from Council on establishment. This is because City Housing’s underlying 

business model, with sole reliance on discounted market rents, means insufficient funds 

have been accumulated through the depreciation allowance for upgrades.  Further, as 

upgrades are completed over time, depreciation expenses will continue to grow, 

putting more pressure on any operating surplus.  As a result, an upfront capital 

injection may be required to re-establish the run-down cash reserves for the new entity. 

75. The size of the capital injection depends on the terms on which IRRS was provided and 

on the financing terms available to either the CHP or the SPV.  This is why it is 

important that, as part of the solution, officers and central government continue to 

discuss the terms on which the CHP would access the IRRS and seek immediate access 

for all eligible tenants at the point at which the CHP is established.  Officers will provide 

further advice to Council on the capital injection (and how it is funded) once there is 

more clarity about the design of the new operating model.   

Transition period 

76. The budget being considered by the LTP/AP Committee on 27 May includes the full 

operating and capital costs for City Housing for the ten-year period.  However, these 

costs are not affordable given the Council’s other funding pressures and the need for 

debt headroom for future costs and shocks and an alternative funding model is needs 

to be found.  

77. Given the establishment of a CHP (and any related financing entity) will take up to three 

years, the Council will need to fund the operating deficit and capital shortfall through 

debt and City Housing cash reserves until the full transition to the CHP is completed.  

Costs from year four onwards would be met by the CHP and/or any new financing 

entity.  Following further design work and public consultation, this approach to funding 

would be confirmed either through an LTP amendment or at the next LTP. 
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78. Committing to three years’ funding will enable City Housing to continue to operate and 

maintain continuity of service for tenants and meet its Deed and regulatory 

requirements while the new approach is implemented.  Three years of capital costs is 

approximately $42.8M and this would cover Healthy Homes requirements, regular 

maintenance, and targeted upgrade work.  Three years’ worth of operating deficit is 

$29.5M. 

79. If the government provides Councils with direct access to the IRRS in next year’s 

Budget, officers will provide the Council with further advice.  This advice would 

consider, amongst other things, the pros and cons of continuing down the CHP 

pathway and whether the Council could fund the capital programme itself (or through 

an SPV) without the need to establish a CHP.  The advice would also need to consider 

the terms on which access to IRRS was provided – upfront, immediate access for all 

eligible tenants would likely mean the Council had more scope to consider debt 

funding the capital programme directly, whereas transitional access would likely mean 

an SPV would remain a necessary and desirable part of the financing solution. 

 

Option 2: Rates and borrowing (not recommended) 

80. Officers have considered two further options, for completeness, on the basis that they 

would address the financial sustainability challenges. However, these are not 

recommended as they do not meet other important objectives, including Council’s 

commitment to ongoing social housing provision and managing wider Council financial 

sustainability issues. 

81. Under option two, the Council could decide to remove the operational ring-fence 

around City Housing and use rates funding to fully subsidise the costs of operation and 

borrow to meet capital costs.  This option would still ensure that City Housing rental 

revenue was only used to fund social housing (a Deed requirement) but would reverse 

previous Council positions that City Housing should operate as a self-contained 

business unit.   

82. Figure 5 and table 4 set out the estimated rates impact of this option and show that in 

year one of the LTP the additional rates requirement to fund the City Housing 

operating deficit would be 2.04% and that this would grow to 8.16% in year 10 (an 

average of 5.1% each year).   

83. Overall, if the Council funded the full operating deficit through rates on top of the rates 

path in the proposed LTP (refer LTP/AP Committee papers for 27 May meeting), this 

would result in an average annual rates increase of 10.75% every year for the 10 years 

of the LTP.  This would push rates to unsustainable and unaffordable levels, in the 

absence of other significant spending reprioritisation.3   

 

 

 

 
3 Rates numbers include adjustment for growth so are consistent with rates numbers in LTP Committee papers. 
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Figure 5: Annual rates increases with fully funded City Housing operating deficit (%) 

Table 4: Annual rates increases with fully funded City Housing operating deficit (%) 

LTP year 1 2 3 4 5 6 7 8 9 10 

Rates impact of OPEX 

deficit 
2.04 2.60 3.11 3.97 4.88 5.40 6.23 7.06 7.79 8.16 

Proposed LTP rates 15.99 8.49 8.44 5.92 5.04 3.05 2.90 3.33 2.29 0.83 

Total rates impact 18.02 11.09 11.55 9.89 9.92 8.45 9.14 10.39 10.08 8.99 

 

84. Through its LTP deliberations to date, the Council has set a debt-to-revenue ratio of 

225%.  Based on the proposed LTP programme being considered by the LTP/AP 

Committee on 27 May, the housing capital programme could be included within the 

225% debt-to-revenue limit. However, if further costs are added to the overall capital 

programme through Council decisions on 27 May, the housing costs may no longer be 

manageable within this limit – depending on the value of funding decisions.    

85. Additionally, there are several considerable pressures that are not yet costed or funded 

in the existing capital programme, some of which are likely to eventuate over the LTP 

period.  This could include potential cost over runs in the infrastructure programme, 

other funding tools (e.g. congestion charging) not being available through LGWM, 

deterioration in insurance markets and availability of insurance cover, regulatory 

changes that pushes up costs, and/or seismic or climate-related costs. 

86. Officers’ view is that, given how closely the capital programme is tracking to debt limits 

and the need to maintain capacity for potential other risks, fully funding the capital 

programme through debt is not the preferrable solution.  Instead officers recommend 

exploring an off-balance sheet solution (e.g. an SPV) for those issues that can be 

effectively managed in that way and leave the Council’s balance sheet to manage costs 

for which other options are not readily available.   

87. If, however, the Council wanted to consider debt funding the capital programme 

alongside establishing a CHP that managed tenancy services only (a variation on option 
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1), this may be an available option – assuming large additional costs are not added to 

the Council’s capital programme through LTP decision making.  However, officers 

recommend that decisions on how to finance the CHP’s capital programme are 

considered in the context of the further advice on CHP (and SPV) design that will be 

provided in September 2021.   

 

Option 3: Divestment (not recommended) 

88. Under option three, the Council could choose to divest the City Housing portfolio in full 

or part to another housing provider.  This option is not recommended because of the 

Council’s broader commitment to social and affordable housing provision and the 

Deed commitment with the Crown.  Should the Council choose this option, it is likely 

that we would be required to pay back the government’s $220M capital upgrade 

contribution. 

89. Through conversations with government agencies, officers discussed targeted 

divestment of key City Housing properties (e.g. Te Mara) with KO and explored full 

divestment of the portfolio to the Crown.  In light of the government’s primary focus to 

increase social housing supply, agencies did not support these options. Given 

KO/government is the only potential alternative provider with sufficient scale and 

funding who could purchase the portfolio, officers do not recommend pursuing this 

option further.     

90. Recently Councillors asked officers to consider the role that increasing the supply of 

mixed-tenure developments might play in City Housing funding. The accompanying 

Housing Supply and Development paper discusses this in more detail.  For the 

purposes of this paper, while there are opportunities across Wellington for further 

development and to increase the supply of mixed-tenure sites, these will not be of 

sufficient scale to address the City Housing funding gap. 

Implications for Deed commitments 
91. Any of the changes discussed above will require renegotiation of the Deed with central 

government.  Officers have discussed all these options and their implications for the 

Deed with HUD, and they have indicated their willingness to discuss Deed 

renegotiation to ensure ongoing provision of social housing in Wellington.  HUD has 

indicated that any Deed renegotiation would require WCC to develop a broader 30-

year plan for financial sustainability of the portfolio.   

92. In terms of the options, they have indicated support for the establishment of a CHP, 

partial leasing or divestment of the portfolio, and refinements to the HUP2 scope and 

timeframe to deliver the upgrade programme. They have indicated they would not 

support requests for further capital contributions from the Crown, direct Council access 

to IRRS, and full divestment of the portfolio.  Further information on HUD views on 

specific options are set out in Appendix 5. 

93. Following Council decisions on the preferred pathway forward, officers will continue to 

work with HUD to discuss the implications for the future shape and requirements of the 

Deed. 
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Other Councils’ approaches – case studies 
94. Many other Councils around New Zealand have faced similar financial sustainability 

challenges with their housing portfolios, including issues with operating shortfalls and 

large capital costs. In recent years, several councils have made decisions to transfer or 

divest their housing portfolios. It is useful to review approaches undertaken by other 

Council’s when considering a shift in the operating model. 

95. Council’s that have transferred or divested their portfolios to existing CHPs include 

Hamilton City Council (344 units), Whakatāne District Council (79 units) and 

Horowhenua District Council (115 units). Tauranga City Council (246 units) and Nelson 

City Council (142 units) have transferred their portfolios to Kāinga Ora. 

96. Alternatively, some Councils have established arms-length organisations, including the 

Auckland Council (Haumaru Housing), Christchurch City Council (Ōtautahi Community 

Housing Trust (ŌCHT) and Hutt City Council (Urban Plus). 

 

Haumaru Housing 

97. In 2015, Auckland Council started exploring ways of improving the delivery of social 

housing for its elderly tenants under The Housing for Older People (HfOP) project. 

Through its LTP and special consultation processes, Auckland Council established a 

joint venture partnership with a third-party provider and majority shareholder, The 

Selwyn Foundation, to deliver social rental housing services for older people across 

Auckland. 

98. The new joint venture, named Haumaru Housing, was registered as a CHP in April 2017 

and took over the tenancy, facilities and asset management of the portfolio, under a 

long- term lease arrangement with Auckland Council. 

99. Auckland Council transferred the management of 1,412 housing units to Haumaru 

Housing with the objective of improving the quality of housing units, determining 

whether villages are in the right locations to meet residents' needs, considering new 

development opportunities, and enabling access to government subsidies. 

100. Auckland Council delegated its Council-Controlled Organisation (CCO) Panuku 

Development Auckland Limited to administer the lease and management agreements 

between the Council and Haumaru Housing, and to lead a multi-year development 

programme.  

Figure 6: Haumaru Housing establishment 
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Ōtautahi Community Housing Trust  

101. In 2014, Christchurch City Council (CCC) partnered with the Crown on the Christchurch 

Housing Accord. The Accord set out several initiatives between CCC and the Crown to 

support the supply of quality housing in Christchurch, improve social and affordable 

housing, provide Crown funding for the acquisition of housing, and other joint 

initiatives. 

102. In the same year, CCC established a Housing Management Board to investigate options 

to improve the financial sustainability of its housing portfolio. Over a two-year period, 

the Board oversaw the development of a new operating model, an expressions of 

interest campaign on housing partnerships and the establishment of a CHP. 

103. In 2016, ŌCHT was established with CCC retaining a minority interest (49%) in the 

organisation. The trust is a registered CHP and manages the portfolio of over 2,200 

social housing units under a long-term lease from CCC. While new tenants can access 

IRRS, about two-thirds of tenants are currently on grand-parented rentals (currently 

one-third access the IRRS). 

104. As the asset owner for the housing portfolio, CCC retained the responsibilities of major 

repairs and renewals. The development of new housing stock while funded by Council 

via loans to the CHP are delivered by ŌCHT’s Property Limited Partnership company.  

 

Figure 7: OCHT establishment  

 

Urban Plus Limited 

105. In 2007, Urban Plus Limited was established by Hutt City Council (HCC) as a Council-

Controlled Trading Organisation (CCTO). HCC is a 100% shareholder in the specialist 

property company. Urban Plus is tasked with supporting the objectives of Hutt City 

Council while conducting its affairs in accordance with sound business practice. 

106. As a CCTO, Urban Plus is not eligible under SHRP to access IRRS and has focused on 

delivering housing services for its low-income elderly and investing in new social 
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housing (although this has been challenging without access to market rentals). Urban 

Plus also provides specialist property services and advice to HCC and are involved in a 

range of property development activities (e.g. urban growth and renewal).  

 

Figure 8: Urban Plus establishment  

 

 

 

 

 

 

 

 

 

 

 

 

 

Options 
107. The options have been elaborated on in the discussion section.f  

Next Steps 
108. Officers will report back to this committee by 30 September 2021 with further advice on 

the design of a CHP and SPV for Council consideration.  This paper will draw on legal 

and commercial advice on the most appropriate ways to structure these entities to give 

effect to Council objectives. 

109. Officers will continue to work with HUD to determine the implications for the Deed and 

will update the Council on negotiations as part of the 30 September 2021 report back.  

110. Consultation on options will be required under the LGA given the significance of 

proposed changes.  This can be managed through a special consultative procedure and 

options adopted as an amendment to the LTP or confirmed through the next LTP.  
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SUPPORTING INFORMATION 
Engagement and Consultation 

Consultation on options will be required under the LGA given the significance of proposed 

changes. This can be managed through a special consultative procedure and options 

adopted as an amendment to the LTP. 

Treaty of Waitangi considerations 

There are a range of Treaty considerations that need to be taken in to account when 

considering changes to City Housing’s operations. 

Currently, there is a kaupapa inquiry - Wai 2750 – with the Waitangi Tribunal. This Housing 

Policy and Services Inquiry will hear outstanding claims with grievances concerning housing 

policy and services. Many of the claims raise grievances in relation to housing issues have 

been brought on behalf of particular whānau, hapū and iwi from across the nation. Many of 

the related claims allege Crown failure to ensure an adequate standard of housing for Māori, 

both rural and urban, or to deliver state services, programmes and support enabling Māori 

access to adequate housing 

15% of our tenants are Māori (based on head tenant data).  Our first responsibility should be 

to ensure that our Māori tenants are housed in safe, warm, and dry accommodation.  We also 

need to ensure that any decisions to make changes to our housing stock and rental settings 

consider the equity impacts on Māori and involve Māori in decision making. 

Secondly, there are a range of treaty considerations with regards to the further development 

and investment in social housing stock.  We consider that there are a range of development 

opportunities where Council could seek to partner with iwi and mana whenua on the re-

development and upgrade of Council’s social housing stock.  Some existing City Housing 

properties are already on land owned by iwi – the Granville flats, for example, are located on 

land that is subject to a ground lease from the Tenths Trust. 

In addition to working with Kāinga Ora, we expect that the partnership model we envisage 

for development in this paper would involve engaging with iwi and other groups that 

represent mana whenua to explore opportunities for co-development and investment in 

social housing throughout Wellington. 

Financial implications 

This paper sets out the financial position of City Housing. Currently, without identifying 

alternative sources of funding to cover operating and capital shortfalls, City Housing will run 

down its cash reserves and be insolvent and unable to meet Deed of Grant commitments 

from 2022/23.  The reasons for this situation are set out in this paper. 

Policy and legislative implications 

Like all other landlords, the Council must comply with a range of regulations and any change 

must be consistent with this, particularly the Residential Tenancies Act 1986, Privacy Act 1993, 
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Protected Disclosures Act 2000 and various building regulations. Changes must also recognise 

the obligations under the Deed of Grant.  

Risks / legal  

The housing portfolio’s financial position is also likely to generate interest.  A 

communications plan will be developed in to support consultation on the proposals outlined 

in this paper. 

There are a number of legal issues that would need to be worked through as part of the next 

steps in establishing either an SPV and/or a CHP and independent legal advice will be sought. 

Climate Change impact and considerations 

A financially sustainable housing portfolio may be maintained to a more modern standard 

with suitable insulation. This has benefits to tenants in cost savings, and the energy savings 

will have a small impact. 

The upgrade programme will also consider the appropriate location and mix of properties 

across the housing portfolio, to limit the amount of climate adaptation that may be required 

on upgrades properties. 

Communications Plan 

As above. 

Health and Safety Impact considered 

Change to existing circumstances may cause stress for some tenants. City Housing will 

continue to work closely with tenants to keep them informed and supported. This includes 

bringing in supporting agencies as needed.  
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UPDATE ON THE TE KĀINGA PROGRAMME 
 
 

Purpose 

1. This report provides the Pūroro Rangaranga - Social, Cultural and Economic Committee 

with an update on the current status of the Te Kāinga Programme, recommends that a 

newly received proposal be considered, and provides an update on the programme’s 

evaluation. 

2. This report should be considered in conjunction with the four other housing papers 

being considered by committee today, in particular the Affordable Housing supply and 

Development paper which recommends a future approach for the programme. 

Summary 

3. The Te Kāinga programme sees Council enter into long-term leases with commercial 

building owners and developers to deliver housing options for some of the City’s 

essential and key workers. 

4. The programme targets those who are in essential skills occupations, have moderate 

incomes and do not own a home. 

5. The first project in the Te Kāinga Programme, Te Kāinga Aroha (195 Willis Street), 

welcomed the first tenants on 5 March 2021 and provides 52 apartments in the CBD. 

The building provides 6 one-bedroom units, 27 two-bedroom units and 19 three-

bedroom units.  

6. An evaluation of the Aroha project is well underway and a 6-month evaluation report 

on Te Kāinga Aroha will be provided to Pūroro Āmua | Planning and Environment 

Committee in October 2021 with a full report provided to Committee in April 2022. 

7. Officers have also been able to progress projects on four other buildings which include: 
• 53 Boulcott Street 

▪ 37 units, expected handover in February 2022 

 

• 203 Willis Street 

▪ 48 units, expected handover in February 2022 

 

• 178 Willis Street 

▪ 124 units, expected handover in February 2023 (expected to be on a 

staged basis) 

8. A fourth project has been agreed and terms concluded, however, at this stage the 

developer is undertaking a commercial tender for a build partner. Details of this project 

are noted in the publicly excluded Attachment One. As soon as commercial discussions 

have been concluded, details of this project will be made available to the public. 
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9. Officers have continued to receive enquiries from the market around potential projects, 

with a significant increase in new build proposals. Two of these unsolicited proposals 

were considered suitable for immediate consideration following an initial review against 

the unsolicited bid framework. These are detailed in Attachment Two and the 

unsolicited bid framework is included as Attachment Three. 

10. Subject to Council’s financial requirements being met, it is anticipated that full 

assessment of the proposals and establishment of initial agreements could be complete 

by late July 2021, with information on projects made publicly available by the end of 

2021. 

Recommendation/s 

That the Pūroro Rangaranga - Social, Cultural and Economic Committee: 

1. Receive the information. 

2. Note the update on the Te Kāinga Aroha project (195 Willis Street). 

3. Note the update on the projects at 203 Willis Street, 178 Willis Street and 53 Boulcott 

Street. 

4. Note the update on a fourth project detailed in the publicly excluded Attachment One. 

5. Agree to progressing discussions on the unsolicited proposals for the long-term lease 

of the properties detailed in Attachment Two and note that discussions are underway 

to establish the financial requirements for both the developers and Wellington City 

Council. 

6. Authorise the Chief Executive to conclude all matters in relation to the projects detailed 

in Attachment One, including the execution of the head agreement to lease sites on 

behalf of Council. 

7. Note that a 6-month evaluation report on Te Kāinga Aroha will be provided to Pūroro 

Āmua - Planning and Environment Committee in October 2021 with the full report 

provided to Committee in April 2022. 

Background 

11. The Te Kāinga Programme (formerly the CBD Building Conversions Project) was 

identified as a priority project in the 2018-28 Long Term Plan (LTP) and was included as 

a project in the Housing Strategy and 2018-19 Housing Action Plan which was 

approved by Council on 27 June 2018. 

12. The initial aim of the project was to make better use of the inner city for rental housing 

by working with commercial building owners to convert their properties to increase the 

supply of safe, warm, and dry homes in the central city. 

13. The LTP noted that the Council would work with commercial building owners to convert 

their properties to residential apartments as part of an exemplar project. It was 
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proposed that specific proposals would only be progressed if there was confidence that 

there would be no impact on rates. 

14. On 6 December 2018, City Strategy Committee approved an exemption to Council’s 

Procurement Policy, allowing a further six unsolicited proposals to be considered 

through the ‘unsolicited bids framework’ which was based on elements of Treasury’s 

‘Better Business Case’ template. An updated version of the Framework is attached in 

Attachment Three. 

15. Officers have also been able to progress projects on four other buildings which include: 
• 53 Boulcott Street 

▪ 37 units, expected handover in February 2022 

 

• 203 Willis Street 

▪ 48 units, expected handover in February 2022 

 

• 178 Willis Street 

▪ 124 units, expected handover in February 2023 (expected to be on a 

staged basis) 

16. On 10 December 2020, the Strategy and Policy Committee approved consideration of 

one further project under the framework. 

17. Officers have continued to receive enquiries from the market around potential projects, 

with a significant increase in new build proposals. It is clear that there is an opportunity 

for Council to play an increased role in the affordable housing space through the Te 

Kāinga programme. Recommendations on the future of the Te Kāinga programme are 

noted in the Affordable Housing Supply and Development paper being considered by 

Committee on 2 June. 

18. Prior to the commencement of the Aroha project, officers from Build Wellington and 

Strategy, Policy and Research reviewed the programme against other schemes both 

nationally and internationally and established the criteria that rentals will be prioritised 

based on the following criteria: 

• People who work in, or are qualified for and intend to work in an essential public 

sector role. 

• People on a low-to-medium income (under $85,000 for an individual and $130,000 for 

a group) who have difficulty accessing rental housing in Wellington City and are not 

eligible for income related rent. 

• Don’t own their own home. 

Discussion 

19. On 6 December 2018, City Strategy Committee approved an exemption to Council’s 

Procurement Policy, allowing six active proposals to be considered through the 
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‘unsolicited bids framework’ which is noted in Attachment Three. The framework was 

based on elements of Treasury’s ‘Better Business Case’ template. 

20. A further project was approved for consideration by the Strategy and Policy Committee 

on 10 December 2020 under the framework. 

21. Officers are now seeking direction from Pūroro Rangaranga Social, Cultural and 

Economic Committee to enter into formal discussion on the two unsolicited proposals 

for the long-term lease of the proposed projects detailed in Attachment Two. An initial 

assessment has taken place which has suggested that these proposals will align with 

Council’s housing objectives and could be progressed. It is anticipated that an initial 

agreement could be achieved by late July with information on both projects made 

publicly available by the end of 2021. 

Evaluation of Te Kāinga Aroha 

22. To ensure the objectives and values of the programme are being achieved, an 

evaluation process is already being undertaken. The evaluation will determine the merit 

of the intervention by identifying its actual and/or potential impacts for tenants and the 

city. 

23. Evaluation is sometimes described as determining if something worked, for whom, and 

how. Evaluation often has an emphasis on why something worked or did not. 

The Te Kāinga Programme Evaluation Framework 

24. Officers have established the following high-level framework for the Te Kāinga Aroha 

project: 

 

Vision All Wellingtonians well housed 

Purpose To provide suitable and affordable housing (right place) for the targeted 

households (right person) in Wellington in a way that is sustainable (right 

delivery). 

Key 

evaluation 

questions 

Right place? Right person? Right delivery? 

Sub 

questions 

Did the building 

perform as 

required? Did it 

meet the tenants’ 

needs? 

Did the building 

enhance the CBD? 

Did we get the 

people we wanted? 

Is it affordable for 

these people? What 

trade-offs are these 

people making to 

live here? 

Did our governance 

and delivery model 

work?  

Is this sustainable 

long term financially 

(cost neutral to 

ratepayers)?  



PŪRORO RANGARANGA - SOCIAL, 
CULTURAL AND ECONOMIC 
2 JUNE 2021 

 

 

 

Item 2.4 Page 125 

Outcomes We know what 

buildings are desirable 

for the target audience, 

and how the converted 

buildings added value 

to the surrounding area. 

We are sure we have 

the appropriate tenants, 

and we understand 

what reasonable rent 

and amenity looked like 

for them. 

We understand how the 

Te Kāinga governance 

and delivery models 

worked (internally and 

with external partners), 

and if/how the model is 

scalable.  

Early learnings (6 months) 

25. Te Kāinga Aroha presents an invaluable early opportunity to examine how our model is 

working. Although we will not have a full understanding of how Aroha is performing in 

detail, we can start to gather preliminary information to help us understand questions 

such as: 

• Are we on track? 

• Is this programme set up to deliver? Have we got the inputs right? 

• What should we do differently now to improve future performance? 

26. A particular focus of this early work will investigate how tenants progressed from 

awareness of Te Kāinga Aroha through to signing a tenancy agreement. We will also be 

undertaking specific assessment of where potential tenants exited the process and 

chose not to progress their interest and why. 

27. The Te Kāinga Programme is a first for Local Government in New Zealand, evaluation is 

an essential element of the programme to understand where we can improve early in 

the process and mitigate any risks. 

 

Full Evaluation (12 months) 
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28. A full evaluation will be carried out after Te Kāinga Aroha has been tenanted for 12 

months at which point a more comprehensive data set will be available. 

29. To answer the three key evaluation questions, we will evaluate the data from: 

 

Direct tenant feedback  

 

6 week visits with tenants  

6 month survey 

Maintenance and direct contact feedback  

Case study (in-depth interviews with 

tenants) 

Previous tenant feedback 

 

Exit survey 

Expressions of Interest feedback  

 

Including data from unsuccessful applicants 

External partner feedback 

 

Interviews 

Tenancy related data  

 

Occupancy rates/ turn over 

WCC social media/digital data  

 

Reach, click through 

 

Building performance  

 

Maintenance requests 

Financial data  

 

Rent, organisational costs (e.g. staff hours) 

Feedback from neighbours and 

businesses in the area 

 

Economic spend data from surrounding 

area 

Broader contextual data  Rental market rates 

Other data from the area 

 

30. The full evaluation report will be presented to Pūroro Āmua Planning and Environment 

Committee in April 2022. 

31. Significant resource is required to establish standards, service levels and to stand up 

the Te Kāinga programme. To support this mahi a Programme Lead, with extensive 

operational, strategic and delivery experience of standing up residential construction 

projects, was appointed in January 2021. This appointment has provided an essential 

resource to the programme and will be supplemented in the coming months with a 

Programme Advisor role. This will support the set-up of the next two buildings which 

will be handed over in February 2022. 

Options 

32. The Pūroro Rangaranga - Social, Cultural and Economic Committee can agree to the 

recommendations or; 
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33. Committee can reject the officers’ recommendations and continue with the next four 

projects, as previously agreed, only at this stage. Under this option officers will not 

proceed with negotiations on any other proposals. 

Next Actions 

34. Next steps include that: 

• Officers will seek to negotiate and conclude initial agreements for the two new 

unsolicited proposals noted in Attachment Two. 

• Officers will report back to Pūroro Āmua | Planning and Environment Committee in 

October 2021 with a 6-month interim evaluation report on Te Kāinga Aroha with a full 

report provided to Committee in April 2022. 
 

Attachments 
Attachment 1. Details of approved project - Confidential ⇩   

Attachment 2. Details of further proposals - Confidential    

Attachment 3. Unsolicited bid framework ⇩  Page 130 
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SUPPORTING INFORMATION 
Engagement and Consultation 

Te Kāinga (formerly the Central Business District Building Conversions Project) is noted as one 

of the priority projects in the Housing Action Plan. The Action Plan was consulted on, along 

with the Housing Strategy through the 2018 Long-term Plan process and received strong 

public support. 

Treaty of Waitangi considerations 

There are a range of treaty considerations with regards to the future development of the 

programme and officers are in discussion with mana whenua to understand if there is an 

opportunity to partner on opportunities. 

Financial implications 

The Council will have responsibility for the long term management of the rentals and for 

meeting the annual head lease costs over the agreed period.  

This represents a financial risk to Council however will be mitigated through robust financial 

monitoring and reviewing the rental policy settings to ensure costs are covered, avoiding any 

rates funding being required. 

Policy and legislative implications 

Policy settings relating to how the tenancies will be targeted has been developed and is 

noted in the report. This will be considered throughout the evaluation process. 

Risks / legal  

The report to CSC on 6 December 2018 outlined a number of risks for this programme, which 

were noted in paragraphs 18 to 21. Further advice will be sought on individual projects as 

they progress to final agreement. 

Climate Change impact and considerations 

Enabling people to access housing closer to their place of employment reduces the impacts 

related to transport emissions and reliance on private vehicles. 

Where possible, Council is working with building owners to ensure that any waste material is 

repurposed and a sustainable design and construction approach is taken throughout the 

project. 

Communications Plan 

Site specific/project communication plans will be developed based on the unique context of 

each project. 

Health and Safety Impact considered 

The unsolicited bid framework, attachment 3, sets a minimum NBS rating of 80% for 

conversion and 100% for new build. Bids must set out a plan to meet these ratings before 

Council will consider including them in the Te Kāinga Programme. The framework also 
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includes requirements on the landlord to strengthen buildings in the Te Kāinga programme 

as a result of an event or change in code, ensuring ongoing safety of the buildings.  

 

 



Draft Te Kāinga Framework 
 

Criteria 
 

Requirements Desirable 

Practical 
deliverability 
 

Proposal must include clear delivery timeframes for the practical completion of 
redevelopment works and expected dates for units to be tenanted. 
 
Proposal must clearly set out key project benefits, risks, constraints and dependencies 
that will occur at a practical level. Mitigation strategies must be evident to address any 
key risks. Taking these elements into account the overall project needs to be 
deliverable and practicable.  
 
Landlord must meet an acceptable NBS rating (80% minimum for conversion, 100% for 
new build) at the commencement of a lease agreement and maintained at an agreed 
rating as a result of an event or change in code requirements.  
 
In the result of an event – return to minimum of 80% NBS 
As a result of a change in code – minimum of 67% NBS 
 
This involves: 
• Confirming that the building owner will be responsible for all costs associated with 

ensuring the building remains compliant throughout the term of the lease. 
• Confirming that the landlord will immediately advise any changes in NBS rating 

and obtain an ISA/DSA as soon as possible after a seismic event 
• WCC is entitled to request an ISA/DSA at any stage 
• That WCC will be entitled to a rent abatement until seismic standard 

strengthening has been completed to requisite standard. 
• WCC being entitled to terminate lease if the standard of strengthening is not to be 

achieved within a reasonable timeframe, as agreed by both parties.  
 
Note* current and future guidance from MBIE on Hollow Core Construction will be 
applied. 

 

Proposal exceeds minimum NBS standards. 
 
Proposal includes additional features that 
improve the practical deliverability of the 
project. 

Commercial 
feasibility 
 

Key ‘critical success factors’ for the project based on commercial feasibility and 
economic appraisal models must be set out, with strategies and plans in place to 
ensure these will occur. 
 

 



Procurement and delivery strategies must align with the Council’s own procurement 
policies and the Government rules for sourcing.  
 

Financial status of 
proposing entity 

Proponent will provide clear evidence of strong financial and management structure, 
including financial statements and evidence of successful long-term partnerships / 
agreements with other entities. 

 

Ownership Clearly identify the entities involved, how the project will be funded and the intended 
ownership structure of the apartments. Where unit titling is envisaged this should be 
outlined in the proposal. Appropriate supporting material outlining how the landlord will 
perform its obligations to the tenant under the proposed structure should be included.  
 
Requirement that WCC will only deal with a single entity for the term of the lease. Any 
form of unit or strata titling is not preferred and requires clear evidence of how a single 
relationship can be suitably established and maintained for the duration of the lease to 
mitigate the risk of multiple ownership arrangements. 

 

Maintenance Landlord must be responsible for all maintenance (other than damage caused by the 
tenant) including for example: 

• all structural repair and inherent defects in the building, building services and 
landlord’s fixtures and fittings (including where they reach end of economic life) 

• building (including roof exterior of the building and cladding) and building 
services and major items of plant to be maintained by Landlord in good 
working operational order, in accordance with laws and in weatherproof and 
watertight condition. 

 

 

Form of Lease WCC require an ADLS Lease. Where a departure is required the form must be 
attached to the Proposal with supporting information outlining the departure. 

 

Affordability and 
financial risk for 
Council / ratepayers 
 

The LTP sets out that Te Kainga does not impact on rates. Proposal must therefore be 
‘cost-neutral’ for Council. This means that the project will not require any rates funding, 
which could be achieved through the lease costs and/or through the payment/s of 
incentive or management fees to Council.  
 
Proposal must align with the Council’s overall spending objectives and comply with 
relevant Council policies. 
 
Proposal must have a clear funding model that includes how any future rental shortfall 
is funded. 
  

 



Affordability for 
tenants 
 

Tenants will be charged a fair rent in line with future operational policy and there will be 
no rental subsidies applied. It is important therefore that the rent for the properties is 
affordable for the proposed target group (i.e. low to middle income working households 
who earn too much to qualify for IRRS or to quality for social housing but earn too little 
to be able to afford to rent or buy in the area they work).  
 
Rents must be affordable for the proposed market group, in accordance with WHAM 
and/or other affordability measures as agreed.  
 

Measures in place to ensure properties 
remain affordable over the full lease period. 

Impact of Council 
involvement in the 
project and potential 
Council roles 
 

Proposal clearly identifies what the role of Council will be, and any implications 
associated with the proposed role. 
 
Proposal demonstrates the use of optimal methodologies for management of the 
project and the long term management of the head lease and tenancy management 
including requirement to deal with only one entity/owner and not a body corporate or 
multiple ownership per building.  
 

 

Market analysis 
 

Successful project will have a positive impact on the local housing market. Proposal 
must be able to demonstrate: 

• there is a sufficient level of market demand for the proposed properties 
• that the conversion of any office/commercial space will not have a significant 

adverse effect on the local businesses. 
  

Proposals that target a specific market gap – 
for example affordable rental homes in high 
demand locations. 

Ability to contribute 
to Council’s strategic 
objectives 
 

Must align with objectives set in the Council’s Housing Strategy. 
 
Must increase housing supply in Wellington City. 
 
Homes must be safe, warm, and dry and meet the requirements of the Building Act 
2004, the Resource Management Act 1991, Residential Act 1986 and any other 
relevant legislation. In addition to the Landlord’s Project Manager or architect 
certification (which should be acting independently and impartially pursuant to a deed 
of impartiality), practical completion deliverables to also include (for example): 

• the issuance of a certificate of public use for the leased area and common 
areas; or  

• a code compliance certificate; and 
• a certificate from the Landlord’s engineer certifying that “practical completion” 

under the construction contract has been achieved; and  

Projects that also drive other desirable city 
outcomes – for example affordable housing, 
city resilience, community connectedness, 
etc. 



• all other required consents having been issued (to WCC’s reasonable 
satisfaction) 

Plans and 
specifications 
 

Landlord must prepare/include detailed design drawings, plans, and specifications for 
the redevelopment works that meet the satisfaction of the Council. Must include 
configuration of units, location of all internal walls, number of rooms, and all fixtures 
and fittings e.g. kitchen appliances, carpet spec, spec paints (coats), bathroom fixtures 
and fittings etc. 
 
Must include confirmation that any changes to the designs, plans, or specifications 
require WCC’s prior written approval. 
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AFFORDABLE HOUSING SUPPLY AND DEVELOPMENT 
 
 

Purpose 

1. There is a clear call to action around delivering more Affordable Housing in Wellington. 

At a housing workshop on 23 March, officers were asked to report back to councillors 

on what we are currently doing to add new housing supply and to provide a plan of 

action for how we can provide more housing faster. 

2. This report provides Pūroro Rangaranga - Social, Cultural and Economic Committee 

with an update on Council’s direct response to increasing affordable housing supply 

and seeks approval to set a target of 1000 Te Kāinga properties delivered or under 

contract in the next 5 years under the Proactive Development priority area of the 

Housing Action Plan. 

3. The report should be considered along with four other reports on housing being 

considered at Pūroro Rangaranga | Social, Cultural and Economic Committee. 

4. These are the reports presenting the Housing Action Plan 6-month report, the current 

status of the Te Kāinga programme, City Housing’s sustainability and the social housing 

policy. 

Summary 

5. The Build Wellington team were established with a clear mandate to lead on two key 

housing functions: 

• To lead the Council’s strategic approach to housing across the continuum. This 

includes being responsible for the delivery of Council’s 10-year Housing Strategy and 

Action Plan(s) and, 

• To deliver on all Council’s strategic housing development plans and to increase supply 

of housing in the city, across the continuum.  

6. The Build Wellington team has achieved success in delivering the second Housing 

Action Plan, launching the first building of the Te Kāinga programme, completing the 

long-term lease of Arlington sites 1 and 3 and progressing the redevelopment of 

Harrison Street. Over the last 12 months, focus has been on creating a pipeline of 

projects that can be delivered through Te Kāinga, undertaking the due diligence around 

the Strategic Housing Investment Plan (SHIP) divestment programme and establishing 

the current relationship with Central Government.  

7. Moving forward there will be a focus on the delivery and facilitating of supply across 

the continuum, but particularly the ‘missing middle’. 

8. The Housing Action Plan, adopted in March 2020, has five priority areas. This report 

covers the proactive development priority.  
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9. This priority is driven significantly by the Te Kāinga Programme and the Development 

and Divestment programmes of the SHIP. 

10. To deliver more affordable housing faster Council would need to take a more proactive 

focus, which includes increasing the number of units provided through Te Kāinga which 

will focus on the needs of low to middle income key and essential workers. There is a 

report, also on 2 June, on the current status of the programme. 

Recommendation/s 

That the Pūroro Rangaranga - Social, Cultural and Economic Committee: 

1. Receive the information. 

2. Note that Kāinga Ora (KO) and Ministry of Housing and Urban Development (HUD) 

have a focus on increasing public (social) housing stock in the city and region.  

3. Note that officers continue to work directly with Central Government, mana whenua, 

and other housing providers to develop advice for Council, and to seek to grow the 

supply of social and affordable housing in Wellington. 

4. Agree that officers will report back to Pūroro Āmua | Planning and Environment 

Committee in October 2021 with further advice on: 

a. An updated position on the Housing Acceleration Fund 

b. Progress on discussions with HUD and KO on how we can deliver more affordable 

housing supply at scale and pace. 

5. Note that officers will investigate a potential regional approach to housing delivery in 

partnership with Central Government, Greater Wellington Regional Council, other local 

authorities and mana whenua. 

6. Agree that a target of 1000 Te Kāinga homes to be delivered or under contract in the 

next 5 years is set.  

7. Note that subject to agreement of recommendation 6, officers will report back to 

Pūroro Āmua | Planning and Environment Committee in early August with a detailed 5-

year plan including indicative timeline for delivery of the 1000 homes.  

8. Agree that officers will report back to Pūroro Āmua - Planning and Environment 

Committee in October 2021 confirming: 

a. Progress on the redevelopment of the Harrison Street Development site 

b. A preferred development scheme for the Nairn Street site including an 

assessment of mixed tenure opportunities and indicative budget for the project. 

9. Agree that Build Wellington will progress with further assessment and feasibility on the 

potential for development, under a joint venture approach, of the five sites identified 

for divestment under the Strategic Housing Investment Plan (SHIP) that have capacity 

for redevelopment.  

10. Agree, that subject to agreement of recommendation 9, officers engage early with 

Ngāti Toa Rangatira and Taranaki Whānui ki Te Upoko o te Ika on opportunities to 

undertake a joint venture approach to redevelopment. 
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Background 

11. The Council’s Housing Strategy (the Strategy) was adopted unanimously in June 2018. 

The Strategy guides Council decisions that relate to housing across the housing 

continuum, i.e. emergency and social housing through to private housing for sale or 

rent. Council has a part to play at all ends of this continuum and this is reflected in the 

Strategy. 

12. The Strategy is put into effect by an action plan the second of which, the Housing 

Action Plan 2020-22 (the Plan) was adopted in March 2020. 

13. The Plan focuses around five priority programmes of work, supported by strategic 

partnerships that help Council to deliver on the vision of ‘all Wellingtonians well-

housed’. This paper focuses on the Proactive Development priority area. 

14. At a Councillor workshop on City Housing on 23 March 2021, officers were asked to 

present a paper that considered the options for increasing Council’s work to deliver 

more affordable housing supply in the city. 

15. Significant work has been undertaken over the last 6 months to understand the 

opportunities that could be considered, particularly working in partnership with mana 

whenua and Central Government to provide more affordable housing options, at pace. 

Discussion 

Our 10-year Housing Strategy and Housing Action Plan 

16. Council’s vision is for all Wellingtonians to be well-housed. The Housing Strategy sets 

out the Council’s approach to temporary housing, short and long-term rental (including 

City Housing) and home ownership. 

17. In March 2020, the Strategy and Policy Committee (SPC) adopted the Council’s second 

Housing Action Plan for the 2020-22 period which focuses the Council’s efforts on five 

key programmes: 

• Planning for Growth and District Plan review to set the priorities and parameters to 

manage city growth (including housing development) over the coming decades 

• Ensuring City Housing continues as a financially sustainable service 

• Te Mahana and Housing First partnerships to end homelessness in Wellington 

• Proactive development, working with partners to facilitate development of a variety of 

housing options 

• One-stop shop for consenting improvements to improve the ease and efficiency of 

the consenting processes, better enabling supply in the private market. 

18. The second 6-month report on the Action Plan is also at committee on 2 June and 

should be read alongside this paper. The Action Plan is also being reviewed, it will 

incorporate decisions on Affordable Housing Supply made at committee on 2 June and 

be brought back to Pūroro Āmua | Planning and Environment Committee later in 2021.  



PŪRORO RANGARANGA - SOCIAL, 
CULTURAL AND ECONOMIC 
2 JUNE 2021 

 

 

 

Page 134 Item 2.5 

19. The proactive development priority area (this report) focuses on Council being strategic 

around the use of our land and assets and being open to maximising opportunities for 

greater provision of housing supply. 

20. This priority is driven significantly by the Te Kāinga Programme and the Development 

and Divestment programmes of the SHIP. 

21. To deliver more affordable housing faster Council would need to take a more proactive 

focus, and we must also be clearly aligned with Central Government (Te Tūāpapa Kura 

Kāinga - Ministry of Housing and Urban Development and Kāinga Ora-Homes and 

Communities) to understand and target affordability hot spots and seek to deliver 

solutions through the Housing Acceleration Fund and other legislation. The three 

parties, with mana whenua, are investigating how we can accelerate housing and 

community outcomes through aligning, augmenting and partnering on our respective 

policies and investment programmes. 

22. Increasing the overall supply of new build housing in the right places will have the 

greatest impact on affordability. While the majority of new housing stock will be 

provided through market provision, both Central and Local Government have a key role 

to play in unlocking housing provision and delivering homes that meet the needs of 

residents. For example, the NPS-UD and in a regulatory function through the district 

plan. 

 

Central Government’s role in housing supply 

23. Kāinga Ora–Homes and Communities (KO) was established on 1 October 2019 as a new 

Crown agency with the mandate to transform housing and urban development 

throughout New Zealand. 

24. Kāinga Ora has two key roles: 

• Providing public housing (landlord), and 

• Partnering with the development community, Māori, Local and Central Government 

and others to deliver urban development projects. 

25. Kāinga Ora have an active development programme in Wellington and are currently 

building 381 homes across Arlington sites 1 and 3 and the nearby Rolleston Street site, 

and a further 36 apartments are under construction at Owen Street in Newtown. In 

addition to this, there are a number of small to medium scale developments being 

undertaken by KO in the Wellington Region. 

26. In Porirua, the Government is working alongside the community, Porirua City Council 

and local iwi, Ngāti Toa Rangatira, in eastern Porirua to replace approximately 2,000 

state houses with around 4,000 homes over the next 25 years. 

27. Te Tūāpapa Kura Kāinga - Ministry of Housing and Urban Development (HUD) leads 

New Zealand’s housing and urban development work programme. They are responsible 
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for strategy, policy, funding, monitoring and regulation of New Zealand’s housing and 

urban development system. 

28. HUD increases housing supply by funding and partnering in initiatives across the 

housing sector to deliver more public and transitional housing. 

 

Council’s role in housing supply 

29. Traditionally Council’s role has focused in the space between Social Housing and 

assisted rentals. However, the introduction of the Te Kāinga programme saw Council 

provide additional housing supply in the space between assisted rentals and market. 

This is depicted in the housing continuum graphic below. 

30. Council does not subsidise the rentals in the Te Kāinga programme with rent increases 

kept to a minimum and only increased where necessary to ensure the programme 

continues to have no impact on ratepayers. Increases will not be linked to market rent. 

31. This means the apartments remain more affordable than private market rentals over 

time, giving our tenants added financial certainty as well as security of tenure. 

32. The below diagram illustrates some of the roles Council plays across the housing 

continuum and identifies the lead organisations who deliver new housing supply. 

 

Te Kāinga Programme 

33. The Te Kāinga programme sees Council enter into long term leases with commercial 

building owners and developers to provide a new affordable housing option for some 

of the City’s essential and key workers. 
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34. The aim of the Te Kāinga programme is to provide secure, affordable and long-term 

rental accommodation in Wellington that can be accessed by those on lower to 

medium incomes who are employed in essential public service sector roles and may 

otherwise find it difficult to access appropriate housing options in the city. 

35. The first project in the Te Kāinga Programme, Te Kāinga Aroha, welcomed the first 

tenants on 5 March 2021 and provides 52 apartments in the central city. The building 

provides 6 one-bedroom units, 27 two-bedroom units and 19 three-bedroom units. 

36. Four other projects have been agreed and bring the current pipeline up to 339 units. 

37. Officers have continued to receive enquiries from the market around potential projects, 

with a significant interest in new build proposals. Two proposals were considered 

suitable for immediate consideration and a recommendation has been made to 

progress these through the Te Kāinga programme update. 

38. Multiple project proposals are being developed in the market and officers are 

recommending through this report that a target is set for the programme to have 1000 

units delivered or under contract over the next 5 years. 

39. The range of conversions and new build proposals provides an opportunity for Council 

to deliver a mix of alternative housing options such as live/work units in future 

developments. This approach would support the delivery of commercial facilities at 

ground floor street level and could provide much needed support for the arts and retail 

sectors. 

40. Through new build developments there is an opportunity to achieve greater 

accessibility and sustainability outcomes than have been possible through building 

conversions. 

41. Given the increasing interest in the programme, officers believe a stretch target of 1000 

new homes delivered or under contract over a 5 year period is achievable. 

New supply through development 

42. The Strategic Housing Investment Plan (SHIP) was unanimously approved by Council in 

March 2017. Councillors agreed that sustainability, growth, and diversification (Social 

and Affordable housing) were key objectives and that these objectives would be 

achieved through: 

• A Programme of Development – Delivered by Build Wellington 

• A Portfolio Alignment Strategy (Divestment of underperforming assets) – Delivered 

by Build Wellington 

• A Single Capital Programme for upgrades and renewals – Delivered by City Housing. 

43. SHIP was established to help achieve a fit for purpose asset portfolio for City Housing 

through efficient management of the asset portfolio and to increase levels of social and 

affordable housing in the city through intensification of land. An example of this 

approach can be seen on Arlington sites 1 and 3 where Council has partnered with 
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Kāinga Ora on a long-term lease arrangement which will deliver 300 new social and 

affordable homes in the city. 

44. The revenue generated through the divestment programme is reinvested back into the 

Housing portfolio and helps maintain City Housing provision at approximately the 

same levels.  

45. Over the 10-year period of SHIP, we estimate the income from divestments will be 

around $50m and costs of redevelopment projects for retention by City Housing across 

the same period is estimated at $48m. 

46. Income generated from divestments is required to undertake the redevelopment of 

sites such as Harrison Street and is not sufficient to resolve the current City Housing 

capital programme financing issues. 

47. It should be noted that subject to decisions taken by councillors in relation to the City 

Housing sustainability options, future changes to the divestment and development 

programmes may need to be considered. 

 

Harrison Street 

48. Under the current SHIP development programme, enabling works at Harrison Street, 

which include building new and strengthening existing retaining walls, levelling the site 

and installing new power connections are expected to be complete in the next month. 

49. Resource consent for the redevelopment has now been granted and detailed design is 

now in the final stages. 

50. The building consent application has been submitted for the 9 new family homes that 

will be delivered and handed back to City Housing for future provision. Construction of 

the new homes is expected to start in August 2021 with site handover to City Housing 

taking place in August 2022. 

51. The redevelopment will see an increase in housing provision from six studio and six 2 

bed flats to eight 4 bedroom and one 3-bedroom family homes. This sees an increase 

in bed spaces from 30 to 70. 

52. Towards the end of the construction of the new homes, a new turning area will be 

constructed to allow vehicles to safely access and turn around at the end of Harrison 

Street. Safe vehicular access and turning has been a significant concern from residents 

during the early stages of the project. The Build Wellington and Transport teams have 

been working closely on this issue to ensure we achieve a good outcome and we have 

been liaising closely with the neighbouring properties, school, church and the Greater 

Brooklyn Residents Association Incorporated on the issue regularly. 
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Nairn Street 

53. The earthquake prone buildings have now been demolished and the site has been 

cleared and secured. Initial feasibility and design work has been completed with a 

preferred option identified. 

54. The design team have been asked to review the option further and provide advice on 

what additional capacity could be achieved and once this has been completed, further 

guidance from the City Housing team on their final requirements will be sought and 

initial costings for the preferred option will be established. 

55. A project management resource is being recruited through the Build Wellington team 

to progress the project through the design stage with a final recommendation due in 

October 2021. 

Feasibility studies for City Housing developments 

56. Build Wellington have undertaken feasibility assessments on four additional city 

Housing sites that would be suitable for redevelopment and retention in the City 

Housing portfolio as social housing.  

57. The assessments showed the potential for between 70-100 additional units to be 

delivered, noting that there are topography and other site limitations that need further 

investigation to understand the likely cost of development on these sites. 
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Opportunities for Joint venture through partnership 

58. In addition to the above, five sites identified for divestment under the SHIP programme 

and have been assessed as having some capacity for redevelopment. An initial 

assessment has shown that these sites were either located in areas that were not 

preferred for retention and/or had constraints such as retaining or unknown ground 

conditions that could make redevelopment challenging. 

59. Partnering with mana whenua, Community Housing Providers or directly with the 

market to deliver a redevelopment project on these sites could be considered and 

officers are recommending that further assessment is undertaken to understand the 

constraints of these sites and identify what remedial actions can be taken to resolve 

them.  

60. Through existing budgets, Build Wellington may be able to undertake geotechnical 

assessment, demolition and other enabling works that could de-risk and accelerate 

development and look to masterplan and deliver housing supply under a form of joint 

venture. 

61. While further feasibility work is needed, these sites show potential for delivery of 100-

150 new homes.  

A regional approach 

62. A guiding principle of our Housing Strategy is recognising that housing is a regional 

market and opportunities and challenges exist across the Wellington region. 

63. The Regional Growth Plan was endorsed by Council and consultation began in March. 

Council also agreed to the establishment of a Wellington Regional Leadership 

Committee. The establishment of this Committee recognises that issues related to 

population growth and the impact on housing and infrastructure are regional issues 

and to address them we need regional solutions. 

64. As part of discussions with Central Government, mana whenua and neighbouring 

councils, officers are recommending that a potential regional approach is investigated 

around how additional affordable housing can be delivered at pace. 

Kāinga Ora and Ministry of Housing and Urban Development 

65. Council officers along with officers from Ministry of Housing and Urban Development 

and Kāinga Ora are investigating how we can accelerate housing and community 

outcomes through aligning, augmenting and partnering the respective policies and 

investment programmes. 

66. Areas of key focus include: 

• Prioritising areas of growth and seeking out projects that align with development 

priorities of all agencies and Iwi that could be fast tracked. 

One of the next steps will be to understand how projects can be progressed using new 

legislation or through the Housing Acceleration Fund. 
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• Growing a collective understanding of the constraints that currently block 

development and resolve those which can be addressed faster and could enable 

development earlier. 

• Working directly with Taranaki Whānui ki Te Upoko o te Ika and Ngāti Toa Rangatira 

to identify commercial opportunities (housing and broader development 

opportunities) that can be facilitated, supported or helped be delivered in partnership 

with one of the three agencies. 

Relationship with mana whenua 

67. Council recognises its obligations under Te Tiriti o Waitangi and through Council’s 

Memorandums of Understanding with Taranaki Whānui ki Te Upoko o te Ika and Ngāti 

Toa Rangatira, Council has committed to growing or protecting the interests and 

investments of these partners where we have means to do so. Taking action on this 

commitment, Build Wellington, with the support of the Tira Poutama Team, has been 

developing these relationships and actively engaging with our mana whenua partners 

over the past year to develop and grow an understanding of the opportunities available 

to enter into commercial partnerships. 

68. We have identified a number of sites from the Strategic Housing Investment Plan’s 

divestments which we are now exploring options to develop in partnership with 

Taranaki Whānui ki Te Upoko o te Ika and Ngāti Toa Rangatira. Whilst this work is in its 

infancy, the potential of this work presents an opportunity for Council to work together 

with mana whenua on housing outcomes for the city.  

69. In the May 2021 Budget, Central Government allocated $380 million to Māori housing 

across Aotearoa. The aim of this funding is to deliver a range of papakāinga housing, 

affordable rentals, transitional housing, and owner-occupied housing totalling about 

1000 homes. 

70. The funding will also see improvements to the quality of homes for whānau in most 

need with repairs for 700 Māori-owned houses, led by Te Puni Kōkiri and $30 million 

has been allocated towards building future capability for mana whenua and Māori 

groups to accelerate housing projects and a range of support services. 

71. This is in addition to $350 million which has been ringfenced for infrastructure to 

enable housing for Māori from the $3.8 billion Housing Acceleration Fund. 

Housing Acceleration Fund 

72. Recently, Government announced a fund to increase the pace and scale of housing 

delivery across New Zealand. Details of the fund are currently being designed, with the 

following principles at its core: 

• Delivering investment in supporting infrastructure and to support Kāinga Ora making 

strategic land purchases. 
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• To unlock a mix of private sector and government-led developments in locations 

facing the biggest housing supply and affordability challenges, including the Kāinga 

Ora large scale projects. 

• Providing additional funding for the Land for Housing programme to: 

o speed up development on vacant or underutilised Crown-owned land 

o operate in more regions 

o deliver a broader range of affordable housing options for rental and home 

ownership. 

73. The $3.8 billion Housing Acceleration Fund will also be complemented by: 

• the Kāinga Ora Land Programme, through which Kāinga Ora will be supported to 

borrow $2 billion extra to scale up land acquisition to increase the pace, scale and mix 

of housing developments (including more affordable housing) 

• the $350 million that has already been committed to the Residential Development 

Response Fund, which will shift from supporting construction activity and jobs through 

COVID-19 to now focus on supporting the delivery of more affordable housing 

options for rent and home ownership. 

74. The infrastructure component of the Housing Acceleration Fund is intended to address 

some of the underlying barriers to supply by: 

• opening up more land for housing development, particularly in locations close to jobs 

and amenities 

• helping to fund critical infrastructure needed for that development 

• allowing for a wider mix of housing that is affordable for low- to moderate-income 

households to own or rent 

• freeing up development-ready land and accelerating housing development to growth 

in house and land prices. 

• Recently, Government announced a fund to increase the pace and scale of housing 

delivery across New Zealand.  

75. The Build Wellington team is heavily engaged with HUD and KO to fully understand the 

potential of the fund and will also seek to discuss these with other Territorial 

Authorities in the region. 

Options 

76. The Pūroro Rangaranga - Social, Cultural and Economic Committee can agree to the 

recommendations or; 

77. Committee can reject the officers’ recommendations and continue with the current 

projects only at this stage. 

Next Actions 

78. Officers will report back to Pūroro Āmua | Planning and Environment Committee in 

October 2021 with: 
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a. A further update on progress with Central Government, mana whenua, and other 

housing providers on how we will grow the supply of social and affordable 

housing in Wellington, 

b. An updated position on the Housing Acceleration Fund, 

c. Progress on discussions with HUD and KO on how we can deliver more affordable 

housing supply at scale and pace, 

d. Subject to approval of a target of 1000 Te Kāinga homes to be delivered or under  

contract in the next 5 years being set, a detailed 5 year plan including indicative 

timeline for delivery of the 1000 homes.  

79. Build Wellington will progress with further assessment and feasibility on the potential 

for development, under a joint venture approach, of the five sites identified for 

divestment under the SHIP programme that have capacity for redevelopment. 
 

Attachments 
Nil 
 

Authors John McDonald, Housing Development Manager 

Rebecca Tong, Programme Manager 
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SUPPORTING INFORMATION 
Engagement and Consultation 

SHIP incorporated feedback from a range of housing sector stakeholders on opportunities for 

Council to address housing need in Wellington.  

Initial engagement for the Development Programme related to the Harrison Street and Nairn 

Street development sites has been carried out. Further engagement with local community 

groups will continue, in coordination with officers from City Housing, as more specific plans 

are developed.  

Additional engagement and consultation requirements will be considered taking into account 

requirements set out in the Local Government Act 2002, Public Works Act 1981 and any other 

relevant legislation. 

Treaty of Waitangi considerations 

1. Council recognises its obligations under Te Tiriti o Waitangi through Council’s 

Memorandums of Understanding with Taranaki Whānui ki Te Upoko o te Ika and Ngāti Toa 

Rangatira, Council has committed to growing or protecting the interests and investments of 

these partners where we have means to do so. 

2. Council is working alongside mana whenua across the Housing Action Plan and across 

the housing continuum to deliver solutions in partnership. 

3. In particular, Council is working with mana whenua on a homelessness strategy to 

replace Te Mahana which will incorporate co-design principles with mana whenua; identifying 

sites from the Strategic Housing Investment Plan’s divestments that can be explored for 

development in partnership with Taranaki Whānui ki Te Upoko o te Ika and Ngāti Toa 

Rangatira and other commercial opportunities. 

Financial implications 

Under the 2007 Deed of Grant any proceeds from the divestment of City Housing properties 

will be reinvested back into the portfolio. 

It should be noted that subject to decisions taken by councillors in relation to the  

City Housing sustainability options, future changes to the divestment and development 

programmes may need to be considered. 

Policy and legislative implications 

The policy and legislative implications are considered on a project/programme basis. 

Policy settings relating to Te Kāinga programme will be monitored and assessed throughout 

the evaluation process. 

Risks / legal  

Risks are considered and mitigated on a project by project basis considering requirements 

set out in the Local Government Act 2002, Public Works Act 1981 and any other related 

legislation. 
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Climate Change impact and considerations 

Where possible, Council’s housing developments incorporate sustainable building practices 

where this can be done within budgets. In addition, efforts have been made to recycle 

concrete from sites that have had buildings demolished for redevelopment, for example at 

the City Housing Nairn Street site. 

Communications Plan 

Communications plans are developed on a project by project basis considering requirements 

set out in the Local Government Act 2002, Public Works Act 1981 and any other related 

legislation. 

Health and Safety Impact considered 

Health and safety implications are considered on a project by project basis.  
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3. Committee Reports 
 

 

 

REPORT OF THE KĀWAI WHAKATIPU - GRANTS 

SUBCOMMITTEE MEETING OF 19 MAY 2021 
 
 

 

Members: Mayor Foster (not present – apologies accepted), Councillor Day, Councillor 

Fitzsimons (Chair), Councillor Foon, Councillor Matthews, Councillor Young.  

The Grants Subcommittee recommends:  

SOCIAL AND RECREATION FUND – MARCH 2021 

That the Social, Cultural and Economic Committee:  

 

1. Approve the allocation of Social and Recreation funding for Community Law 

Wellington and Hutt Valley Trust (Wellington Community Law Centre) 

(application #6) for $110,000, being an allocation of greater than $100,000.  

#6 Community Law Wellington and Hutt Valley Trust (Wellington Community 

Law Centre), $110,000 

 

2. Approve the allocation of multi-year contract funding (from 1 July 2021 for three 

years) for DCM (application #27), being an allocation of greater than $100,000, 

subject to the Social and Recreation Fund being available through the Annual and 

Long-Term Plan. 

#27 Downtown Community Ministry Wellington Inc (trading as DCM), $507,011 

p.a. for period of three years (1 July 2021 to 30 June 2024) 

 

3. Approve the allocation of $300,000 from the Sportsville Partnership Fund for Polo 

Grounds Community and Sports Centre Incorporated (application #28), being an 

allocation of greater than $100,000. 

 #28  Polo Grounds Community and Sports Centre Incorporated for Miramar Polo 

Grounds Community and Sports Centre, $300,000 

 

Website link to the agenda and minutes of the Grants Subcommittee meeting of 19 May 

2021: https://wellington.govt.nz/your-council/meetings/committees/grants-

subcommittee/2021/05/19  
 

https://wellington.govt.nz/your-council/meetings/committees/grants-subcommittee/2021/05/19
https://wellington.govt.nz/your-council/meetings/committees/grants-subcommittee/2021/05/19
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Attachments 
Nil  

  

4. Public Excluded 

Recommendation 

That the Pūroro Rangaranga - Social, Cultural and Economic Committee: 

 

1. Pursuant to the provisions of the Local Government Official Information and 

Meetings Act 1987, exclude the public from the following part of the 

proceedings of this meeting namely: 

General subject of the 

matter to be considered 

Reasons for passing this 

resolution in relation to each 

matter 

Ground(s) under section 

48(1) for the passing of this 

resolution 

4.1 Attachments 1 and 2 

item to 2.4 - Update on 

the Te Kāinga 

Programme -  

The withholding of the 

information is necessary to 

protect information where 

the making available of the 

information would be likely 

unreasonably to prejudice 

the commercial position of 

the person who supplied or 

who is the subject of the 

information. 

That the public conduct of 

this item would be likely to 

result in the disclosure of 

information for which good 

reason for withholding 

would exist under Section 7. 
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	SH Policy Update Paper Attachment 1 - Summary of feedback.pdf
	1. Questions 1 and 2 of the feedback form asked if people to rate their level of agreement with the proposal and invited comments to support their rating.
	This attachment provides a summary of the reasons for the ratings people provided:  Note that the quotes included are as written in the submissions.
	2. Question 3 asked if people had any other comments on the proposal to set City Housing tenants’ rents based on their income and other circumstances.  Apart from comments already made in Question 2, responses to Question 3 included:
	 Discussions around the quality of living being reflected in rent, ie, discounts for those living in lesser quality homes
	 Questions around accommodation supplement being included as income, as well as the comment that if accommodation supplement reduced at same level as rent reduction then what was the point of the change as it is not freeing up any money
	 Many want implementation sooner rather than later
	 Many hope this wouldn’t cause them to lose social housing.
	“If tenants are on a benefit, & rents are reduced what is to stop, the MSD reducing the accommodation supplement, by the same amount? This would leave tenants in exactly the same financial position, rents may be reduced, but if accommodation supplemen...
	“I think it's a great initiative but the parameters of qualifying for this should be very clear and well-thought out on a case-by-case basis. No one can anticipate all the circumstances one may have - ranging from health (mental or physical) to educat...
	3. Question 4 asked people if they had any other comments about the new draft Social Housing Policy.  Comments included:
	 Confusion and lack of understanding around changes to rent freeze for 80+. Many do not want this to change, especially for those who are already over 80.
	 Discussions around the quality of social housing generally with issues about cleanliness and age of housing.
	 No online access to get info on proposal.  Some people were confused due to language barriers and others because they did not understand what some of the terms would mean in practise, for example, taking into account extenuating circumstances.
	 Asking for more enhanced services that used to be around.
	 Like the proposals if it means that more council housing can be built in future.
	 Some were worried about having to leave/being forced to leave due to these policy changes.
	 Some were worried about the asset limits being too low and supported the idea of increasing them so that they can buy a home and have more savings.
	“Rent freeze to tenants over 80 years old to continue.”
	“I want the rent freeze for over 80 to stay.”
	“I disagree I have been a tenant since 1969 I have been paying the same rent for 14 years and now you are proposing to remove the 80+ rent freeze. I won’t be able to afford over $247 on me and my wife's superannuation. I propose you keep the 80+ rent ...
	“On the surface, this proposal misrepresents the WCC agenda as fairer rents for social housing tenants.  However, this proposal actually represents an erosion of the WCC commitment as a premier social housing provider in NZ and conflates it with All W...
	“It is very comprehensive Social Housing Policy document. Thank you very much for its compilation, for your unfailing help and support”
	“The change to asset limits and intent to review the limit two yearly is a sensible move. The existing $35,000 asset limit gives absolutely no motivation for a tenant to work towards home ownership or even holding savings for any other reason.”
	4. Some out of scope comments made related to specific tenant circumstances, for example, health issues/disabilities and about the standard of social housing, for example complaints about partying neighbours and the lack of cleanliness:
	“I feel that others are taking better accommodation houses. I have been at the same run down council flat for 15 years and have never been offered an upgrade.  Flat needs to be updated inside and not a nice area to live in.”
	“I am a double amputee - both legs.”




