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Executive Summary and Recommendation
This report reviews Tauranga City Council’s Elder Housing portfolio, its operations and offers future
delivery options. It has been completed having regard for future demand and supply modelling for elder
housing in Tauranga, the impact and relevance of Government’s Social Housing Reform Programme
launched in 2013 and the recent approaches taken by some other Councils with regards to their own
housing stock.
Council’s brief for this review is set out in Appendix 1. The brief requires the understanding of future
demand for affordable elder housing in Tauranga and how Council can best use its current elder housing
stock to meet anticipated future demand.
This review satisfies the requirements of Section 17A of the Local Government Act 2002.
Demand for Affordable Rental Housing in Tauranga
The evidence of rapidly growing demand for affordable (rental) elder housing in Tauranga City is
documented in this review and in detail in Appendix 2. The review of Statistics New Zealand material
shows that the demand for affordable housing for older households is projected to grow faster than
Tauranga’s overall population growth.
Older renter housing need is projected to increase 81% over the next 12 years, from 2,120 households
in 2016 to 3,830 households by 2028.
Currently, a third of older adults (aged 60 years and over) rental housing need is being met by social
housing providers with the balance accommodated by private sector landlords.
It is likely that private sector landlords will struggle to grow their housing stock at the same pace as
demand particularly in light of recent changes in loan to value ratio requirements for investors set by
the Reserve Bank. These trends are likely to increase pressure on social sector providers to meet this
need. If neither sector has the capability to grow their stock at the same rate as demand, it is likely to
result in older households living in: crowded accommodation, in sub-standard accommodation or being
forced to relocate to other lower cost housing sub markets in the areas away from Tauranga and their
community networks. Consequently, their quality of life will suffer.
Quality and Capacity of Elder Housing Stock
This review highlights that Council’s current elder housing stock is not of adequate quality to meet
current housing expectations and Council lacks the number of properties to meet forecasted demand.
Further, if Council continues with its current elder housing operations it will not be able to increase its
stock sufficiently to maintain its current ratio of elder housing units to older adults requiring affordable
rental accommodation. A change in policy and commitment to providing significant capital funding will
be required to achieve this outcome.
An analysis of the Council’s elder housing stock shows that its stock is aging with over one third of the
properties being around 50 years old with none less than 25 years old. A considerable number of
properties have less than 10 years of useful life remaining before significant modernisation and in many
cases ‘redevelopment’ of the properties is required to bring them up to current housing standards and
extend their life.
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Only around one third of the portfolio has design standards that are rated ‘good’ when assessed against
a basic minimum rental housing standard for older adults. Most villages do not have space for secure
storage of mobility scooters, which are used by many tenants and one village has no on-site parking for
its residents. Tenants in one village share a communal laundry and in the villages with smaller units,
many tenants can only locate their fridges in their living space.
As examples, two villages, Pitau Street and Hinau Street villages, suffer from problems typically
associated with obsolete design, poor village layout, limited privacy and small units with limited
disabled access.
Pitau Street Village does offer potentially significant redevelopment opportunities to provide larger
numbers of properties. However, Council will need to carefully plan and manage the relocation of
existing tenants to enable the redevelopment works. The issue facing Council is its lack of other
property holdings it can use for accommodating relocated tenants prior to and during the
redevelopment and then managing their move back in to new (and therefore different properties)
properties in the Village. This will not be straightforward and is likely to take considerable time to
manage and is also likely to be expensive to implement. While the Brookfield Village has development
space for up to an additional 7 properties, it is located in an entirely different location to Pitau St and
therefore may not appeal to many of the Pitau St tenants.
It should be noted that although the Council properties are well maintained, and a high occupancy rate
is achieved, there is no long-term plan or funding provisioning for upgrading or replacing with new
units. As such we believe Council’s Elder Housing service as currently operated is not sustainable for
meeting Tauranga’s increasing elder housing demand as its properties are poorly placed, limited in
number and do not meet current elder housing standards.
Options for delivering affordable elder housing
Market Rents and Income Related Rental Subsidy
This review sets out several options for Council for how it can provide a more efficient outcome to meet
future demand for its housing services. These options include how it can achieve market rental incomes
for new tenants by accessing the Government Income Related Rental Subsidy scheme (IRRS) and
provide better access to Government and local Trust grant loan funding for social housing services.
The delivery of Government’s IRRS scheme means that households deemed eligible by MSD for IRRS
housing are required to only pay rent calculated at 25% of their gross household income. The difference
between what the household pays as rent and the agreed market rent is fully subsidised by the
Government and paid to the tenant’s landlord. This enables the landlord to receive a full market rent for
its property.
However, Councils are not eligible for IRRS. Only Housing New Zealand Corporation (HNZC) and
Community Housing Providers (CHPS) registered with the Community Housing Regulatory Authority
(CHRA) a Government body, are able to access the Government’s IRRS scheme.
In order to capture the benefits of IRRS and therefore market rents, some Councils have decided to
follow one of three courses; one is to sell their housing stock to CHPs, the second is to retain ownership
and put in place a long-term leasehold management agreement with an CHP and the third is to establish
and register a CHP partnership entity, with Council owning 49% and a CHP owning 51%.
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Councils that have followed one of these routes have also acknowledged that CHPs can provide ‘wrap
around’ support services for tenants which Councils are frequently unable to do so.
Fit for Purpose Housing Portfolio
An examination of options shows that maintaining the status quo will not provide any portfolio growth
to meet elder housing demand and Council will continue to own and maintain a more and more ‘not-fitfor-purpose’ portfolio. However, the option of adopting a vigorous redevelopment and new
development approach will require considerable capital funding investment.
Council has already realised the benefits of working with a CHP through the sale of its Clarke Street
Village (8 properties) in 2012 to the Tauranga Community Housing Trust (TCHT) who initiated and
completed a comprehensive redevelopment and intensification of the Village, including the building of
14 purpose designed properties that are of a high standard.
The option of selling outright Council’s elder housing portfolio could be difficult as its capital value is
probably in excess of $30m making it financially difficult for a Community Housing Provider to finance.
Though if Council decides to pursue the portfolio sale option it could consider options such as selling at
a discounted ‘social’ price to reflect the purpose and use of the portfolio or on a long term deferred
payment basis.
Councils that have chosen to sell their portfolios to an approved Community Housing Provider are
Hamilton (344 units), Whakatane District Council (79 units), and Horowhenua District Council (115
units).
Two Councils with larger elder housing portfolios – Christchurch City Council and Auckland Council have
looked to retain some form of ownership by entering in to lease arrangements with CHPs which can
access IRRS. Christchurch City established a new Trust – the Otautahi Community Housing Trust (with
Council having a 49% interest) to manage its properties while Auckland Council has decided to enter in
to a management agreement with a CHP – The Selwyn Foundation.
Council needs to note that if it chooses to continue managing its tenancies it will not be able to access
IRRS and will therefore have to increase rents to part fund modernisation works and crucially raise
capital to deliver a housing portfolio that is fit for its purpose.

Recommendation
Our recommendation is for:




Council to sell its portfolio to an approved, preferably local1, Community Housing Provider on
terms and a price that reflects the purpose of the portfolio and the social commitment to
continue to provide affordable elderly housing and where feasible to increase the supply of
elder housing, with the requirement that all new tenants are eligible to pay Income Related
Rents. See option summary 4.5.
The second (next best) option is for Council to establish an arms-length CHP Trust, which will
need to be registered as a social landlord with the Community Housing Regulatory Authority.

1

preferably local – because of the benefits of local market knowledge, existing local relationships, access to a
range of supplier services and a commitment to meet the housing needs of Tauranga residents
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The new Trust can use the equity in the portfolio to leverage in development finance to
redevelop those Villages with development capacity and that are economically viable to
redevelop. Or the new Trust can dispose of those Villages that are not economically viable to
redevelop and purchase land and build new properties elsewhere.
The Trust, once it has been approved and registered as a social landlord, will be able to charge income
related rents for all new tenants while receiving full market rental income through the IRRS top-up and
possibly obtain from MSD upfront capital funding (subject to tight conditions) to help finance the
delivery of new properties.
It should be noted that there are two very active CHPs currently working in Tauranga. Tauranga
Community Housing Trust which as previously noted is managing the ex-Whakatane District Council
older adult housing stock. TCHT is a registered social landlord with CHRA; consequently it is able to
charge market rents for all new tenants which is due to occur on 01 April 2017. TCHT has a strong
Tauranga presence and is recognised for its innovative way of working with private sector landlords and
developers.
The second CHP is Accessible Properties, which is the housing arm of IHC. Accessible Properties has
been selected by the Government to be its transfer partner in the transfer of Tauranga HNZC properties
to a CHP. Accessible Properties is one of New Zealand’s largest CHPs and has already taken over
Hamilton City Council’s older adult housing stock.
Implementation
Following a Council decision on a new way forward a Statement of Proposal for disposing of or
restructuring its elder housing service would be required. Following the public consultation period, and
if the proposal is supported, Council may call for Expressions of Interest followed by a process of
determining which CHP Council will chose to achieve the best outcome.
The Council’s Elder housing portfolio is considered by the Council to be a strategic asset, therefore any
decision to transfer the ownership or control is legislatively required to be made through the Long Term
Plan (LTP).
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1. Review introduction
This report on Tauranga City Council’s Elder Housing portfolio reviews Council’s current elder housing
portfolio, its operations and future delivery options. It has been completed having regard for future
demand and supply modelling for elder adult housing in Tauranga and the impact and relevance of
Government’s Social Housing Reform Programme launched in 2013 and the recent approaches taken by
some other Councils with regards to their own housing stock.
Council’s brief for this review is set out in Appendix 1. The review requires the understanding of future
demand for affordable elder housing in Tauranga and aims to ensure that Council delivers the best
outcomes for its tenants and the community.
1.1.

Section 17a

This review also satisfies the requirements of Section 17A of the Local Government Act 2002 which
requires Councils to review the cost effectiveness of current arrangements for providing local
infrastructure, services and regulatory functions at regular intervals.
Local authorities are now under an obligation to review the cost-effectiveness of current arrangements
for meeting community needs.
Where a review is undertaken Council must consider options for the governance, funding and delivery
of infrastructure, local public services and local regulation.
Section 17A is designed to encourage councils to seek efficiencies and to encourage councils to partner
with each other and/or with other bodies to deliver services efficiently.
The legislation requires Councils’ to have completed a review of all services prior to 7 August 2017,
unless it was determined that the cost of undertaking a review does not justify the potential benefits.
Once conducted a section 17A review has a statutory life of up to 6 years.
The key benefits of a service delivery review include:







Better alignment of services with meeting future community housing needs
Increased efficiency of limited resources
Adapting within a changing social housing environment
Partnerships and networks with other service providers
Higher quality service provision
Being part of a continuous improvement process

For the Council’s elder housing there is a requirement to consider the optimum delivery of the service
and in so doing this will require an examination of the age and suitability of Council units, the ability to
meet future needs and the increasing demand for support services and community involvement, the
Government’s social housing policies and the increasing role that CHPs now play in achieving good social
housing outcomes.
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1.2.

The 2008 report on possible management and ownership options

This report was carried out for Council during the Global Financial Crisis and while New Zealand was in
recession with a depressed housing market. This period saw property values fall or at best staying
relatively neutral. It was also completed some five years before the Government’s Social Housing
Reform Programme was announced in 2013 and enacted in 2014.
A summary chart of recommendations from this 2008 report is attached as Appendix 3.
Limited or no progress appears to have been made on the Report recommendations, which included
sale and reinvestment options and redevelopment options for some of the villages, as well as a
modernisation programme for those villages which were not covered by either of the aforementioned
options. Council though has committed to a more vigorous approach to maintenance, including the
continuing provision of “top –up” insulation to improve the warmth of the properties and the health of
the tenants. Additional car parking has been added at Brookfields village.
One recommendation that Council did follow through on was the sale of its Clarke St Village comprising
8 small, old, poorly orientated properties to the Tauranga Community Housing Trust for redevelopment
and continued use as older adult housing and as social housing. TCHT has with the purchase of this
Village demonstrated the benefits of selling to a CHP to produce 14 fit-for-purpose apartments for
redevelopment and intensification.
The Clarke Street sale receipt sits within the Elder Housing activity as an ‘Activity Investment’.
1.3.

Social housing policy

In 2013 Government announced its Social Housing Reform Programme (SHRP) providing a number of
new initiatives aimed at improving social housing for vulnerable New Zealanders.
The programme aims to increase the supply of social housing by providing a fair, efficient and effective
social housing market that better supports people in greatest need.
The SHRP Act (2013) brought about a shift from how the Crown delivers social housing. It now enables a
multiple provider environment by extending access to Income Related Rent Subsidies (IRRS) to
approved CHPs. Previously only HNZC (Housing New Zealand Corporation) was able to access IRRS.
The emphasis has moved away from the Government providing social housing solely through HNZC to
an environment that encourages a wider range of approved (CHP) social housing providers.
Housing need assessments of households has been transferred to Work and Income and so is
independent of HNZC and registered CHPs. A geographical social register of housing need is kept and
available to view on MSD’s website.
Another element of the programme is the transfer of selected (by Treasury and Ministry of Business and
Innovation) HNZC portfolios to approved CHPs and their partners. A local example of this is the planned
sale of HZNC units in Tauranga to Accessible Properties. The transfer does not undermine the rights of
existing tenants in properties that will be transferred as they will continue to be housed for the duration
of their need.
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To become a provider of social housing, and therefore access IRRS (Income Related Rental Subsidy), it is
necessary to be first approved and registered as a Social Housing Landlord by the CHRA (Community
Housing Regulatory Authority).
Once registered as a Social Landlord with CHRA, the Social Housing Landlord, which effectively is a CHP
(Community Housing Provider), can enter into an IRRS funding contract with the Ministry of Social
Development for the provision of IRRS tenancies to households on the MSD wait list. The Social
Landlord receives the IRRS to cover the shortfall between what the market rent is and the rent the
household can afford to pay, which is calculated by MSD as being 25% of their gross household income.
1.3.1. Example of the benefits of IRRS
A new tenant in the Girven Village might pay, say for example, $125 in rent to Council. They may
receive some accommodation supplement depending on their eligibility.
A tenant paying an Income Related Rent pays 25% of their gross income as rent. Their rent is
aligned to their income and not the market rate. Therefore if a single person on superannuation
receives weekly $366.94 then their weekly rent will be $91, in other words it is 25% of their gross
income.
The CHP would get a subsidy from MSD up to market rent; in this case it will be $275pw.
Therefore, in this case, the tenant will be $34 per week better off and the unit will generate $241
a week more income to the CHP.
IRRS cannot be applied to existing tenants as it applies only to eligible new tenants coming from
the MSD waiting list. However the long term financial benefits for both the tenant and the asset
owner and tenancy manager are considerable and a reason why this is a significant factor that has
been taken into account by other Councils reviewing their service.
It should be noted that MSD have minimum standards for paying IRRS to landlords charging
tenants an Income Related Rent. Whilst Council has invested in the upgrades of properties in
many of its villages it is unknown how MSD will evaluate the Council properties against its
standards and the time allowed for CHP’s to carry out any additional improvements.
1.4.

Social housing policy implications for Councils

As stated earlier, Councils are not eligible to receive IRRS. To qualify, tenants must be renting
accommodation owned or operated by a registered community housing provider.
As a result some Councils are looking at leasing or selling their housing to a CHP so the benefits of IRRS
can be applied to achieve a more sustainable operation. Other benefits of this move will often include
the availability of ‘wrap around’ services that many CHPs can offer. CHPs are also well placed to source
funding from local charitable trusts, funding agencies and philanthropic organisations as well as being
able to raise debt finance against rental streams to fund new developments, redevelopments and
modernisation programmes. In addition, if a CHP is a registered Social Landlord and can access IRRS it
can also access from MSD by means of an Agreement, a capital amount (grant) to assist with the
funding of redevelopment costs and the cost of supplying of new housing to social renters.
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TCHT received between 2013 and 2015 grants of $2m and loans of over $1m to assist it with the
delivery of affordable housing supplies and services.
A review of options and opportunities some other Councils have taken as a result of the Social Housing
Reform Programme policies is discussed later in the report in Section 4.

2. Older person housing demand and supply in Tauranga
A detailed analysis on the current and projected level of demand from older renter households and
implications for the demand for subsidized rental units is set out in Appendix 2.
It is recognized that the majority of new elder accommodation is built as retirement villages and
marketed to older people with assets and income to afford to purchase an apartment and or
house/villas and can access services tailored for their needs. The Bay of Plenty accounts for the second
highest population of estimated retirement village residents although Auckland, Canterbury, Wellington
and the Waikato regions contain the highest population counts of residents aged 65 and over. (Jones,
Lang, La Salle 2012). Currently there are just fewer than 1800 retirement village residents in Tauranga
City.
No retirement villages in Tauranga City provide rental stock.
This review focusses on affordable rental housing for older people.
2.1.

Affordable rental housing for older people

The key drivers of rental affordability for renter households are levels of household income relative to
market rents.
In total 45% of all households in Tauranga have incomes of less than $50,000. Renter households have a
higher proportion of households in the lower income bands with 55% earning less than $50,000.
Tauranga is typical of other cities in this regard with a significant proportion of renter households aged
over 60 reliant on superannuation as their primary source of income. Older renter households will
struggle to affordably pay market levels of rents in Tauranga.
A key measure of renter housing affordability is the proportion of households that are either stressed
(paying more than 30% of their gross household income in rent) or severely stressed (paying more than
50% of their household income in rent).
Of the estimated 8,160 stressed private renter households, around 16% (1,300 households) are people
aged 60 years and over.
The Accommodation Supplement (AS) is available to help tenants with their rent payments. Just fewer
than 1,000 people aged 65 and over are able to access AS to help with rent payments. In most cases the
AS will not cover rent even where the maximum AS is available to those eligible.
2.2.

Older person housing demand

Approximately a third of housing need from older renters (aged 60 and over) is being met by social
housing providers and the balance is being accommodated by private sector landlords.
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Older renter housing need is projected to increase from 2,120 households in 2016 to 3’830 households
by 2028, an increase of 81% over the next 12 years. Older person housing need as a percentage of all
older renter households is projected to increase from 52.6% in 2016 to 55.5% in 2028. Over the same
time period, poor and with high needs, older renter households will increase from 4.2% of all
households in Tauranga to 6.4%.
One person households are expected to increase by 35% over the period 2016-2028 reflecting an aging
of the population. People aged 60 and older are projected to increase from 26% of Tauranga’s total
population to 30% over the same period.
Older people’s housing choices do not necessarily reflect their tastes or aspirations. There are a range of
constraints on older people:



2.3.

They typically have low incomes and limited access to credit
They are less likely to be mortgage free or more likely to be tenants than in the past and those
trends will continue. ( July 2016 – Dr Kay Saville-Smith and Dr. Bev James)
Older person housing supply

In Tauranga City there are 36,690 renters (2013 census). Of these 2,172 are people aged 65 and over.
60% are aged 65-74.
More than three-quarters of older renters (78.5%) with a stated sector of landlord live in private rental
accommodation. These are higher proportions than for New Zealand as a whole. Nationally just under
two-thirds of older renters live in private rental accommodation.
Older people renting from a private landlord are exposed to market rents and potentially greater tenure
insecurity, as capital gain, rather than the provision of housing, is the significant driver of investment in
rental properties.
The potential limitations in the wider Western Bay of Plenty sub region’s rental stock for the growing
older renter population include:





Rental unaffordability
Small numbers of stock available specifically for older tenants
Lack of stock features beneficial for older people, such as accessible features
Stock in poor condition and needing insulation ( Nov 2016 – Dr Bev James and Dr Kay SavilleSmith)

The private sector landlords may struggle to grow their housing stock at the same pace as demand
particularly in light of recent changes in loan to value ratio requirements set by the reserve Bank. These
trends are likely to provide social sector providers with the opportunity to meet this need. If neither
sector has the capability to grow their stock at the same rate as demand, older households may face
some poor outcomes such as crowding, having to live in sub-standard accommodation, or they could be
forced to relocate to other lower cost housing sub markets in the areas surrounding Tauranga.
In Tauranga, like many other cities in New Zealand, the supply of affordable, particularly 1- and 2bedroom accommodation, for older people is extremely limited.
In 2013, 1-bedroom houses made up just 4% of private occupied dwellings in Tauranga City. 2-bedroom
houses made up to 17% and 3-bedroom up to 48%.
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The main provision of affordable social housing for older people in Tauranga City is provided by HNZC
and Council with very little new stock being added. Generally, the supply of 1- or 2-bedroom units is not
economically viable for developers as the cost of supplying this size of property can exceed the value or
market price of the property.
Based on the Ministry of Business, Innovation and Employment’s figures for September 2015-2016, the
following rent increases are highlighted:
Rental area

Dwelling

Bedrooms

No. of
properties

Mt Maunganui

house

2

812

Bethlehem

house

2

Pyes Pa /Hairini
/Welcome Bay

house

Tauranga
Central
/Greerton
Tauranga
Central
/Greerton

No. of
bonds

Median
rent Sept
2016

1 year
change

5 year
change

39

$ 390

11.4%

34.5%

883

40

355

9.2

31.5

3

4,226

103

430

16.2

30.3

flat

2

999

35

340

17.2

36.0

house

2

1,407

56

360

9.1

33.3

Increasing rent levels forces people with limited resources into staying with friends and family or
sharing a rental property with others or renting a property not well located or otherwise not older
person friendly.
To help understand the housing options facing older people, a summary of the pros and cons of housing
options for older people in New Zealand cities is attached as Appendix 4.
2.3.1. Council’s elder housing
Council has 246 units and a waiting list which varies between 30–50 households/people and a
turnover of up to 30 tenancies a year. Since 2011 the waiting list has been growing with 2015 year
exceeding the 10% of total units target for the first time.
The Council’s current service delivery model is on a cost recovery basis i.e. delivered at no cost to
rate payers.
The elder housing portfolio provides long term affordable accommodation for persons aged 65
and over who would otherwise struggle to find affordable accommodation. Council tenants
generally have longer and more stable tenure periods than similar tenants in private rentals.
Generally, households renting privately in growing cities experience higher tenancy turnover.
This is a concern as tenancy turnover is both expensive for people on fixed incomes and
unsettling and social disturbing as people have to find new tenancies, sometimes well outside of
their community.
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With the sale of the Clarke St Village properties, the number of units available for meeting the
Council’s waiting list fell from 254 in 2008 to 246 in 2016.
A detailed assessment of Councils elder housing stock along with an examination of possible
future service options are discussed later in this review ( Sections 3 and 4 ).
2.3.2. Housing New Zealand Corporation (HNZC)
HNZC has 1,231 properties in Tauranga City which are in the process of being transferred through
a sale process to Accessible Properties. Planned transfer date is 01 April 2017.
HNZC stock size:
Number of Bedrooms

Total

Bedsit

1

2

3

4

5+

0

47

515

538

96

35

1,231

As at September 2016 there are 532 applicants on the social housing register for Tauranga. On
the combined housing register there are 136 with a Priority A and 65 with a Priority B. 8 are for
people aged 65 and over with a further 22 aged between 55 and 64 (Sept 2016). 80 applicants
require a 1- bedroom, 66 a 2-bedroom and 32 a 3-bedroom (Sept 2016).
The majority of applicants require a 1-bedroom property for which there is a shortage of existing
stock.
There is a high percentage of people aged 65 and over living in HNZC accommodation. In
Tauranga City the figure is 21% and nationally the figure is around 20%. HNZC, (and now MSD),
does not have a specific allocation of housing stock for older people.
2.3.3. Tauranga Community Housing Trust (TCHT)
The Tauranga Community Housing Trust is a registered Charitable Trust providing housing and
related services and has been operating for over 10 years. In that time the Trust has helped over
800 people into housing.
TCHT is governed by 6 local Trustees committed to the development of sustainable affordable
housing solutions across the region.
Recently it acquired the Whakatane District Council’s 79 Pensioner Units.
The TCHT has advised it is experiencing a significant increase (approximately 100% year on year)
in older adults being referred to TCHT or coming to the attention of the Trust. This increase has
caused them to focus on building universally designed (accessible) properties and developing new
housing and support solutions for older adults.
TCHT is a registered Social Landlord with CHRA and has an agreement with the Ministry of Social
Development to house people from the MSD waitlist in properties subsidised by IRRS.

Page 15 of 67

The purpose of TCHT is to work with diverse groups and all sectors to improve access to quality,
sustainable housing and to provide a Housing Facilitation Service which develops housing
solutions for individuals and families. TCHT staff, governance and supporters believe that longterm sustainable housing is fundamental to the health, wellbeing and economic development of
Tauranga and the region, and at the heart of creating vibrant and sustainable communities within
Tauranga.
The TCHT has two main work streams: that of a community housing provider and also the
provision of a recognised and reputable housing facilitation service with mainly private landlords.
This service specialises in securing sustainable long-term housing solutions that are specific to the
needs of referred households. This facilitation service has management arrangements over 50
private and social landlords.
In addition to this facilitation service, TCHT owns and manages 79 ex Whakatane Council
properties and owns a further 19 properties that are rented to people on low incomes who meet
TCHT criteria.
TCHT has a balance sheet with net assets of over $3M and with further government support
signalled for the social housing sector it appears well placed for future growth and development.
The TCHT has high tenant occupancy levels (99%) and client surveys/feedback indicates that their
properties are working well for their tenants.
2.3.3.1.

Clarke Street

TCHT purchased the Council’s Clarke village in 2012. The property was purchased with
assistance of a grant from the Tauranga Energy Consumer Trust (TECT) and a social loan
from the Bays Trust and grant money from the Government’s now disbanded Social Housing
Unit (SHU).
The existing 8 units were relocated and upgraded (insulated, re-clad and rewired) then sold
on for affordable housing.
TCHT then constructed 14 new larger purpose built units on the site. Existing eligible
tenants were transferred into the new units. More than half of the properties are tenanted
by older adults.

The re-development increased the intensification of the site and achieved quality
community assets available to people with a serious housing need. Not only did the
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redevelopment increase the intensification by 170%, it produced quality one and two
bedroom units (66 – 69m2) with accessible and universal design features, along with quality
community assets and amenity that are available to people with serious housing need.
This project demonstrates the advantages that a Community Housing Provider can bring to
a specialist housing portfolio through the focus on social housing, eligibility for IRRS and
ability to source grant and other funding for a good social housing outcome.
2.4.

Housing Choice and Security of Tenure issues for older people

Along with the pattern of growing numbers of older people requiring housing in their retirement is a
range of inter-related trends and issues including changing tenure patterns, limitations in the supply and
delivery of age friendly housing, including secure rental housing, and increasing numbers of older
people not able to choose and/or afford suitable retirement housing.
This section looks at these factors having particular reference for two SmartGrowth research papers:



“Tenure Security for Older Tenants” – Dr. Bev James and Nina Saville-Smith ( July 2016)
“The Housing Older People Would Choose – A review of selected NZ Research” – Dr. Kay SavilleSmith and Dr. Bev James ( July 2016)

These papers were commissioned by SmartGrowth and the Population Ageing Technical Advisory Group
(PATAG) as part of a research work stream on ageing well in the Bay of Plenty.
Until recently it was often assumed that there were few problems facing older people entering their
retirement years. A typical housing scenario was for older people to age at home as an owner occupier
followed by a move to a retirement village or into residential care or a rest home. However, this is not
the reality now, or in the foreseeable future, for many older people.
Similarly the view that older people can easily downsize and reap equity by moving to smaller lower
cost dwellings is less relevant today because the supply of smaller and lower cost stock is relatively
constrained and the opportunities to make capital gain varies according to the particular housing
market they reside in.
With the decline in home ownership rates increasing numbers of older people will enter retirement in
rental accommodation or be renting or living with family or friends. Renting has up till now been seen as
transitional to home ownership rather than as a long term tenure choice - particularly for middle
income earners.
Retirement villages are becoming increasingly unaffordable and form a small proportion of the housing
market for older people. Around 5-6 per cent.
2.4.1. The Tenure Revolution
The tenure revolution is characterized by:


Falling home ownership rates. Home ownership of dwellings ( if you exclude Family Trusts
but include Retirement Villages) has fallen back to under 50 per cent ( 1930 levels) ( Kay
Saville-Smith 2016)
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The falling rate of home ownership affects not only the older population of the future, but
also today’s older people. Between the 2001 census and the 2013 census there has been a
drop in home ownership of 2.9 per cent in the 65-69 year age group, 5.1 per cent in the 7074 year age group and 2.8 per cent in the 75-79 year age group.
The largest falls were those in the 30’s and 40’s. Over the next 20-30 years this will produce
an increasing number of over 60 year olds who may not own their own home.
There will be increasing numbers of people entering retirement years either still mortgaged
and having to consider renting, or continuing on in a rental situation.

For those in the 80 years and over age group there remains a strong legacy of home ownership.
Between 2013 and 2026 the number of older people renting in the private rental market
nationally is likely to increase from 72 per cent to 90 per cent. This assumes a combined increase
of only 15 per cent growth in Housing NZ, Council and Community housing. ( based on A. Johnson
2016).
The private rental market is the major provider of rental accommodation to older people. Over 70
per cent in Tauranga City with the balance being provided by Housing NZ, Council, Community
groups, Iwi and other groups.
In the Bay of Plenty, home ownership rates are further impacted with the ‘halo effect’ from
pressures on the Auckland housing market, driving up property values and in turn, the rental
prices.
In 2015, the intermediate housing market was estimated at 48 per cent of the Bay of Plenty’s inwork private sector renter households. By 2026, this group is expected to rise to 59 per cent and
at risk of entering retirement as renters, who on fixed incomes are more vulnerable to rising
housing costs and with an increasing proportion of households entering retirement with
considerable mortgage debt.
2.4.2. Housing choices for older people
An approximate breakdown of how people, in Tauranga City, aged 65 years and over, were living
in 2013, is shown in Appendix 6.
The largest number of people, 76 per cent, aged 65 years and over live in their own home.
There is, understandably, a strong desire or preference among older people to stay in their
existing home in their local community.
Staying at home as you age has the advantage of keeping you in a familiar place where you know
your neighbours and the local community. There is a wide range of home care services that can
help maintain independence. Repairs and modifications may be made to make life easier and
safer such as installing an access ramp, bathroom railings and an emergency response system.
Older peoples housing choices do not necessarily reflect their preferences or aspirations and
moving may be in response to shocks or changing circumstances. Choices are also constrained by
the configuration, design and location of housing stock in housing market places and that the vast
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majority of older people are reliant on national super for their income.. Rising house prices can
impact on location choices for example.
There are several reasons why older people move from living in their own home but often finding
an appropriate housing alternative is difficult because the range of appropriate housing choices
that are affordable, age friendly and well located to services can be limited.
The main reasons older people move from their own home include:









As the result of a ‘shock’ i.e. loss of a spouse or partner, marital breakdown, natural
adverse event ( flood or earthquake), building failure (leaky home), abuse (personal and/or
economic), or sudden illness
Health and mobility problems limiting one’s ability to manage a home or live in it safely
Concerns about the changing neighbourhood environment and security worries
Difficulties financing the rising costs of property ownership ( rates, insurances and heating)
and maintaining a home and outdoor spaces
Difficulties with transport affecting people’s ability to access services and their networks of
friends
To downsize and free up equity by purchasing a smaller home or entering a retirement
village
Growing isolation or loneliness as a result of losing neighbours, friends and when family
moves away. A desire to be closer to family and/or friends or increased opportunities for
companionship can be a motivator to move

Older people downsizing are looking for independence, warmth, a maintenance free home and
section, cheaper running costs –utilities, rates, insurance, transport, maintenance, handy to
services, some space and an outlook.
Downsizing remains important, for both the household and the wider housing market, not just for
releasing equity but to ensure a better fit between households and the dwellings and localities in
which people live.
One of the main problems for those seeking to downsize is the under supply of fit for purpose
smaller dwellings. New stock is increasingly large. In 2016 the average house size was 218m2
more than 40 per cent larger than houses built 25 years earlier.
In short, stock size and price points mitigate against downsizing.
To generate an income advantage, the price of sale must be adequate to cover the costs of sale
and alternative purchase as well as an income stream. It also raises questions about who are
likely to buy older person’s dwellings. The prospect of downsizing requires another buyer to want
to or be able to up size.
Families play a key role in advising and assisting many older people to make their housing
decisions, but they need information to support their elders in making the right decision.
When moving, people make decisions around place, location and the dwelling.
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Typically people tend to move within their places of origin and often within their same housing
market or to an adjacent housing market. Factors such as climate and the natural environment
and the location of family members, have prompted migration over significant distances.
In the Bay of Plenty it was found that one of the most important factors contributing to moving
out of the region was concern about unaffordable housing. Reasons for moving into the Bay of
Plenty included climate and the coastal environment attractions and being more affordable
compared to Auckland.
Choices are limited by resources with rising prices and rents, the lack of functional and accessible
properties- including no stairs, north facing, easy to maintain section and age friendly design.
In choosing a location important considerations include: accessibility to public transport, social
and cultural connection, increased opportunity for companionship, social activities, proximity to
health services and shops, and appearance of the neighbourhood and its safety.
In choosing a dwelling important factors are: design and functionality, warmth, a level entry, a
covered entrance, ease of maintenance, cheap running costs, sufficient space, accessibility
modifications, smaller sized homes, and ease of parking to the house. For many older people
downsizing to a smaller place creates tension through having to dispose of excess furniture and
personal items and he like.
2.4.3. Security of Tenure
Older people are vulnerable to rental insecurity and also home ownership insecurity resulting
from leaky homes, high costs (including maintenance costs) and/or debt, earthquake or flooding
damage, financial abuse and the like.
High security of tenure with tenanted dwellings involves:






Long term tenure
Legal protection regarding length and removal of tenancy
Tenant choice to stay or leave
Certainty that the property will be maintained appropriately
A sustainable rent

Tenure security does not necessarily protect tenants from abuse by landlords, bad landlord
attitudes and management practices.
Tenure security is important for older tenants as they are typically both asset poor and income
poor.
Issues facing older people renting in the private rental market include:





Insecurity of tenure with costly frequent moving which can make establishing new
connections or maintaining old ones difficult
Poor housing quality with unhealthy conditions – lack of adequate insulation for example
Low numbers of smaller age friendly stock available
Anxiety over requesting repairs and modifications
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Reluctance to invest in the house and garden with instability of tenure
Lack of awareness by older people of their rights and responsibilities for renting
Rising rents follow rising house prices with property investor landlords wanting to maximize
their financial return on investment.
Greater risk of housing stress when older people are competing with younger people who
may be more mobile and have greater resources
Older tenants have higher rates of disability than owner-occupiers and are thus more
vulnerable
NZ landlords have yet to recognize older tenants as a market segment

In summary, older people face stock churn, price pressure and age related eviction. Houses are
often too large, not accessible and with poor thermal performance. Cheaper rentals are often
located badly to services and facilities, and possibly expensive to heat and possibly of poorer
quality.
New Zealand has a very lightly regulated private rental market with few provisions relating to
long term tenancy and tenancy security. The Residential Tenancies Act 1986 (RTA) is limited in its
protection of tenancies contributing to making tenancies insecure. For example:





There is no definition of ‘tenure security’ or of what is a ‘reasonable state of repair’
There is no minimum or maximum length of tenancy specified
A landlord does not have to give a reason for ending a tenancy
There is no regulation of the amount of a rent increase that a landlord is able to notify
every 180 days

Across other countries reviewed by James and Nina Saville-Smith (2016) the instruments
promoting tenure security include:







Rent setting and rent controls ( no rent control in NZ)
Long fixed term tenancies are common ( Periodic tenure most common in NZ)
Restricted grounds for termination and lengthy termination notice required ( no reason
needed for ending a tenancy in either 90 or 42 days under specific circumstances in NZ)
A variety of landlord subsidies or financial incentives for repairs, modifications and
renovations often accompanied by regulatory standards around dwelling quality ( Recent
changes require insulation and smoke alarms to be installed in NZ)
Landlord and tenant education provisions to improve awareness of housing rights and
responsibilities and to reduce problems, evictions and disputes.

In New Zealand long term secure affordable tenancies are limited to Council and Community
Housing Providers now that a reviewable tenancy process has been introduced for all social
rentals including Housing NZ tenancies.
This places more emphasis on Councils and CHP’s to increase their stock of housing for older
people especially in markets where prices and rents are high. Community housing for older
people is only a small proportion of community provided housing at present. This will grow as
Councils divest their pensioner housing portfolios to CHP’s able to access IRRS. It is important that
divested stock continues to offer security of tenure.
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New Zealand’s public housing sector (govt and council) and community housing provider sector
are considerably smaller than those of several European countries such as England, Denmark and
the Netherlands.
Increased security of tenure for older people allows them to become more involved in their
community and plan for their future as well as investing more money in the property and
gardens.
2.4.4. Summary comments
As owner-occupiers or tenants, older people are a substantial proportion of the local rating base,
consumers of local goods and services and users of regional infrastructure.
Ensuring a good alignment between what older people want, need and can choose is critical
particularly when older people are an increasingly significant proportion of regional population.
In Tauranga City the number of renter households with people aged 60 and over is expected to
increase by over 80 per cent between 2016 and 2028 i.e. from 2,120 households to 3,830. In total
they will account for 40 per cent of the total growth in renter households. This excludes provision
of an increased influx of older people migrating to Tauranga from other expensive housing
markets with retirees seeking warmer climates.
70 per cent of the older person households will be one person households highlighting the need
for approximately 1200 more one and two bedroom dwellings.
45 per cent of older renters receive the Accommodation Supplement but at least 54 per cent of
older renters are dealing with unaffordable rents.
More and more people will be relying on NZ Super without the security and financial benefit of
home ownership. However the current housing delivery system assumes older people have
wealth.
With current rental stock tending to be older larger dwellings, with many in relatively poor
physical condition, an increased level of specially designed private rental stock will be needed, in
the future, to meet the needs of the larger number of people aged 65 years and over. This will be
relatively expensive to provide and not cost effective for developers.
Who is going to house the growing number of older people? Is it going to be through some form
of social housing assistance or by the private sector with some subsidy from Government? At the
moment there are insufficient resources being allocated to social housing to cater for demand.
With only Council and Community Housing Providers, including iwi, offering secure tenancies in
Tauranga, it is important for Council to consider this when reviewing its housing policy. With
Accessible Housing taking over the Housing NZ stock in Tauranga City, and promising to deliver
additional housing in the long term, there is an opportunity for a joint programme to build or
supply new smaller dwellings to help meet the needs of older people.
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3. Tauranga City Council’s elder housing portfolio
Council owns 246 units in nine villages across Tauranga. Four villages are in Mount Maunganui, three
villages are in Tauranga and two villages are in Greerton.
Through its Significance and Engagement Policy, the Council has determined that its Elder Housing
portfolio is a strategic asset.
The portfolio provides affordable well maintained accommodation for people aged 65 and over who
would otherwise struggle to find suitable affordable accommodation in the City. While generally well
located the units are mainly small in scale with many poorly designed by modern standards.
3.1.

Minimum design standards

The basic desirable minimum elder design standards are considered as:
Healthy, Safe and
Secure home

Good ventilation
Dry – absence of damp
Appropriate and adequate insulation
Smoke detectors
Sufficient power points and easily accessible
Wet area bathrooms with wheelchair accessibility
Secure locks to doors and windows
Access lighting
Disability access and wheelchair accessible internal doorways and appropriate
turning spaces in the kitchen.

Well-designed
home

Adequate storage
Space for appliances ( washing machine, dryer and fridge-freezers)
Easy internal navigation
Comfortable living spaces – not cramped
Min of 45m2 overall

External features

Close to car parking
Mobility scooter storage
Ramps and rails / few steps / adequate hand rails
Reasonably flat access paths in good condition
Some private outdoor space / garden and/or deck/patio

3.2.

Modern design standards

Affordable elder housing is now designed and built to accommodate a more active resident who will
probably age in place over a longer period. Consideration is given to the amount of time residents will
spend in their home, which increases with age.
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The result is that elder housing is now designed to provide for ageing in place by designing open plan
living with wide (wheelchair accessible) internal doorways to all rooms and wet area or mobility
enhanced bathrooms. This is provided through universal design (lifetime design/Lifemark) features.
Kitchens are designed as open plan with fitted white-ware and easily accessible cupboards and drawers.
Usually cupboards are low level with wall units being short in height and lower to the kitchen bench
than in ‘standard’ housing.
Homes are generally built with higher insulation standards than currently prescribed by the building
code and houses and villages are designed and oriented to maximize solar gain in the winter while
providing respite from summer temperatures.
‘Crime Prevention Through Environment Design’ (CPTED) principles are incorporated as a means of
providing residents with a stronger sense of community and security.
One-bedroom units with a floor area of 55m2+ is now a more common design size with flat land allowing
for better access to buildings and storage for mobility scooters. The new TCHT properties in Clarke
Street illustrate the point where its new one bedroom units are in excess of 60m2.
3.3.

The importance of regular tenant contact and access to communal meeting places and
community related activities.

In addition to the importance of modern design standards is the need to address loneliness (when a
person thinks they are lonely and this may be a depressing feeling of being alone) and isolation (a lack of
contact with other people) as there is a growing recognition that loneliness is a particularly serious
problem, with far reaching implications for health authorities and public elder housing providers.
Statistics NZ General Social Survey in 2010-2011 found 11 % of older people felt lonely all, most, or
some of the time. There was a strong relationship between a person’s economic standard of living and
their feelings of loneliness. This association increased for older people.
There is a high likelihood of loneliness among residents living in housing that consists of large linear
blocks of flats with little or no provision for age friendly meeting and communal sitting spaces or spaces
that encourage regular contact and communication. Loneliness can be felt even when surrounded by
other people if the means for engagement are not provided.
Academic research is clear that preventing and alleviating loneliness is vital to enabling older people to
remain as independent and healthy as possible.
There are practical steps which Council can take to address the issue and in the UK the Local
Government Association, and others, have produced a guide for Local Authorities – “Combating
Loneliness” (2016).
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Creating age friendly communities, with an emphasis on older people requires actions such as the
following:









Improving the availability of public meeting places and green places with public seating
Improving access and walkways to reduce the risk of falls
An action plan for facilitating local service activities, encouraging volunteering and
neighbourliness
Improving parking, particularly for those with restricted mobility.
Providing engagement opportunities with older people and listening to older people in how to
improve quality of life in their local village or neighbourhood.
Tenant satisfaction surveys
Convenient access to transport services
Regular visits

The Selwyn Foundation is a New Zealand charitable trust with a long history of providing quality
retirement accommodation and care around the country. The Foundation’s Chief Executive Officer
Garry Smith says:
“ Today’s most challenging issues for older people are a lack of social housing, loneliness and general
hardship, all of which can have a very negative effect on people’s health and make them particularly
vulnerable. As a Community Housing Partner, this is as much about people and their wellbeing as it is
about housing.”
Tauranga City Council has an Elders Strategy (2007) with city wide goals and principles. The Elders’
Forum, however, no longer operates and the focus on Council’s own elder housing is limited by
resources.
Of the Council Elder Villages Monowai is the only one that seems to have created its own active
neighbourhood support group. It is also the only village where residents regularly get together to share
morning tea in the communal gazebo.
It is not clear how Council’s current tenants feel about their housing or the housing support services
they receive as Tauranga City Council does not carry out tenant satisfaction surveys.
3.4.

Summary analysis of Council’s elder housing portfolio

Included in this analysis is an assessment of the redevelopment potential for each village.
Redevelopment costs have been estimated as follows:
Demolition at $15,000 per unit exclusive of GST (assuming no asbestos or other contaminants)
and new construction costs at $2,500m exclusive of GST. This figure will need to be reviewed prior
to a redevelopment decision being made.

3.4.1. Brookfield village, 101 Otumoetai Road, Tauranga central
When built

One of the newer villages built in 1979

Site size

9 171m2

Page 25 of 67

Location

101 Otumoetai Road
Well located to bus stop and shops. Good level of demand

Number of
units

One of the larger villages comprising 34 units

Size of units

Unit space at 42m2 is on the small side
Units 11 and 12 are larger (built for couples).

Design
standards

The village is laid out in blocks of two units with the majority of units having
northerly aspects.
Achieves minimum design standards although has no space for a mobility
scooter and the kitchens are small.
General condition of footpaths and access steps and ramps (where fitted) is
good.
Additional car parking was recently added.

General
comments

Parking is generally closer to the units than in other villages
Overall the village has a good level of demand and a good level of amenity
and meets minimum design standards.

Redevelopment At the rear of the village Council owns a large piece of land with an old
potential
residential property on it. This land could accommodate upwards of 7
additional elder housing units that could be used to help with tenant
movement when redeveloping other villages in a small scale staged manner.
The addition of 7 modern purpose built units around 55m2 in size would cost
an estimated $1m + GST (2017 pricing)
2015 Valuation
(Council rating
information
database)

Improvements 1 800 000
Land value
775 000
Capital value 2 575 000

3.4.2. Girven Village, 63 Girven Road, Mount Maunganui
When built

1980s

Site size

A generally flat site 4192m2

Location

Near the Bayfair shopping complex. Good level of demand

Number of
units

20 units The units are set out in 5 blocks ( 1x2 units, 1x3, 1x4, 1x5 and 1x6)

Size of units

The units average 45m2 in size.

Design
standards

The village was built to a relatively high standard of specification and space
standards ( with the exception of space for mobility scooters)
All of the blocks are predominantly oriented to the north or north west.

General
comments

Demand for the units remains high.

Redevelopment Of more recent construction and of a size and layout that provides good
potential
amenity
The village and units will benefit from planned minor upgrades
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2015 Valuation

Improvements 1 120 000
Land value
780 000
Capital value 1 900 000

3.4.3. Hinau village, 10 Hinau Street, Mount Maunganui
When built

1974

Site size

2023m2 of generally flat land

Location

Not well located to services. Moderate demand

Number of
units

12 units

Size of units

36m2

Design
standards

The village was built to a basic specification and minimal space standards
Has a poor level of privacy and low level of demand Is generally below the
minimum standard requirements

General
comments

A valuable village for its size in the Council’s elder housing portfolio
There are no car parks within the village so tenants park on the grass or off
site.

The units are set out in two blocks of 3 units and one of six units.

Redevelopment A prime candidate for resale with proceeds used to build replacement units
potential
elsewhere.
The units are small and upgrading would be of limited effect.
2015 Valuation

Improvements 1 380 000
Land value
745 000
Capital value 2 125 000

3.4.4. Monowai Village, 56 Monowai Street, Mount Maunganui
When built

1985

The newest village

Site size

A generally flat site of 7473m2

Location

Near to the Bayfair shopping complex. High demand

Number of
units

25 units set out in 10 blocks

Size of units

46m2

Design
standards

Units are built to a relatively high standard of specification and space
standards but do not provide for mobility scooters

General
comments

Demand for these units remains high
The site layout makes for a sense of community, openness and privacy within
the village.
The village has its own active neighbourhood support group and the only
village where residents get together to share morning tea in the communal
gazebo

Redevelopment Good amenity
potential
Minor upgrading to be considered as tenants leave.
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2015 Valuation

Improvements 2 910 000
Land value
995 000
Capital value 3 905 000

3.4.5. Pitau Village, 57 Pitau Road, Mount Maunganui
When built

1965

The oldest and largest of the elder villages
2

Site size

7677m of undulating land and not conducive to elderly residents walking
around the village

Location

A km to the nearest health facilities and around 750m to the nearest shops.
About 200m to a bus stop. Low demand

Number of
units

The 38 units are very dated and are sited in a cramped and almost military
style layout of housing blocks

Size of units

32m2 The Council’s smallest elder housing units

Design
standards

Communal laundry facilities for residents are located at the end of two blocks
The village is inadequate in every minimum design standard
The units were built on sand dunes but poorly constructed. There is deferred
maintenance to one unit which is currently vacant with a slumped foundation
There is no provision for mobility scooters and some tenants have built their
own access ramps as both front and rear access is by way of stairs
The kitchen facilities are dated and lounges are very small. Some bedrooms
will accommodate a single bed only

General
comments

The village has a poor level of privacy and a low level of demand

Redevelopment The oldest largest village with best opportunity to redevelop with extra unit
potential
numbers
Redevelop for say 60 units at a cost of around $9m + GST ($15000 + GST
demolition per unit. New construction of 60 x 55m2 units @ $2500m2 + GST)
(2017 pricing)
2015 Valuation

Improvements 1 450 000
Land value
3 500 000
Capital value 4 950 000

3.4.6. Maitland Village, 39 Maitland Street, Greerton
When built

1970s

Site size

One of the largest villages 6099m2 Land is flat

Location

Close to bus stop but 750m from the nearest health facility and shops.

Number of
units

36 in 8 long blocks

Size of units

32m2 small units

Design
standards

Inadequate in every minimum design standard.
The small units are cramped and generally provide little room for household
furniture
Many of the flats are built close to rear boundary fences emphasizing the lack
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of amenity space and privacy
General
comments

The village surrounds a privately owned residence that could be of significant
strategic value
A poor level of privacy and demand
Density higher than current planning ‘as of right’ standards

Redevelopment Units approaching the end of a useful life.
potential
Sale or redevelopment in next 10 years.
Redevelopment with potential loss of units Say 30 new $ 4.7m + GST(2017)
2015 Valuation

Improvements 4 100 000
Land value
890 000
Capital value 4 990 000

3.4.7. Pooles Village, 52 Pooles Road, Greerton
When built

In two stages in the 1960’s and early 1970’s

Site size

2940m2

Location

Reasonably located to services. Moderate demand

Number of
units

17

Size of units

40m2

Design
standards

The village is inadequate in every design standard
There is a lack of provision for mobility scooters within the village
The layout of the village is not good with a number of east- west built blocks
resulting in some dark and cold units. Poor site layout.
Units are accessed both front and rear by steps or ramps

General
comments

A moderate level of demand

Redevelopment Partial or total redevelopment required within 10 - 12 years. Meantime to
potential
upgrade and improve insulation in short term.
Cost to redevelop to same density approx. $2.6m + GST (2017 pricing)
2015 Valuation

Improvements 1 960 000
Land value
345 000
Capital value
2 305 000

3.4.8. Shelley/Pillans Village, 54 Shelley Street, Tauranga Central
When built

1975

Site size

6887m2 of flat land

Location

Shelley Street, Tauranga

Number of
units

35 units set out in 9 blocks of varying sizes
One of Council’s largest villages

Size of units

40m2 and do not comply with minimum standards

Design

Some blocks are located on an east-west orientation so are cold in the cooler

Moderate demand
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standards

months of the year

General
comments

Lack of provision for mobility scooters
Poor village design

Redevelopment 10 -15 years life remaining
potential
Cost to redevelop for same number of units $5.3m + GST (2017 pricing)
2015 Valuation

Improvements 3 620 000
Land value
1 150 000
Capital value 4 770 000

3.4.9. Vale Street Village, 30 Vale Street, Tauranga Central
When built

Vale Street village was built in 3 stages between 1967 (14 units) and 1970 (11
units) with an additional 4 units built in 1990.

Site size

Level site of 5534m2

Location

30 Vale Street, Bureta, Tauranga.
250m distance to nearest bus stop and 3 km to the nearest health facility.
500m to a Post Office and 4 square and 6km to a supermarket.

Number of
units

30

Size of units

The older units are small averaging 32m2 with a lack of storage space with
small bathrooms and kitchens.

Design
standards

The units are below standard and inadequate in almost every design standard.
This village was built to a basic specification with minimal space standards
Ramps have been installed by the tenants as access would otherwise be from
stairs

General
comments

Demand level is moderate and the level of amenity (location to shops etc. and
levels of privacy) only considered adequate

Redevelopment Consider redevelopment after 10 years
potential
Cost of redeveloping to same number of units est. $4.6m + GST(2017 pricing)
2015 Valuation

Improvements 3 060 000
Land value
725 000
Capital value 3 785 000

The Capital value of the nine Council villages in 2015 was $31,305, 000.
3.5.

Elder Housing Rental Management

Council’s Elder Housing portfolio is operated by Property Services with a dedicated full time Property
Portfolio Specialist (PPS). This person is responsible for dealing with managing tenants other than
when contractors contact them to organize remediating maintenance issues.
The PPS is also responsible for the budgets for all villages and maintains control over work expenditure.
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All applications come through the Elder Housing Committee, an independent group of volunteers, who
ensure all required information is provided and that each applicant fulfils the criteria. They maintain
the application list and recommend new tenants.
A monthly meeting is held to confirm new applications or not. If they are confirmed, they are then
added to the waiting list.
Once a unit is available, the PPS advises the Committee to find the most ‘in need’ applicant. Following a
viewing the applicant confirms acceptance then the PPS arranges a time to sign the tenancy agreement
and for the new tenant to move in. The PPS is the point of contact with tenants.
3.6.

Elder Housing Maintenance

Maintenance work between tenancies is done by the Property Projects Team. The maintenance is
managed through the property Projects Team facilities management contract, with the exception of
grounds maintenance which is contracted through Parks and Recreation.
Day to day maintenance is done ‘in-house’ while major repairs and upgrades are contracted out to
suitably qualified contractors.
All maintenance calls go through the Call Centre, including urgent repairs. The Call Centre discerns the
urgency level of each call and creates a job in the computer system. Top priority calls automatically go
through to a contractor with a copy to the PPS who has authority to change the level of priority if
necessary.
This system works very well and saves the PPS the task of handling and logging all the calls and related
work requirements.
Reactive maintenance includes sewer blockages and damage to buildings from customer vehicle
movements.
Scheduled maintenance includes cleaning of the amenities, ground maintenance and plant servicing.
The units are usually inspected every 12 months. The Council has recently completed a building
inspection on all units to update the asset management database information. In addition Council has
had an external Health and Safety audit completed of the villages. No internal proper audit for the
health and safety of residents has been completed.
Operations and management are guided by documented technical processes and procedures.
3.7.

Summary of current elder housing service provision

Considering the level of demand and the age of the units the Council’s management of the service is
relatively good with the whole operation funded on a cost recovery basis.
It is difficult to compare private market rentals for 1-bedroom flats and houses with the Council’s elder
housing stock. However a 2015 Council report says that Council “receives about, on average, 60% of
market rents”. For the last two years rents and property values have increased at a fast rate as a flow on
effect from the Auckland market.
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The Council’s housing stock is ageing with over one third of the units around 50 years old and none less
than 25 years. On a fit for purpose basis one village is in need of redevelopment within 5 years and at
least three others within 10 years.
Nearly 70 % of the units are considered to be below minimum design standards and while generally well
located, most units are small and poorly designed to meet modern life style expectations.
With a ‘cost recovery’ service delivery approach and no active plan for funding provisioning for
replacement or providing additional units the current service delivery is not sustainable.

4. Assessment of future options for Council’s elder housing
A section 17A review must consider the costs and benefits of different options.
4.1.

Other Council review outcomes:

Several other Councils have recently carried out reviews of their Elder Housing activities. The outcome
of a selection of these is given below.

1. Hamilton City Council:

Sale of 344 units to Accessible Properties

2. Waipa District Council:

Decision to hold, upgrade and extend and increase rents to
market levels (128 units).

3. Whakatane District Council:

Sale of 79 units to Tauranga Community Housing Trust

4. Christchurch City Council:

Retain ownership of 2306 units and lease to a new separate
entity the Otautahi Community Housing Trust with Council
retaining a 49% stake.

5. Auckland Council:

Retain ownership but partner with The Selwyn Foundation a
Community Housing Provider that can access IRRS

6. Horowhenua District Council

Decision to sell its 115 units and currently seeking expressions of
interest from registered Community Housing Providers.

A detailed summary is attached as Appendix 5.
A more detailed assessment of Christchurch City Council, Auckland Council, and Waipa District Council’s
review of their respective portfolios and decisions follows.
4.2.

Christchurch City Council’s decision

The Christchurch City Council decided to retain ownership and set up a new separate entity, the
Otautahi Community Housing Trust rather than leasing directly with a local existing CHP. Council has a
49% interest in this Trust.
To assist in the establishment Council transferred $.5m to the new Trust and in addition $50m worth of
land and assets. It was expected the new Trust will use this land to develop more social housing.
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The intention is to lease Council housing to the Otautahi Community Housing Trust in order to access
IRRS, but that lease would not be able to delay the repair and redevelopment of Council social housing.
The lease agreement will protect existing tenants in regards to rent increases, security of tenure, terms
of tenancy agreements, tenancy management and ongoing relationships.
The Trust is expected to initially pay $12m annually back to the Council to provide for maintenance,
refurbishment and replacement of housing stock. This will increase to a maximum of $19m pa passed
through to Council to ensure the long term financial viability of the portfolio.
Four organisations and the Council have created the Trust. The organisations are Christchurch
Methodist Mission, Age Concern, Canterbury District Health Board, Rata Foundation (formerly
Canterbury Community Trust). There are seven Trustees; three Councillors and four from the founding
organisations.
Otautahi Community Housing Trust will manage all tenancy matters and carry out minor repairs and
maintenance. The Trust will carry out four inspections a year, up from one. Council will still own the
majority of the units and carry out major repairs and maintenance. The Council will replace old
complexes with new ones once they reach the end of their lifespan.
The Council and the Trust will work together to ensure units are maintained. This is a far better solution
for Council as it did not have sufficient funds to maintain its units post the Canterbury earthquakes
which damaged a number of their properties. This relationship will also achieve more financial security
for the Council’s social housing in the long run.
The Deed of Lease is the document that governs the relationship between the Council and the Trust on
property matters. The Deed of lease conforms to the financial model prepared by Deloitte
demonstrating the sustainability of the Trust model over a period of 50 years. This is to ensure that the
portfolio has a financially viable and sustainable future.
Council decision was based on a comprehensive report setting out sufficient information about all
practicable options identified and assessed and adequate consideration of the views and preferences of
affected and interested persons i.e. Compliance with ss76-81 of the Local Government Act 2002.
A copy of the lease is available on Council’s public website
http://christchurch.infocouncil.biz/Open/2016/08/CNCL_2016085_AGN_479_AT_WEB.htm
There are at least 10 CHPs registered with Community Housing Aotearoa (CHA) in Christchurch who
own, lease, and manage between them over 100 properties. Christchurch City Mission is the largest at
38 properties. But this does not include the new Otautahi Community Housing Trust, the City
Council/CHP jointly owned entity, which of course has just over 2300 units.
None of these providers were general rental providers; all are specialist providers focusing on mental
health, homelessness and emergency housing, aged care housing and older adult housing.
By comparison Tauranga has at least three active CHP’s; TCHT, Accessible Properties and Habitat for
Humanity. Iwi and Maori organisations also provide affordable housing but generally outside TCC
jurisdiction.
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4.3.

Auckland Council’s decision

Auckland Council brief was to find a community housing partner that could work alongside council to
secure long term social housing for older people. Council did assess the Christchurch proposal but
decided on a different approach. Instead of setting up a new CHP, Auckland Council tendered its older
Adult Housing services (and originally its land for redevelopment purposes) and through a two staged
process it has appointed The Selwyn Foundation (a registered CHP) to be a 51% member of a new joint
venture entity. This is Council’s current plan for its partnership model.
The Council will provide a $20m development loan facility which will support the development until
sales proceeds can be realized.
A long term lease and management agreement will apply over 1,452 units. The Selwyn Foundation will
manage the units and provide tenant services and give development advice to developing the portfolio
through a new CHP. Panuku Development Auckland (Council’s CCO development entity) will project
manage the redesign and redevelopment of its villages.
A tenants’ reference group and a Mana Whenua advisory group have been set up to ensure the views of
those living in the homes, including the needs of Maori, are incorporated in the development plans.
The joint approach also enables access over time to the government’s Income Related rent Subsidies
scheme (IRRS) which is available to registered social housing providers and helps reduce the cost to
ratepayers.
4.4.

Waipa District Council’s decision

Following a review by a working group the Waipa District Council, in October 2014, made the decision
to retain its 131 pensioner housing units and move to a market rent to enable it to upgrade its existing
units and increase its housing stock to cater for the district’s ageing population. The service will
continue to be self-funding without any rates input.
For most tenants the increase in rent would be less than $10 per week as most would be eligible for an
accommodation supplement.
It recently approved the sale of its 32 unit Palmer Street village in Te Awamutu to the neighbouring
community housing provider, Habitat for Humanity, with sale proceeds set aside for building more
pensioner units in and around Te Awamutu. The site will continue to be utilised for housing for the
elderly with Council having the first right of refusal to repurchase the site should Habitat for Humanity
ever want to sell it.
When the sale of the Palmer Street site is completed, Council will own 99 pensioner housing units,
located in 7 complexes within the urban centres of Kihikihi, Cambridge and Te Awamutu.
The average age of tenants is 70 and the average occupancy being 8 years. In 2015 there was generally
a waiting list of 10-30 people with an average waiting time of 6 months for a one bedroom unit. In April
2016 Council had 52 people on the waiting list.
Prior to the Council’s decision in 2014 to retain its pensioner housing units the existing Council policy
included tenants receiving a 25% discount on market rentals with rents independently assessed
annually. This rent covered basic running costs but did not allow for major property renewals.
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The Council’s Property Advisor (Tenancy) currently provides a broader social role than normally
expected in a tenant-landlord relationship with additional services provided through relationships with
volunteer and central government agencies. An annual survey of tenants is undertaken.
In its 10 year plan 2015-2025 Council budgeted $2.6 million over 4 years for the Palmer Street units
because the complex needed major maintenance work. The balance of the Council’s units are well
maintained and refurbished.
4.4.1. Pensioner Housing Policy Review Process
Before spending the money on the Palmer Street housing complex, Council went ahead with a
review of its pensioner housing policy having regard for such things as rent levels charged,
government’s social housing policy, demographic trends and community needs.
In June 2014 Council established a working group to carry out a review of its pensioner housing
policy. The group included two councillors each from Te Awamutu and Cambridge. The Mayor
was an ex-officio member of the group which was supported by staff.
The working group put forward five core principles:








There is a genuine and growing need for long term accommodation for the elderly in the
Waipa District and Waipa District Council has a role in meeting this demand
Council’s investment in pensioner housing will continue to be self-funding without rates
input
Pensioner housing is held to provide “housing for the elderly” and is to be regarded as a
strategic asset in Council’s Significance and Engagement Policy
Any monies generated within the activity in excess of operational needs ( including the
proceeds of any divestment) will remain in the activity and be utilised as considered
appropriate for the maintenance, management, renewal and extension of the pensioner
housing activity
Council will recover reasonable administration costs in the management of the pensioner
housing portfolio
The working group recommended it be given more time to consider redevelopment
options for the Palmer Street complex.

Demographic information clearly showed there would be a genuine need for long term affordable
accommodation for the elderly in Waipa. By 2033 more than one third of Waipa’s population will
be over 65, increasing to 43 per cent by 2063.
It was also proposed that the age of eligibility for the Council’s pensioner housing be increased
from 60 to 65 with increased limits on assets tenants may own and limit other income sources to
10 per cent or regular super payments.
In October 2014 Council reaffirmed its commitment to pensioner housing and the five core
principles and to proceed with a consultation process.
Council produced a brochure seeking public feedback on the move to market rents and changes
in eligibility for pensioner housing.
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The proposed rent change from 75 to 100 per cent of the market rate would put an extra $3
million into the Council’s pensioner housing budget over a 10 year period, ring fenced for
improvements or new housing stock.
For most tenants this would mean an increase of less than $10 per week as most would be
eligible for an accommodation supplement from government.
Feedback was sought from the wider Waipa community during February and March 2015. In total
44 submissions were received with most (72 per cent) agreeing with the proposed rental increase
and 88 per cent agreeing with the proposed changes to the eligibility criteria.
Council agreed to adopt the revised pensioner housing policy in mid-2015. It also adopted its 10
year plan 2015-2025 statement which included the renewal and upgrading of the Palmer Street
pensioner housing units.
As a result of the Council’s decision to raise rents it was able to spend $300,000 in 2015-2016
improving its housing units. Improvements included installation of heat pumps, resealing of
driveways, insulation, painting and double glazing. Some units were completely refurbished.
4.4.2.

Sale of the Palmer Street Village

The Palmer Street housing complex is the Council’s largest. There are some ground subsidence
issues at the site and for a number of years maintenance was deferred while options for
upgrading were fully considered. The issue of major renewal work required $2.6 million to be
spent over 4 years and this was included in the 10 year plan.
Neighbouring the Palmer Street complex is Freeman Court which is a supported independent
living complex owned by Habitat for Humanity Central North Island.
The sale of the Palmer Street village to Habitat for Humanity would create a number of benefits
both to tenants and Council:








There would be synergies between the two with the potential for sharing resources and
services
Rents would remain at or below market rate.
Habitat for Humanity is an accredited social landlord with access to a range of funding
opportunities that Council cannot access and eligible to claim IRRS for new tenancies. They
are seen as being better equipped to carry out the necessary rehabilitation and upgrade
work.
If a tenant becomes unable to continue living independently they will have the opportunity
to more easily transition into the greater level of care provided at Freeman Court.
From the proceeds of sale Council is expecting to build approximately 12 new pensioner
housing units in or around Te Awamutu and Kihikihi in the next year or two.
Tenants will have access to a wider range of services offered by Habitat for Humanity
including meals and activities that Council doesn’t provide.

In March 2017 Council proposed to amend the 2015-25 ten year plan which will approve the sale
of the Palmer Street complex to a charitable organisation, Habitat for Humanity. As the Palmer
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street complex is a strategic asset Council put in place a consultative process. Following this
process a formal amendment to the 10 year plan will be required by Council.
Feedback opened on March 14th for a month. There were 15 submissions received following the
public consultation. All but two supported the sale. Hearings and deliberations took place in early
May 2017.
As a result a report was prepared for the Council agenda at the end of May 2017 with a
recommendation to proceed with the sale of the Palmer Street site. Protections include
restrictions on the site to ensure it continues to be utilised for housing for the elderly, a first right
refusal for Council to repurchase the site should Habitat for Humanity ever want to sell it and
lifetime tenancy options for current tenants subject to their ability to live independently and
compliance with the provisions of the Residential Tenancies Act.
At its meeting on 30 May 2017 Council decided to sell its Palmer Street pensioner housing
complex to Habitat for Humanity subject to existing tenants being offered lifetime tenancies and
should Habitat for Humanity ever want to sell the site, Council will have first right of refusal to
buy back. Funds from the sale are likely to be between $1.7 - $1.9 million to be used to build new
pensioner housing units in the district. The sale of the units is likely to occur before the end of
the year.
A summary of steps is set out in Appendix 5.

4.5.

Option analysis

The main service delivery options for review consideration are:
1.

To retain ownership and operate as currently ( status quo )

2.

To retain ownership but with a more vigorous redevelopment and new development
Investment regime

3.

To retain ownership but with some form of leasing and/or partnering arrangement with a local
Community Housing Provider

4.

3a

to retain ownership and set up a new separate entity (e.g. Christchurch City model 4.2)

3b

to retain ownership but partner with a CHP (e.g. Auckland Council model 4.3)

To sell to a registered Community Housing Provider

Options 3 and 4 reflect the benefits that CHP’s obtain through being CHRA registered and able to access
IRRS that can be applied to achieve a more sustainable operation. In addition registered CHPs are well
placed to source funding including grant, equity and debt.
It should be noted that while S17a requires the consideration of delivery by a Council CCO, a multi-party
CCO or another local authority, these options have been discounted due to the fact that they would not
be able to access IRRS funds and are therefore not sustainable if Council continues to fund the housing
service on a cost-recovery basis.
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Similarly, exiting the service altogether and selling the portfolio on the open market has been
discounted due to potentially negative impacts on current and potential tenants, and the wider
community. It is also highly unlikely that a commercial (non-social landlord) will be able to provide
affordable rental housing for elder adults without significant equity investment requiring the foregoing
of returns on the equity and likely to be operating at a loss as rents will need to remain affordable for
the Tauranga’s more vulnerable elder adult housing market.
A more detailed analysis of the four options follows:
4.5.1. To retain ownership and operate as currently
Factors

Assessment / Analysis

Financially
viable and
sustainable
future

While cost recovery now, the age and unsuitability of much of the portfolio
with increasing maintenance and redevelopment issues makes the service
unsustainable in the medium to longer term

Ability to meet
demographic
demand

Ability limited to a static stock

Ability to
capture IRRS
and
government
funding

Council is not eligible for registration as a community housing provider to
access IRRS or related government funding.

Tenant
satisfaction

Changing expectations of older people for space and facilities means that the
bulk of the existing units will become more outdated and less desirable over
time
Tenants will probably be better off under an IRRS regime and would pay
slightly lower rents
Tenants have greater security of tenure compared to private rentals

Service delivery

The status quo provides an established and adequate service limited by
resources. But in the short term.
Hard for the Council to match the service provided by a Community Housing
provider with the benefits of IRRS

Staff impacts

No impact

Ease of
No impact
implementation
Risks / issues

There will be growing pressure on the Council to provide a better service and
play a bigger role in meeting the growing demand.
Council will end up in 10 years’ time with having to find capital to either
replace a reasonably large number of its units or sell land and units with a
potential loss of units.
Council is deferring the need to fund the replacement of the housing stock at
the end of each property’s life ( uneconomical or undesirable to keep
upgrading) and risk having to sell high value assets with a loss of elder housing
units unless Council plans to build replacement villages in other lower value
areas in Tauranga. ( option 2)
Minimal rent increases may not be sufficient to meet rising building costs
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Factors

Assessment / Analysis

Flexibility in the
future
ownership,
management
and
development

Not with this option

Governance
and Funding

Governance and funding solely exercised by Council

Summary
assessment

As Council itself is ineligible for the Government’s IRRS assistance it is difficult
to satisfy a service that is as cost effective for both tenants and Council as the
options involving CHPs.
Not a viable sustainable option when no funding provisioning is being made to
meet redevelopment costs etc. Not a preferred option.

Advantages


Council will continue to provide a level of service at no cost to ratepayers



Assets are currently well maintained with a full occupancy ( except for 1 unit currently not safe)



Rent averages 60% of a market rent



Tenants have greater security of tenure compared to a private rental

Disadvantages/Issues


Refurbishment based on performance and condition rather than age and suitability



No contribution of new units to help meet a growing demand



Limited resourcing for wrap around services



Council is not eligible for registration as a CHP accessing IRRS and therefore misses out in higher
guaranteed rental incomes for a more sustainable operation



Council is deferring the need to fund the replacement of stock reaching the end of its economic
life and risks having to sell high value assets to a private developer with potential long term loss
of elder housing units to sustain a smaller portfolio.



Unplanned for costs for redevelopment which will need to be implemented within the next 10
years. The cost of only redeveloping the currently 50-year old units is estimated to be around
$15M (2017 pricing)



With no provisioning for redevelopment or building additional units the current service is not
sustainable in the medium to longer term
4.5.2. To retain ownership but with a more vigorous re-development and new development
approach
Factors

Assessment / Analysis

Financially
viable and
sustainable
future

Planned replacement of out dated units and adding new units will be
beneficial in ensuring a more sustainable operation and signaling a
commitment to meeting demand.
A gradual planned staged approach to re-development minimizing the
deployment of large amounts of new capital will be vital in ensuring a
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Factors

Assessment / Analysis
financially viable result. The cost of demolishing the 85 oldest units and
replacing with 105 new modern units would cost an estimated $16m
Could utilize funds from sale of Clarke block and utilize the vacant land in the
Brookfields village to build more units to help with relocation of tenants during
a staged redevelopment plan.
Possible extra resourcing and decision making for project management and
related tasks.

Ability to meet
demographic
demand

If additional new units are supplied this objective will be met or partly met

Ability to
capture IRRS
and
Government
funding

Not available to Council

Tenant
satisfaction

Re-locations will need to be handled sensitively
More modern units replacing out dated ones will be positively received
May require higher rents to help cover increased operational costs
More modern units would be healthier and safer for tenants

Service delivery

Extra work in handling tenant relocations as required

Staff impacts

May require extra staff resources to plan and manage the re-development
programme and oversight of any new construction

Ease of
Council is required to identify future asset expenditure and funding through
implementation the Long Term Plan, as is undertaken currently
Risks

A potential unexpected increase in Council debt could arise through bad
planning or unexpected detrimental finance market changes
The service will no longer be cost neutral

Flexibility in the
future
ownership,
management
and
development

NA

Governance
and Funding

Commitment to funding re-development required

Summary
assessment

A better outcome than the status quo but requires a well thought out planning
approach for achieving the desired outcomes
Will require sourcing additional funding to meet the outcomes of this option
Not a preferred option as Council is not able to access IRRS and Government
grant funding for new units.

Advantages


Enhancing the delivery of service with providing more units would be viewed positively by the
Community in helping to meet a growing demand
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Elder housing would be retained as a community asset



New units provided would be healthier and safer for tenants and better meet the expectations
of the next generation of potential tenants



The welfare of tenants would be maintained or enhanced



If redevelopment work is planned for and staged over a long period there would be less
substantial funding required later that would have a more dramatic effect on Council financially
and tenants with unexpected re-location



The Waipa District Council have adopted this type of option including a move to market rent
(see section 4.4 above)

Disadvantages/Issues


Funding redevelopment and new development would most likely require a combination of
increased rents and an increase in rates and/or level of Council debt



Community may react negatively against higher rents and rates



Tenant re-location processes may be difficult to manage



As Council is unable to access IRRS it will not benefit from additional rental revenue available
under the scheme



Council will also be ineligible for accessing Government grant funding for new units



Risk of becoming a burden on ratepayers



Risks of replacement construction costs may be higher than expected



Council is faced with having to replace a large number of older units with limited useful life
remaining



Council has not to date shown any desire to move away from a cost recovery approach
including the non-provisioning of funding for future redevelopment



Might result in the units being less affordable for tenants
4.5.3. To retain ownership but with some form of leasing and/or partnering arrangement with a
local Community Housing Provider
Factors

Assessment / Analysis

Financially
viable and
sustainable
future

A CHP will be in a better position than Council to fund re-development
options through higher guaranteed IRRS rents and with track records for
getting funding including grant moneys for new housing

Ability to meet
demographic
demand

There is general recognition that Community Housing Providers will provide a
more efficient and effective operation through the focus they are able to
bring for social housing

Ability to
capture IRRS
and related
Government
funding

A registered Community Housing Provider will be able to source IRRS for new
tenants and Government grant funding when available for building new units

Tenant
satisfaction

Probably an improved level of service and lower rents via IRRS

Service delivery
improvement

A community housing organization may enable a more specialized level of
care and service to be provided for tenants
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Factors

Assessment / Analysis

Staff impacts

Small reduction or transfer to the CHP

Ease of
Consultation requirements apply. See 4.2.4 below
implementation
Risks

Council will lose some control over the service provided to tenants and
depending on the lease/management deed may lose some control over its
assets.

Flexibility in the
future
ownership,
management
and
development

The lease could provide for a purchase option of some or all of Council land
in the medium to longer term.

Governance
and Funding

Either shared governance or governance given totally to a CHP depending on
the nature of the proposal. May be funding required by Council in the
establishment of a new CHP

Summary
assessment

This is a viable option for Council.
Christchurch City Council and Auckland Council have each adopted a
different variation of this option (see 4.2 and 4.3 of this report) Christchurch
City Council has established a new CHP and Auckland Council have targeted
an existing CHP as a JV project.

Advantages


Allows for some flexibility in how this option is applied. What is common is that either a new
or existing CHP is being used to enable access to IRRS funding and the related benefits



A lease could leave a full range of responsibilities to a CHP including tenancy management,
maintenance, support services, redevelopment and new development



Potential for accessing a higher rent return for the CHP and a lower rent for tenants



The welfare of tenants can be maintained through a lease agreement with a CHP



A council owned community asset can be retained for the future



The community will probably support the adoption of a potentially more efficient service via a
CHP



Tenants will continue to have greater security of tenure compared with the private sector



While at ‘arm’s length’ from the CHP the Council can still have an important role in governance
and funding decisions, establishing policy and assisting with management and the like
Disadvantages/Issues



May be community uncertainty if Council is seen to be selling its housing for its most vulnerable
people. This could be exacerbated if the Community Housing Provider is not local or well known
or new and therefore lacks a track record in Tauranga or the wider Bay of Plenty.



There will be establishment costs involved



Council will lose some control over its assets and full control over the management services
provided to tenants



Council may not be able to earn a return on its investment
4.5.4. To sell to an approved Community Housing Provider
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Factors

Assessment / Analysis

Financially
viable and
sustainable
future

The service would be more sustainable in the hands of a local CHP with the
desire and experience to improve and expand elder operations
The value of the portfolio is high and at a sale at a market price may not be a
financially viable option for a local CHP. Council could consider a lower price
or a deferred purchase package to ensure viability. Further investigation of
this option would be required

Ability to meet
demographic
demand

A local CHP will in addition to the benefits of IRRS, be better placed to
resource funding for re-development and new development work
Council would lose effective control over the provision of social housing

Ability to
capture IRRS
and related
Government
funding

In line with central government reform moving the focus of social housing
away from central and local government.
Would enable IRRS to be sourced by an approved CHP

Tenant
satisfaction

Welfare of current tenants including secure tenure would need to be
negotiated in any sale and purchase agreement

Service delivery
improvement

A CHP will more likely be better resourced to provide more ‘wrap around’
services and maintain more contact and communication with tenants. CHP’s
have a strong focus on social housing and are better able to connect tenants
to specialist support and have a broad focus on the social housing needs of
the community.

Staff impacts

Has the potential to free up staffing resources though minimal.

Ease of
Consultation requirements of the Local Government Act apply here.
implementation The Council’s Elder housing portfolio is considered by the Council to be a
strategic asset, therefore any decision to transfer the ownership or control is
legislatively required to be made through the Long Term Plan. It would be
expected that this decision be formally consulted on using the Special
Consultative Procedure through the LTP process.
Development of the LTP 2018 – 2028 is currently underway and would be the
best place for this proposal to be publicly consulted on.
Risks

Public consultation may cause upset to tenants as well as possibly bringing
community opposition and/or political angst if not handled well. Testing the
option with key community leaders as well as providing full explanations to
all stakeholders will be essential before this option is progressed.

Flexibility in the
future
ownership
management
and
development

Not applicable to this option

Governance
and Funding

Council has no input in governance and funding
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Factors

Assessment / Analysis

Summary
assessment

An option chosen by Whakatane District Council and Hamilton City Council
essentially because of future financial challenges facing Council with an
ageing stock and because CHPs are seen as being better placed to provide
housing for older persons and qualify for IRRS.
Both these factors apply in Tauranga. The question is whether the Council
wants to retain some form of control or involvement through a partnership
arrangement with a CHP as has happened with Christchurch City Council and
Auckland Council.
This is a viable option for Council

Advantages


Removes the medium to longer term risks of Council having to face up to funding the
replacement of a significant number of housing units approaching the end of their useful life or
selling off land holdings to private investors with a potential loss of social housing in the longer
term



Hamilton City Council and Whakatane District Council have both successfully sold their housing
portfolios to registered Community Housing Providers



Funds will be released to reduce any Council debt and/or applied to other social housing or
affordable housing initiatives



In line with Central Government reform moving the focus on social housing provision away from
Central and Local Government towards non-government social housing providers



The welfare of current tenants may be negotiated into the sale and purchase agreement



Acceptance that registered Community Housing Providers are better placed to provide for an
elder housing service for the community through their eligibility for IRRS, access to government
and other funding and often offering a better provision of ‘wrap around services’



There is potential for tenants to pay less and for the CHP to gain extra rental revenue to help
fund redevelopment and the provision of additional units



Waipa District Council has sold its largest village (36 units) to a neighbouring Community
Housing Provider (Habitat for Humanity) but retaining its other existing villages ( see 4.4)

Disadvantages/Issues


The community may strongly oppose the idea of Council exiting the market



The Council will lose control over the provision of elder housing in the City



The option may not be financially viable to a Community Housing Provider given the high value
of the portfolio and the cost of borrowing a large capital sum



Council may have to consider a discounted price for such reasons as the condition of the stock
and looming redevelopment costs and negotiating conditions for protecting the welfare of
tenants to make the deal more palatable to a CHP



The sale price is likely to be less than the full value of the assets as the price will reflect the
impaired value of the portfolio as it has an intended and specified use



There may not be a CHP interested
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A longer term staged settlement may be required to help a CHP achieve a financially viable
outcome



There may be title issues and encumbrances that may be a road block to property transfers or
there may be implications regarding the Public Works Act for specific parcels of land resulting in
offer back requirements

4.6.

Option Summary

The evaluation highlights the benefits of IRRS which is currently available to CHP’s and not Councils.
Also to be considered is the ageing of the Council’s elder housing stock and the capital costs of
upgrading and redevelopment of many of the units over the next decade.
Of the four options evaluated above the two that would be the most financially efficient and viable for
Council and its stakeholders would either be a direct sale to a registered Community Housing Provider,
or an option of retaining ownership and either having a lease agreement or a joint venture arrangement
with a CHP able to source IRRS for new tenants.
Associated with this latter option could be the establishment of an overarching structure with
community representation and Council representation (not exceeding 49%) to ensure Council input into
governance and funding decisions to enable good outcomes for the city and elder housing tenants.
Along with this option Council could consider selling some of its higher valued villages needing
redevelopment and applying the funds to purchasing more affordable sites in areas that will need to be
well located for shops, facilities and transport links. However, this may be difficult to achieve as this
land could come at a premium as these are the features that many households look for when
purchasing or renting their homes.

4.7.

Option Recommendation

Of the two preferred options above, which both enable access to IRRS, our recommendation is a sale to
a Community Housing Provider, for the following reasons:








No ongoing costs to Council
No ongoing governance, management or funding requirements
A relatively clean process and possible staff savings
By selling , Council can use funds for other uses
Tenants would not be confused by mixed governance/ownership arrangements
No establishment or potential running costs which would probably be required with the option
of retained ownership and leasing or having some form of Joint Venture partnership
With the option of retained ownership there are still choices to be made with either leasing or
having a JV and whether funds from increased rentals through IRRS would come back to Council
,for say, redevelopment purposes, or whether it would be left to a CHP to manage

The sale price is likely to reflect the impaired/restricted value of the portfolio based on its required use
and the need for substantial redevelopment and modernisation.
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The alternative option is for Council to establish an arms-length new CHP trust in partnership with an
already established CHPO that is familiar with and understands the housing needs of low income and
more vulnerable elder adults. Council will not have control over the management of the tenancies but it
will have a voice in the redevelopment of the Villages and may be required as a shareholder to
contribute funds to assist the arms-length trust achieve its redevelopment and modernisation plans.

5. Implementation considerations
As mentioned in 4.4 above there are a number of provisions in the Local Government Act 2002 to be
followed.
The processes followed for the sale of the Council’s Clarke block will be relevant for implementing
changes following Council’s review decisions.
Council will need to check if there are any title issues (i.e. encumbrances) that may be a road block to
disposing of land. There is also a need to check for any implications regarding the Public Works Act for
specific parcels of land resulting in offer back requirements.
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Appendix 1

Tauranga City Council’s Review Brief

The review will cover the following areas:


Identify the future demand and need for Elder Housing in Tauranga, including defining the Elder
housing market options for Tauranga City Council



Provide Tauranga City Council with options for the provision of Elder housing, including how its
villages can best be used to meet future Elder Housing demands

The Housing Foundation will fulfil the review through the following work streams:


Identify the future demand and need for Elder Housing in Tauranga, including:






Understanding the demand for affordable Elder Housing

Review and identify social and affordable housing options for TCC to offer elder adults who
meet TCC’s Elder Housing criteria including:


Review and consider whether TCC should change its housing focus and provide social
housing to adults who qualify for MSD Income Related Rental Subsidy (IRRS) housing or
continue to focus on providing affordable rental housing to elder adults or provide a
blend of housing choices for elder adults.



Understand how the proposed transfer of HNZC stock to Accessible properties could
Impact on TCC’s long term plans for its Elder Housing Stock and Housing Policy.

Identify and assess Elder Housing options, in line with the requirements of Section 17A of the
Local Government Act 2002, with the objective of reviewing whether TCC has the ability to meet
the current and ongoing requirement to fulfil its obligations under the LGA, including:


Ownership options, including retention, redevelopment, sale or leasing options



Partnership options, including with Community Housing Providers and specialist aged
care providers and Community Trusts



Make a recommendation on a preferred option.
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Appendix 2

Analysis on the level of demand from older renter households

Tauranga City Council older person housing needs
The objective of this section of the report is to provide analysis on the current and projected level of
demand from older renter households and to discuss the implications for the demand for subsidised
rental units. The report includes the following:


Analysis of the trend in current demand for affordable rental accommodation for households with
people aged 60 years and older in Tauranga;



Comment on the current level of housing affordability for older renter households in Tauranga and
their current level of housing need;



Modelling the likely future demand for renter households with people aged 60 years and older;



Analysis of the future level of housing need for older renter households by household
characteristics, age group, and household income; and



Discussion on the implications of the analysis on the demand for Tauranga’s elder rental housing
stock.

Current trend in demand for affordable rental housing for people aged 60 years and older
The key drivers of rental affordability for renter households are levels of household income relative to
market rents. Table 1 presents the relative proportion of households by income for dwellings with
reference people aged between 60 and 70 years, 70 and 80 years, over 80 years, all renter households
and all tenures combined.
Table 1: The proportion of households by income, tenure and age
Household Income

Renter households
60 to 70 yrs 70 to 80 yrs

Over 80 yrs

All renters

All tenure
combined

$30,000 and Under
$30,001-$50,000

44%
26%

61%
27%

67%
24%

31%
24%

23%
21%

$50,001-$70,000

14%

6%

6%

17%

16%

$70,001-$100,000

10%

4%

3%

16%

18%

$100,001-$150,000

5%

2%

1%

9%

14%

$150,001 or More

1%

0%

0%

3%

8%

100%

100%

100%

100%

100%

TOTAL

In total 45% of all households in Tauranga have incomes of less than $50,000. Renter households have a
higher proportion of households in the lower income bands with 55% earning less than $50,000 while
households aged between 60 and 70 years, 70 and 80 years, and over 80 years have 70%, 88% and 91%
respectively, earning less than $50,000. Tauranga is typical of other cities in this regard with a
significant proportion of older (aged over 60 years) renter households reliant on superannuation as
their primary source of income.
The lower income profile impacts on their ability to pay market rents. Table 2 presents the lower
quartile, median and upper quartile market rents in Tauranga along with estimates of the level of
household income required to affordably pay rents assuming they equate to 30% of income.
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Table 2: Tauranga City – market rents and required affordable household incomes

March 2001
March 2006

Market rent payable per week
Lower
Upper
Median
quartile
quartile
$160
$192
$219
$219
$272
$316

Annual household income required
Lower
Upper
Median
quartile
quartile
$27,700
$33,300
$38,000
$38,000
$47,100
$54,800

March 2011

$255

$324

$380

$44,200

$56,200

$65,900

March 2016

$320

$411

$486

$55,500

$71,200

$84,200

Median rents have increased by $219 per week between 2001 and 2016, an increase of 53% or 2.9% per
annum. The level of annual household income required to affordably pay median market rent Increased
from $33,300 to $71,300 by March 2016.
Table 3 presents the proportion of renter households able to affordably pay the lower quartile, median
and upper quartile rents as at March 2016.
Table 3: The proportion of households able to affordably pay market rent in 2016
Level of market
rent
Lower quartile

Aged 60 to 69
years
26%

Aged 70 to 79
years
10%

Aged over 80
ears
8%

Median

16%

5%

4%

41%
28%

Upper quartile

11%

4%

2%

21%

All renters

Lower proportion of older renter households can affordably pay the market rent compared to all renter
households. For example 26% of renters with reference people aged between 60 and 69 years can
affordably pay the lower quartile rent, compared to 10% of renter households with reference people
aged between 70 and 79 years and 8% aged over 80 years. This compares to 41% of all renter
households.
These statistics suggest older renter households will struggle to affordably pay market levels of rents in
Tauranga.
Housing affordability for older renters in Tauranga
A key measure of renter housing affordability is the proportion of households that are either stressed
(paying more than 30% of their gross household income in rent) or severely stressed (paying more than
50% of their household income in rent). This analysis typically focuses on the private rental market as
current social housing income related rent policy limits rental paid to 25% of gross household income.
Table 4 presents the portion of private renter households paying either more than 30% or 50% of
household income in rent by age of their reference person.
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Table 4: The proportion of private renter households experiencing housing stress
Age Group

60 to 69 years
70 to 79 years
Over 80 years
All renters

Low income private renters
(earning less than $50,000 pa)

All private renter income groups
combined

Paying more than
30% of hhld
income

Paying more than
50% of hhld
income

Paying more than
30% of hhld
income

Paying more than
50% of hhld
income

86%
79%
67%
88%

43%
40%
33%
46%

59%
69%
63%
50%

28%
34%
34%
23%

High proportions of low income renters are paying more than 30% of their household income in rental
costs with significant numbers also paying more than 50% as well. Households paying more than 50% of
their gross household income in rent are likely to be struggling to find sufficient income to meet their
other outgoings (food, power health costs etc.).
Modelling housing stress levels using these ratios combined with adjustments associated with the
movement in rents and household incomes implies:


There are 8,160 stressed private renter households in 2016; and



The number of stressed private renter households with people aged 60 years and older
total 1,420 households.

Future rental demand from older renters
Tauranga has been one of New Zealand’s fastest growing metropolitan areas and its population is
projected to continue to expand with Statistics New Zealand’s medium level projections suggesting the
City’s population will reach 146,900 by 2028 an increase of 27,100 people, or 23%, over the next 12
years. The projected population growth will also result in growth in the number of households in the
city.
Table 5 presents the projected growth in the number of households living in Tauranga based on
Statistics New Zealand’s medium level projections.
Table 5: Tauranga’s projected population and household growth
Family
households
2013
2018
2023
2028

33,900
36,500
39,000
41,500

Other multiperson
households
1,800
1,900
2,000
2,000

One-person
households

Total households

12,000
13,400
14,800
16,200

47,700
51,900
55,800
59,800

Source: Statistics New Zealand – medium level projections
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The number of households living in Tauranga is expected to increase to 59,800 by 2028 an increase of
25% over the 15 year period. One person households are expected to increase at a faster rate (35%
over the 12 year period) reflecting an aging of the population. This trend is projected to continue and
Figure 1 presents Tauranga’s age profile in 2016 and the projected population in 2028.
Figure 1: Tauranga’s population age profile in 2016 and 2028
85 years and over
80-84 years
75-79 years
70-74 years
65-69 years
60-64 years
55-59 years
50-54 years
45-49 years
40-44 years
35-39 years
30-34 years
25-29 Years
20-24 years
15-19 years
10-14 years
5-9 years
0-4 years
12,000 10,000 8,000 6,000 4,000 2,000
2028

2,000 4,000 6,000 8,000 10,000 12,000
2016

Source: Statistics New Zealand – medium level projections

The number of people aged 60 years and over is expected to increase from 32,300 in 2016 to 44,400 in
2028. This is an increase of 12,100 people or 38%. People aged 60 years and older are also projected
to increase from 26% of Tauranga’s total population in 2016 to 30% by 2028.
Tauranga, like a significant number of other areas, has experienced a decline in the level of household
owner occupation since the early 1990s driven in part by deteriorating housing affordability. Figure 2
presents the level of Tauranga’s owner occupation by age of the reference person in 2001 and 2013.
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Figure 2: Rate of owner occupation by age of the household reference person
90%
80%

Rate of Owner Occupation

70%
60%
50%
40%
30%
20%
10%

2001

85 Years And
Over

80-84 Years

75-79 Years

70-74 Years

65-69 Years

60-64 Years

55-59 Years

50-54 Years

45-49 Years

40-44 Years

35-39 Years

30-34 Years

25-29 Years

less than 25

0%

2013

Source: Statistics New Zealand

Rates of owner occupation within younger age cohorts are lower than previous generations. As these
cohorts have aged they have progressively driven down the total home ownership rate. This trend is
expected to continue and will result in more older renter households in the future.
Table 6 presents the projected growth in the number of households living in Tauranga by tenure.
Table 6: Tauranga’s projected household growth by tenure
Year

Total

2016
2018
2023
2028

households
50,100
51,770
55,830
59,700

Owner
occupied
households
31,650
32,230
33,440
34,300

Renter households
Social renters
1,530
1,530
1,530
1,530

Private renters
16,920
18,010
20,860
23,870

Total
18,450
19,540
22,390
25,400

Source: Modelled using Statistics New Zealand’s census data and medium level population, and family projections

The number of owner occupied households is expected to increase by 2,650 over the next 12 years.
However, the majority of the growth is expected to occur in renter households which are projected to
grow by 6,950 over the same time period. These projections assume the number of social housing units
(HNZC, council and other community providers) remain constant.

Table 7 presents the projected growth in the number of renter households (from both social and private
landlords) by age of the reference person and household composition.
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Table 7: Tauranga’s projected renter household growth by age of the reference person and
household composition
Less than
30 years

2016
Couples
without
Couples with
One parent
One person
Other
Total
households
2018
Couples
without
Couples with
One parent
One person
Other
Total
households
2023
Couples
without
Couples with
One parent
One person
Other
Total
households
2028
Couples
without
Couples with
One parent
One person
Other
Total
households

30 to 39
years

40 to 49
years

50 to 59
years

60 to 69
years

70 to 79
years

Over 80
Years

Total

1,320

590

360

570

540

360

210

3,950

890
1,130
410
640
4,390

1,530
1,270
480
150
4,020

1,100
1,200
690
100
3,450

430
530
950
80
2,560

100
120
940
50
1,750

20
80
770
30
1,260

0
50
740
20
1,020

4,070
4,380
4,980
1,070
18,450

1,400

640

370

610

600

400

220

4,240

960
1,170
430
660
4,620

1,620
1,330
500
150
4,240

1,130
1,220
710
100
3,530

450
570
1,030
80
2,740

110
130
1,030
50
1,920

30
100
850
30
1,410

0
50
780
30
1,080

4,300
4,570
5,330
1,100
19,540

1,490

790

440

730

730

540

280

5,000

1,040
1,220
440
680
4,870

1,960
1,530
580
170
5,030

1,320
1,240
740
90
3,830

490
690
1,190
80
3,180

140
150
1,250
60
2,330

40
110
1,080
40
1,810

0
70
940
50
1,340

4,990
5,010
6,220
1,170
22,390

1,620

870

520

870

910

720

370

5,880

1,120
1,250
460
680
5,130

2,280
1,610
650
170
5,580

1,570
1,380
780
90
4,340

520
710
1,270
80
3,450

140
200
1,510
70
2,830

50
120
1,330
40
2,260

10
120
1,250
60
1,810

5,690
5,390
7,250
1,190
25,400

Source: Modelled using Statistics New Zealand’s census data and medium level population, and family projections

The number of households is projected to increase across the age spectrum and by household
composition over the next 12 years. However there will be a trend to older renter households with
fewer people (one person and couples without children) over the next decade.
Figure 3 presents the projected growth in renter households by age of the reference person and
household composition between 2016 and 2028.
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Figure 3: Projected growth in renter households by age of the reference person and household
composition

1,000
900
800
700
600
500
400
300
200
100

Other
One person
One parent

0
Less than
30 to 39
30 years
40 to 49
years
50 to 59
years
years

Couples with children
60 to 69
years

Couples without children
70 to 79
years

Over 80
Years

Source: Modelled using Statistics New Zealand’s census data and medium level population, and family projections
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Table 8 summarises the projected growth in renter households by age of the reference person and
household composition.
Table 8: The projected growth in renter households by composition and age of the reference person

Couples without
children
Couples with children
One parent
One person
Other
Total

Less
30 to
40 to
50 to
60 to
70 to
Over 80
than 30 39
49
59
69
79
Total
Years
years
years
years
years
years
years
420
350
180
370
460
410
180
2,370
330
190
90
60
1,090

890
420
190
30
1,880

520
210
110
0
1,020

130
250
430
10
1,190

60
90
700
20
1,330

40
60
670
20
1,200

10
80
570
50
890

1,980
1,300
2,760
190
8,600

Source: Modelled using Statistics New Zealand’s census data and medium level population, and family projections

Tauranga is expected to experience growth in the number of households across all age groups with the
strongest growth in couples without children and one person households. A summary of the key trends
include:


The number of renter households with people aged 60 years and older is expected to
increase by 3,420 or 85 % between 2016 and 2028. In total they will account for 40% of
the total growth;



Couple without out children aged 60 years and older are projected to increase by 1,050
(an increase of 95%) and account for 12% of the total growth; and



One person households aged 60 years and older are projected to increase by 1,940 (an
increase of 80%) and account for 23% of the total growth.

Older renter housing need
Housing need is a measure of the total number of renter households within a community which require
some assistance to meet their housing requirements. Total ‘renter housing need’ encapsulates a
number of different groups of households and includes the following groups:


Financially stressed private renter households (renter households paying more than 30%
of their gross household income in rent);



Those households whose housing requirements are met by social, third sector and
emergency housing.

Total renter housing need = stressed private renter households + social housing tenants +
other need
‘Other need’ encapsulates those households who because of their circumstances have housing needs in
addition to affordability. Other housing need is defined as the number of households, who because of
their circumstances are in Housing New Zealand Corporation (HNZC), local authority, third sector and
emergency housing, crowded households, or are homeless.

Page 55 of 67

Estimates of current housing need build on the analysis presented in the previous sections of the report.
Table 9 presents the analysis of total housing need for households with reference people aged 60 years
and older as at 2016.
Table 9: Households aged 60 years and older - total housing need as at 2016
Number of stressed renters aged over 60 years
Other Need – including HNZC and other social housing providers (rounded to
the nearest 100)
Total housing need

2016 Estimates
1,420
700
2,120

NB: The analysis is modelled using data from Statistics New Zealand, MBIE, and HNZC

Approximately a third of housing need from older renters (aged 60 years and over) is being met by
social housing providers and the balance are being accommodated by private sector landlords.
Projected growth in housing need for older households
The level of housing need will increase with the growth in the city’s population. This is likely to be
particularly acute for older renter households as they tend to be dependent on superannuation for the
majority of their income and consequently have low household incomes.
The level of older person housing need is projected to continue to increase and these estimates assume:


Statistics New Zealand’s medium level population growth scenario;



Rents and household incomes continue to increase at approximately the same annual
growth rates;



The growth in the level of ‘other need’ is proportionate to the growth in financially
stressed renter households;



There are no significant changes to the financial, structural and institutional environment
in which the housing market operates over the next 15 years; and



There are no unexpected corrections in the housing market over the next 15 years.

Table 10 presents the projected trend in housing need for renter households age 60 years and over
between 2016 and 2023. In addition, the table also presents needy older renters households as a
percentage of renter households (both renters aged 60 years and over and all renters) and all
households.
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Table 10: Older person housing need projections
Renter housing need estimates
Stressed
private
renters
2016
2018
2023
2026

1,420
1,620
2,250
3,130

Other
needs
including
social
renters
700
700
700
700

Total
housing
need
2,120
2,320
2,950
3,830

Housing need as a % of
renters

Housing need as a % all
household tenures

Aged 60
years and
over

Aged 60
years and
over

52.6%
52.6%
53.8%
55.5%

All age
groups
11.5%
11.9%
13.2%
15.1%

10.9%
11.3%
12.6%
14.6%

All age
groups
4.2%
4.5%
5.3%
6.4%

NB: Numbers are rounded to the nearest 10
NB: The analysis is modelled using data from Statistics New Zealand, MBIE, and HNZC

Older renter housing need is projected to increase from 2,120 households to 3,830 households by 2028,
an increase of 81% over the next 12 years. Older person housing need as a percentage of all older
renter households is projected to increase from 52.6% in 2016 to 55.5% in 2028. Over the same time
period, needy older renter households will increase from 4.2% of all households in Tauranga to 6.4%.
Approximately 30% of the growth in older person need will come from growth in the number of couple
without children households and the balance (70%) in one person households. This would suggest that
the majority of the growth in need could be catered for with smaller one or two bedroom dwellings.
Under the current housing policy structure it is assumed that the increase in demand will need to be
met by private landlords unless social providers such as Tauranga City Council or Housing New Zealand
increase their investment in their portfolios in the city.
Implications of the analysis on the demand for subsidised rental accommodation
The level of housing need from older households is projected to grow faster than Tauranga’s over
population growth. The private sector landlords may struggle to grow their housing stock at the same
pace as demand particularly in light of recent changes in loan to value ratio requirements set by the
Reserve Bank. These trends are likely to provide social sector providers with the opportunity to meet
this need. If neither sector has the capability to grow their stock at the same rate as demand, older
households may face some poor outcomes such as crowding, having to live in sub-standard
accommodation, or they could be forced to relocate to other lower cost housing sub markets in the
areas surrounding Tauranga.
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Appendix 3

Summary of October 2008 Report to TCC – Elder Housing Project
Feasibility

Recommended Option

Capital
Shortfall

Start Year

Finish Year

Pitau Street

Sell and invest sales receipts in new elder
housing

$2.6m

2009/2010

2011/2012

Hinau Street

Sell and invest sales receipts in new elder
housing

$0.625m

2009/2010

2011/2012

Girven Road

Retain and upgrade

$0m

2017/2018

2019/2020

Monowai
Street

Retain and upgrade

$0m

2017/2018

2019/2020

$1.835m

2009/2010

2015/2016

$1.47m

2009/2010

2015/2016

Shelley
Identify affordable elder demand and then
Street/Pillans dispose or redevelop
Road
(Capital shortfall based on redevelopment
with a reduction in the number of elder
units)
Vale Street

Identify affordable elder demand and then
dispose or redevelop
(Capital shortfall based on redevelopment
with a reduction in the number of units)

Brookfield
Road

Retain and upgrade existing housing
Agree to partner in building new housing on
adjacent Council

$0m

2009/2010

2019/2020

Maitland
Street

Purchase private site in middle of village and
sell or redevelop possibly in partnership

$2.5m

2009/2010

2017/2018

Clarke Street

Upgrade existing units. Partial demolition and $0m
partner in building additional elder housing
units

2010/2011

2012/2013

Pooles Road

Upgrade remaining old units. Partial
demolition and build additional elder housing
units

2014/2015

2015/2016

$0.29m
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Appendix 4

Housing Options for those aged 65 and over

OPTION

PRO’s

CON’s

Remaining in one’s own
home

Opportunity exists for
modernizing/modifying the house.

Current forms of assistance are
limited for modifications and
maintenance

Allows for use of reverse
mortgages ( home equity release)

Many people find it hard to
maintain a property as they age

A reverse mortgage allows
homeowners to borrow against
their home equity, while still
maintaining ownership of their
home. The amount able to be
borrowed varies according to
location and ages of owners.

A reverse mortgage usually has a
requirement to pay back the loan
if the homeowner should
permanently move out of the
home.

( usually up to between 10-15% of
the value of the property)

The reverse mortgage will almost
always decrease the equity in the
home because of the high interest
rate applied ( approx. 7.5% )

No need to make regular
repayments.

Assisted renting in the
private market

Opportunity to share home with
others

The ageing-in-place policy may
encourage people to remain in
socially isolating conditions

Opportunity exists for trading
down to a more suitable house or
granny flat or moving in with
friends and family

With family or health changes the
option to trade down to a smaller
house may be limited by the
availability of suitable housing and
there could be a financial gap

The current government policy of
ageing-in-place encourages and
supports remaining at home and
community. Home and community
support available through DHB.

Downsizing may mean a change of
location to a cheaper town and a
loss of friends and family

The Accommodation Supplement
is available to people who qualify
with low incomes etc.

May still leave the tenant with
limited income for other living
expenses
The Accommodation Supplement
limits options in high rent areas
Cheaper accommodation not
always well located to services
and may be in poor condition
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OPTION

PRO’s

CON’s

Renting in the private
rental market

Applies to those people who have
the financial resources to rent
suitable accommodation in the
market

Issues include – insecure tenure,
not all rental housing is age
friendly or in poor housing in a
high priced market

Staying with friends and
family

A common solution for older
people with limited resources

May result in crowded households
with resulting stress

A “fall back” position for those in
need

Not all people would like to live
with their children or be able to
do so

Renting in a Boarding
house

Seen more as a short term
The quality of accommodation
solution suiting older single people varies, is limited and may be in
of limited means and with few
poor condition
other options immediately
available to them
No direct care or support is
available
No choice with other tenants

Renting in Council Housing

Rent will usually be below market
rent

Some Councils have moved to a
market rent, not aligned to
household incomes

Some Councils have moved to
enable IRRS for tenants by
establishing a Community Housing
vehicle with Council being a
minority shareholder

No access to an Income Related
Rent Subsidy ( IRRS) for Council
owned and managed housing

One of the few housing options
providing security of tenure for
older people

Much Council stock is outdated
and with few new units being
built
Not all Councils provide housing

Social Housing
1. Housing NZC rentals

Independent living for those of
limited means and in urgent need
of housing

Purpose built housing for older
people is limited
Limited new stock

2. Community Housing
Providers

A range of specialist supportive
housing is available often with
wrap around services and purpose
built

Limited availability

IRRS is available for registered
CHP’s
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OPTION

PRO’s

CON’s

3. Supportive rental

Abbeyfield and the Bays
Community Housing Trust offer
affordable supported housing

Very few houses have been built

Communal living
housing by
Community Housing
Providers

4. Emergency Housing

Retirement Villages

These two options, which are
often described as “flatting for
seniors” provide a socially interactive environment which helps
alleviate loneliness with the added
benefit of volunteer support
(Abbeyfield), or “wrap around
services” (BCHT)

Abbeyfield builds houses nationwide while the Bays Community
Housing Trust currently operates
on Auckland’s North Shore

For more information see:
www.abbeyfield.co.nz
www.bcht.org.nz

Limited emergency housing is
available to those in desperate
housing need as a short term
measure

People need to move to more
permanent housing asap

An area where government is
providing more funding

Limited availability at present

For those that can afford it
retirement villages can provide a
socially supportive environment

Villages may be located away
from town centres and can
segregate older people from the
rest of the community

A village may be a lifestyle type or
one providing hospital and care
facilities

There is the loss of capital issue

Retirement villages have more
appropriate stock sizing for older
people with accessible design

Some older people express
resistance to being with elderly
people and living in a
homogeneous neighbourhood
Some villages may increase the
age of entry
Complex contractual
arrangements and few rental
options

Residential Care Facilities

Care comprises;
 Rest home care
 Long term/continuing care
(hospital)

Government assistance is
available for those of limited
means who qualify

 Dementia care
 Specialist hospital care
(psycho-geriatric care)
DHB’s are responsible for ensuring
that there are sufficient
contracted care beds available to

Choices of accommodation may
be limited to those relying solely
on government support
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OPTION

PRO’s
people assessed as requiring long
term residential care

CON’s

Health conditions are actively
managed with company and
planned activities and nutritious
meals along with security

Issues include- significant cost,
having to accept a place within a
10km radius, loss of privacy and
low permanency of room.

Shared flatting with other
older people in private
rental market

A return to flatting helps alleviate
loneliness and concerns about
security and safety and helps the
budget

Challenges include advertising for,
interviewing and choosing
potential flat mates, the sharing
of responsibilities for food
purchases, cooking and cleaning,
rent payments etc.

Other private dwellings

A small number of older people
choose to live in mobile dwellings
to suit their lifestyle

Vulnerability to Motor camps, or
similar, closing or being sold for
other uses

Provides an opportunity for
groups of people with common
interests and who want to live
close together and have the
means to do so

Not an option for those with
limited incomes






Caravans
Motorhomes
Improvised
dwelling or shelter
Roofless or rough
sleepers

Eco or Cohousing
Cohousing is a type of
communal housing that
combines independent
living and private
accommodation with
common facilities and
mutual support through
community participation.
There are many models
but often include :
 Environmental
sustainability
 Resident
participation in
design and
management
 Common spaces
and facilities
encouraging social
interaction
 Residents have an
independent, fully
equipped home

There are overseas examples in
the UK, Germany and the
Netherlands of not-for-profit
housing associations that develop
and manage cohousing
development for seniors
Cohousing provides opportunities
for increased social engagement
and support helping to alleviate
social isolation and loneliness and
may delay older people’s need for
residential care

Most developments are based on
an ownership model, and require
considerable investment to
become a resident, with possible
membership fees and/or
corporate levies
There is lack of familiarity with the
concept among planning and
regulatory agencies and
developers
Cohousing can be expensive and
risky to develop because of the
complexity of design and possible
planning issues
Cohousing is not common in NZ

See “Cohousing: an enduring idea
but is it a new opportunity for
older people?” – Dr. Bev James
and Nina Saville-Smith ( Jan 2017)

See www.cohousing.org.nz

Households have less autonomy
around decisions such as making
structural alterations, owning pets
etc.
Principles of sustainability may be
stringent in some communities
and they may include limits on the
use of power, water and cars
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Appendix 5

Summary of future options progressed by Councils for their
Housing

Council

Number
of units

Decision / Option

Price

Key reasons

Process / comments

Hamilton City
Council

344

Sale to Accessible
Properties with
conditions

$23.5m

Part of a larger plan
for Council to limit its
involvement in
providing community
services

Following the
discussion paper in
2014 Council tendered
asking for interest

Proposal to sell first
aired in August 2014

Initial $4.7m
mar 17 and
rest mar
2019.

“That there are social
housing entities in a
better position to
provide housing for
older persons and
qualify for IRRS”

(6 mths) with public
consultation sept and
Oct 2014.
Required an
amendment to
Council’s 2012-22 10
year plan.

“Also that there are
financial challenges
facing Council as the
stock ages.”
Waipa
District
Council

131
(2014)

Decision to retain its
131 units and move
to a market rental

NA

( Oct 2014)

Commitment to
provide a self-funding
pensioner housing
portfolio with a move
to market rents.
A commitment to
increasing pensioner
housing stock to cater
for the district’s
ageing population.

Council established a
working group to
review its housing
policy ( June 2014)
Council decided to
retain its housing but
move to a market rent
( Oct 2014 )
Public consultation
process ( Feb-Mar
2015)
Council adopts the
revised policy (April
2015)

99 (2017)
when the
sale of
the
Palmer
street
village is
complete

Council approves its
10 year plan 20152025
Decision to sell its
Palmer Street village $1.7-1.9m
to Habitat for
Humanity and use
proceeds to provide
another 12 new
units (31 May 2017)

Sale to Habitat for
Humanity means
those units are
retained for pensioner
housing with
advantages to both
tenants and the
Council. Proceeds of
sale used to increase

Council decision to sell
Palmer St village (Dec
2016)
Proposed amendment
to 10 year plan (March
2017)
Consultation on sale
(March-April 2017)
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Council

Number
of units

Decision / Option

Price

Key reasons

Process / comments

stock by another 12 or
so

Hearings and
recommendation
(May 2017)
Council approves sale
and amendment to 10
year plan (31 May
2017)

Whakatane
District
Council

79

Sale to Tauranga
Housing Community
Trust ( TCHT )
Tender process
A decision to
transfer ownership
and management to
an approved
Community Housing
provider

$2.5m

Rents capped at 80%
of market rent
constrained Council’s
ability to upgrade and
expand
Changes to social
housing delivery aims
to encourage the
provision of social
housing by community
housing providers.
And IRRS benefits.

Public consultation
with 1 month
submission period
30/6 – 30/7 2014
Further formal
consultation
undertaken as part of
the Long Term Plan
2015 – 2025 ( 1
month March-April
2015 )

Current stock is ageing
and Council’s ability to
upgrade existing units
or increase stock is
very limited
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Council

Number
of units

Decision / Option

Price

Key reasons

Process / comments

Christchurch
City Council

2306

To retain ownership
and lease its stock

Council to
transfer
$50m worth
of land and
assets to
new trust

To allow access to
IRRS up to 80% of
market rents

In 2014 Council
through a special
consultative
procedure consulted
with tenants and
others on options.

(land and buildings)
to a separate entity
– the Otautahi
Community Housing
Trust with Council
retaining a 49%
stake.
The new Trust will
be the Tenancy
Manager
Trust expected to
initially pay $12m
annually back to
Council to provide
for maintenance,
refurbishment and
replacement

Also a
transfer of
$.5m to the
Trust to
finance its
est. and set
up costs

The Council with
limited financial
resources and debt
needed to put its
housing on a better
financial footing
With rents set
between 55-60% of
market they have
been struggling to
generate enough
money to maintain
and upgrade their
units

(A CCO)

1452

(1412
existing
plus 40
to be
built )

To retain ownership
but partner with the
Selwyn Foundation
enabling access to
IRRS
Panuku will make
better use of some
sites, while others
not fit-for-purpose
will be sold to free
up funds for reinvestment in the
development of the
villages.
A tenant’s reference
group and a mana
whenua advisory
group have been set
up to ensure the
views of those living
in the homes,
including the needs

There will be 7
trustees – 3 Councilors
and 4 from the above
organisations
The Trust has received
a written guarantee of
a min number of IRRS
places from Min
Bennett for period
2016-2018

80% of the rents will
come back to the
council and council
will retain the major
repair programme.
Auckland
Council via
Panuku
Development
Auckland

The Council is working
with 4 other
organisations: ChCh
Methodist Mission,
Age Concern,
Canterbury District
Health Board and the
Rata Foundation.

Council will
provide a
$20m
developmen
t loan
facility to
support the
dev until
sales
proceeds
can be
realized

To find a community
housing partner that
could work alongside
council to secure long
term housing for older
people and secure
IRRS.

Involved a statutory
consultation process
for the amendment of
Council’s 2015 – 2025
long term plan.

Also a 2 stage process
where Panuku called
Idea is to establish a
for Expressions of
Joint Venture
interest (EOI) and 6
company as the
parties lodged request
business model for the for proposal
partnership.
documents (RFP).
Submitters were
assessed against 7
criteria.
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Council

Number
of units

Decision / Option

Price

Key reasons

Process / comments

Yet to be
decided

No longer providing
pensioner housing as
a core service

The level of housing
need in Horowhenua
is seen as far greater
than Council can
deliver and will only
grow over time

of Maori, are
incorporated in the
development plans
Horowhenua
District
Council

115

Council decision to
sell its community
housing units to a
Community Housing
Provider
This follows a
comprehensive
review and public
consultation
Council is currently
seeking expressions
of interest

CHP’s seen as having
the focus and
resources to respond
to the various social
housing needs
The service currently
being delivered by
Council is not
sustainable in the
medium to long term
without significant
operational and
capital expenditure
being made
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Appendix 6 Housing tenure for people aged 65 and over in Tauranga City (est. 2013)
People 65 and over

22,110

Own home (Owneroccupier)

16,800

Renting

2,170

Living with
owner-occupier

2,060

Living in institutions and
other non-private dwellings

1,070

2,170
Own home
excluding in a
retirement village

Private sector

15,040

1,560

Own home in a
retirement village

Housing NZC

1,760

260

Residential care and
community care

1, 030

Motels, hotels, hospitals,
camping grounds etc.

40

Council

250

Community
housing and
other

100
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