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2 SWINGS IN
NATIONAL HOUSING POLICY

Housing policy has zigzagged sharply in the last 14

years. From broad state provision of subsidised
housing and accommodation benefits, policy

changed to market rents and sales of state housing,

followed recently by diminished state provision.?

N 1990, people on low incomes re-

ceived different level s of assistance, de-

pending on whether they were state or
private tenants. The Housing Corporation
subsidised mortgages and rents (at 25% of
household income), and the Department of
Social Welfare provided an accommoda
tion benefit for private tenants.

In 1992 the government replaced the
Housing Corporation with a state-owned
and commercially-oriented company,
Housing New Zealand. It also raised rent-
alsto market levels by July 1996, which
breached some state house tenancy agree-
ments.2

The Accommodation Benefit wasre-
placed in 1993 by an Accommaodation
Supplement (AS) availableto all low-in-
cometenants. Its complex formulawas
adjusted for need, income and location; at
firstit paid 65% of the difference between
25% of tenants' total income and their
rent, raised to 70% in 1997.

The Accommodation Supplement ini-
tially appeared to be much more generous
than the previous benefit, but it led to rap-
id rent increases and | eft many tenants
worse off. For example, in South Auck-
land between 1993 and 1997, rents rose at
four times the rate of inflation and house
prices climbed even more, whilethere was
little growth in the number of houses.
Johnson's report for the Child Poverty Ac-
tion Group (CPAG) says. “..the Accom-
modation Supplement has proved to be a
landlord subsidy ... increasingly burden-
some for taxpayers.”®

The change to market rentsin state
houses fostered overcrowding and has had
astrong impact on housing in Auckland,
and especially onfamilieswith low in-
comes.

Between 1992 and 1999, the govern-
ment sold huge amounts of state housing
assets. The number of state-owned rental

Robert Graham

“The situation
for low-income
families
renting private
housesis
unlikely to
change from
whereit wasin
2000.”

units dropped from nearly 70,000 to
59,000 as they were sold to private buy-
ers. The state-owned mortgage fund was
ended in 1992 and by 2000 sales of state
mortgages to private buyers had reached
$4 billion. Thisrevenuewas not re-invest-
ed in socia housing. No new state hous-
ing was built or bought in the 1990s and
maintenance of existing houseswas re-
duced.

In 2000 the government re-introduced
income-related rents for just over 50,000
householdsliving in state houses. At that
time “afurther 150,000 households or
400,000 peopleremained in private rental
housing, livinginfinancial circumstances
similar to those of state tenants”.*

Current housing policy has been de-
scribed as*minimal state involvement
couched in the rhetoric of state support”.®
In 2003, 58% of households on Housing
New Zealand'swaiting list werein Auck-
land, and the number of familiesin high or
urgent need of a state house topped 4,000.

The Government plansto build, buy or
lease more than 3,300 state housesto
2007, 73% in Auckland.® Thislevel of
supply will barely match population
growth. A third of this new stock will be
leased, reducing the supply for low income
familieswho do not qualify for state hous-
€s.

This meansthe situation for low-in-
come familiesrenting private housesisun-
likely to change from where it wasin
2000. At the rate of government spending
on additional state housing, it will take up
to 20 yearsto replace the 10,000 houses
earlier sold inlessthan seven. The stress
of thisunder-investment in housing isbe-
ing felt most in Auckland, which in 2001
had 31% of the New Zealand population
and the highest demand for housing.

TheAccommaodation Supplement (AS)
has become built into property values and
the expectations of landlords and tenants.
TheAS cost taxpayers $352 million in the
1993/4 financia year, but within six years
it had reached $864 million, twelvetimes
therate of inflation. Johnson saysthisrise
resultsdirectly fromtheinequality be-
tween rich and poor which grew during
the 1990s, and which is maintained by cur-
rent housing policy.”

Total AS paymentsare likely to double
over the next 20 years to more than
$1,000 million ayear in 2021. This
amount would build around 5,000 state
houses, enough to house the families cur-
rently in high need of a state house and
with some left over to get the Government
off thisfinancial treadmill.

Johnson and CPAG saysthis givesthe
government achoice. It can funnel



around $50,000 per household to land-
lords through AS payments over 20 years,
or it can spend this amount on alternatives
to help solve the housing shortage.

New Zedland hasalow level of state
and other social housing (6%) compared
with many European countries, where it
makes up to 40% of the total .® Housing
policy haslargely ignored the non-govern-
ment social housing sector, whichisun-
derdeveloped compared to European
countries.

The Government isreviewing the Resi-
dential TenanciesAct 1986. Building the
Future: The New Zealand Housing Srate-
gy wasreleased in May 2005. This sets
the direction of housing policy and out-
lines aten-year programme of action.

The strategy’s priorities are to improve
accessto affordable and sustainable hous-
ing and home ownership, improve housing
quality, develop the private rental sector,
strengthen housing sector capability and
meet diverse needs. Recommendations
from the strategy’s discussion document
areincluded in other parts of thisreport.

Statutory responsibilities

for housing

Thereis no right to adequate housing un-
der New Zealand law. The Health Act
1956 and the Building Act 1991 require
local councilsto monitor housing condi-
tions and building standards, contain over-
crowding and act on substandard housing.

However, councilsrely on complaints
from tenants to act on dangerous or un-
healthy rental housing. Councilscannot
require upgrading unless afire hazard, for
example, islikely to cause almost certain
death.

A former chief executive of Housing
New Zealand described thisregulatory re-
gimeaslax and discriminatory, with inade-
guate penaltiesthat deal only with crowd-
ing.°

The Local Government Act 2002 may
enable councilsto play amoreimportant
rolein meeting housing needs.

Therecent leaky building crisis- rot-
ting frameworks needing completere-
placement in many nearly-new buildings-
resulted from changesintroduced in the
Building Act 1991. Thiscrisishas sparked
public debate on “ excessive deregul ation”
about new buildingsin the Act, but not
about substandard older housing.1%

Treaty of Waitangi

Under Article 3 of the Treaty, al Crown
agencies should ensure that Maori citizens

“New Zealand
has a low level
of state and
other social
housing (6%)
compared with
many
European
countries,
where it makes
up to 40% of
the total .”

enjoy the samerights as others. However,
Maori have been substantially disadvan-
taged by housing markets and policies.*?
Thetrandation of monocultural policy
into housing design has produced a stock
of small state houses that are unsuitable
for extended Maori families.

Housing policy has al so assumed that
thefamily unit isindependent, autono-
mous and self-supporting. Thisisless
common in Maori or Pacific households,
where household hills often come second
to extended family expenses (see Appen-
dix 1).

Criticism of the way government hous-
ing policy hasfailed Maori has been long-
standing and consistent (See Beyond Mo-
nocultural Housing). One report said that
treating everyone the same had failed to
achieve equal outcomes for Maori and Pa-
kehat®

International obligations

Thereisconsistent evidence of discrimina
tionin private and state rental housing,
and there have been no recent policy initi-
atives to counter this. Tenants are reluc-
tant to take action due to a shortage of
houses, fear of eviction and lack of knowl-
edge about how to complain. Thisim-
pacts particularly on Maori, Pacific peo-
ples, those with mental health problems,
and other stigmatised populations. 415161718

Although the New Zealand Govern-
ment has signed the UN International
Covenant on Economic, Social and Cul-
tural Rights (ICESCR), whichincludesa
right to adequate housing, it has not in-
cluded thisright in our laws.

A group of NGOs argues that the Gov-
ernment isin breach of the Covenant’s
clause banning discrimination because of
the concentration of housing deprivation
among Maori and Pacific people.’®

POSSIBLE ACTIONS

=> Include theright to adequate housing in law by either —
* Amending theBill of Rights
* Including in housing or human rightslegislation aspecific
requirement that all people, including homeless people, are

adequately housed

* Including ICESCR rightsin aNew Zealand constitution
* Including rightsand minimum housing standardsin a

Housing Charter.?

=> Develop amajor rolefor social housing inthe New Zealand
Housing Strategy, with partnerships between HNZC, local gov-
ernment, third sector NGOs, iwi, Pacific communities, charitable
trusts and other providers.#

= Assessthe health impacts of major new housing policy initia-
tives during their devel opment, using the Health Impact Assess-
ment guidelines adopted by the Ministry of Health.
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POSSIBLE ACTIONS (continued)

= Provide Government incentivesfor NGO social housing
providers, including shared equity, revolving loan funds, mort-
gage guarantees and advisory services.?

=> Fund the NZ Housing Strategy with $500 million ayear for
adecade to increase the supply of social housing.?

=> Involve Maori in developing aMaori housing strategy.

=>» Create aMaori Housing Authority.

=> Requireloca bodiesby law to retain their current overall
level of direct provision of socia housing.?

= Revisethe Health Act to include and enforce minimum
housing standards.?”

= Monitor more effectively the safety standards, building reg-
ulationsand tenants’ rightsin boarding houses.®

Other policy-related possible actions follow other sections of
this report.



3 AFFORDABILITY-
THE HIGH COST
OF HOUSING

Housing is affordableif it is—

- Adequate — this includes the quality of the
house, whether it suits the househol d’s needs,
and whether it isin reach of work, shops,
schools and community facilities;

- And if households have enough income | eft
over from mortgage or rent to cover other
basic living costs, and provide

an acceptable standard of living.?®

ratio of housing costs (usually a

maximum of 25-30%) to grossin-
come, rather than whether households
have enough money left over for basic liv-
ing after rent or mortgage payments.

TheAMPHousing Affordability Index

(HAI) isan ongoing measure of affordabil-
ity for house buyers. 1t compares wages,

C OMMON definitions focus on the

~d

house prices and mortgage interest rates == E
to work out how many years it takes to .
buy a house on the average wage.
It showsthat affordability in late 2003 3
was better than in the mid-1990s and not
greatly different to the late 1990s. How- s
ever, the deposit gap hasincreased and "1l pay
crossing the threshold to home ownership the billsfirst
has become more difficult.® .
A report by Business and Economic and then if

Research Ltd (BERL) found that in 1996 )
at least 23,000 Auckland tenant house- there's money
holds, or 6%, were paying unaffordable left over
rents and predicted thiswould rise.®* This ) ”
figure did not include househol dsin sub- "1l buy food!
standard, crowded or unsuitable accom-
modation, or those paying unaffordable
mortgages.

The 2000/01 Household Economic
Survey found that 23% of Auckland
households were paying 40% or more of
their net income on housing. Tenant
households were paying alarger propor-
tion than owner-occupiers.®

The 2003 NGO submission saysthe
extent of the unaffordable housing prob-
lem cannot be overstated.

Affordability and health

Unaffordabl e housing costs encourage
crowding, force peopleinto substandard
houses or to live without heating. All of
these al'so impact on health and are dealt
withinthefollowing sections.

Renting isbad for your health — renters
have higher death rates from cardiovascu-
lar conditions and other causes than own-
er-occupiers, even when other socio-eco-
nomic variables have been taken into ac-
count.®

Renting and owning also lead to differ-
encesin how people rate their own health,
levels of long-termillness and how often
they go to their GP. Thismay be because
owner-occupiers can afford better homes
in better locations, making them less
stressful tolivein.®

Households that are paying more than
30% of their income in housing costs of -
ten do not have enough left to pay for
items essential to good health, including
nutritious food and health services.

L ow-income households tend to buy
food high in fat, sugar and salt because it
provides more energy per dollar than low-
fat food.* OneAuckland mother of four
“spoke of wanting to be able to give her
children *healthy food like apples’ butin-
stead having to buy a box of mutton flaps
and a 20 kilo bag of potatoes with which
to feed her family for aweek” .%

The 1997 National Nutrition Survey
found that 12% of households report feel -
ing stressed because of not having enough
money for food; almost a third of these
househol dswere Pacific people.

“1 have no money set aside for
food. I'll pay the billsfirst and then if
there’'smoney left over I'll buy food...
we don’t make alist or check the cup-
boards before shopping because there's
nothing in them to begin with. There's
nothing inthefridge.”¥
A survey of arandom sample of low-

income househol ds throughout New Zea-
land found that 44% paid at least 40% of
their net income on housing and onein
four paid at least half.® Lack of money
meant that at least once in the previous
three months, three out of five had not
been able to buy essential foods. Over
half had not been able to visit adoctor
when they needed to. Two out of five had
been unable to visit the doctor at least
threetimes.

“Your kids' hedlth suffers. Pre-
scriptions - they just come up out of
the blue. Well, there’s your meat mon-
ey because it hasjust gone on prescrip-
tions.”*

Several participants described having
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to choose between food, heating, medical
care and obligations to their whanau or
familiesinthe Pacific (seeAppendix 1),
and sometimes having to choose who
could eat and who could do without.
“The amount of money we have for
food changes each week depending on
what cultural occasions come up. |If
there's none then there’s more money
for food. If there’'s many, then its back
tojam and bread... Ideally it would
take about $150 to feed everyone well,
but even on weeks when there’s no
cultural things, we still don’t have that
much.” 4
Medical and dental care arefrequently
sacrificed in these situations.
Theavailability of health services,
shopsthat sell cheap, healthy food, and
affordablefacilitiesfor physical exercise
areimportant for health in deprived neigh-
bourhoods where people may not be able
to travel far.

The scope of the problem
Housing affordability becamerapidly
worse during thefirst half of the 1990s,
then steadied and has not improved
since.* By 1998, 8% of households were
below the poverty line (half of the median
household income) solely because of their
housing costs. The steep increasein hous-
ing costs was caused by the Government’s
introduction of the Accommodation Sup-
plement and market rentsin 1996,* as
well asthe cost of first mortgages and im-
migration.”® Migrant populationsare
heavily concentrated in Auckland.

Those least able to compete in the
housing market are squeezed into sub-
standard, overcrowded or unhealthy hous-
ing when housing costsrise and have
slightly more optionswhen costsfall.
They often cannot afford heating in winter
and may have to move frequently or en-
dure periods of homelessness.

Morefamilies on low incomes are ap-
plying for Special Benefitsto pay for their
unaffordable housing. Of those on Special
Benefits, an estimated 37% arereceiving
themaximumAS.#

In 1996, Auckland City had the highest
number of households paying rents over
30% of their income (12,000 or 9%) fol-
lowed by Manukau City (5,541 or 7%).%
These figures are acknowledged to be sub-
stantial underestimates.

In 2001, two out of five Auckland
households in the bottom 20% income
band were paying unaffordabl e rents, more
than double the proportion in 1988.
Households which include Maori and Pa-

“Wall, there's
your meat
money because
It hasjust
gone on
prescriptions.”

cific peoples, peoplein what StatisticsNZ
callsthe Other’ ethnic group, families
with children, solo parents, single person
households, and peoplewith disabilities
and chronicillnessesaremuch morelikely
tolivein unaffordable housing.

In November 2003, the HNZC had
more than 3,200 high-need applicantsin
Auckland waiting for ahouse, but only
219 houses became free in that month.

In 2003 CPAG worked out the differ-
ence between affordable (25% of house-
hold income) and market rents for typical
South Auckland households who were re-
ceiving an Accommodation Supplement.

A family of two adults and three chil-
dren in athree-bedroom house on the low-
est 25% of household earnings was paying
about $170 aweek more than they could
afford. A single parent family on the Do-
mestic Purposes Benefit in atwo-bedroom
flat was paying $100 aweek more than
they could afford.*

‘Alatini’s 2004 survey of 103 Tongan
householdsin Otaraalso illustrates the ex-
tra costs facing private tenants on low in-
comes. Two-thirds of the state house ten-
antsin the survey were paying 25% or less
of their income on rent, while 54% of pri-
vate tenants were paying between a quar-
ter and ahalf. Fourteen percent were pay-
ing more than half.#

Theresearch also says emergency
housingisinsufficient. Women leaving
domestic violence refuges and peoplewith
long-term mental illnessleaving hospital
have difficulty finding adequate housing.

Table 2 - Households on Housing NZC
waiting lists in April 2005

Area Severe |Significant | Moderate [ Low | Total
Need need need need

Glen Innes 1 141 264 131 537
Grey Lynn 4 137 120 59 320
Henderson 1 423 401 165 990
Mangere 17 370 178 54 619
Manurewa 3 181 276 81 541
Mt Albert 2 82 133 132 349
Mt Roskill 1 287 291 84 663
New Lynn 4 258 253 87 602
Onehunga 1 188 114 58 361
Otahuhu 9 142 131 31 313
Otara 1 112 154 50 317
Panmure 1 110 218 95 424
Papakura 1 38 47 51 137
Takapuna 5 97 109 72 283
Auckland

Total 51 2566 2689 1150 6456




Affordability and the

Accommodation Supplement

The Accommaodation Supplement (AS)
pays up to 70% of the difference between
25% of tenants' total income and their
rent, depending on need, income and loca-
tion.

Just over half of all Auckland tenant
households receivethe AS. The average
value of the supplement did not drop when
income-related state rents were re-intro-
duced, which suggests that private tenants
receiving theAS had similar incomesto
public tenants. Across New Zealand,
threein every four people needing the AS
are private tenants paying market rents.
Most are on abenefit and the majority are
householdswith children.

The New Zealand Poverty Measure-
ment Project calculated that despite the
introduction of the AS, between 1993 and
1998 the number of households below the
poverty threshold nationally increased
from 18.5% to 19.3% after housing costs
were taken into account. Most of thein-
crease in poverty came from renters pay-
ing market rents. The project estimates
that in 1998 housing costs made up
around 60% of the income shortfall for
familieslivingin poverty.®® The poverty
gap trebled for private renters and more
than quadrupled for state tenants.

A higher proportion of Maori and what
Statistics NZ calls people of ‘ Other’ eth-

nicities (mostly recent African and Middle Hous ng
East migrants) receivetheASthan Pacific  markets have
and Pakehapeople. Johnson estimatesin .
the CPAG report that an extra 1,500 been described
Auckland househol ds each year will need ¢
the ASto help pay their housing costs. as PowerfU|
engines of
Stuck inarent trap me.qua“ty
Housing markets have been described as which take
“powerful enginesof inequality” which income from
take income from renters and give it to
owners through tax exemptions, tax de- renters and
ductionsand subsi diegs.49 New Zealand's gi veit to
private rental market is made up of alarge .,
number of small investors, each owning OWnNers..

only asmall number of properties.

Historically, New Zealandershave
been proud of their comparatively high
level of home ownership. 1n 1991, almost
three-quarters of Aucklanders were own-
er-occupiers. More adultslived in homes
with a mortgage than without, and only
27% of households rented.

Home ownership has dropped since
then, more in Auckland than el sewhere.
By 2001, only 64% of Aucklanders were
owner-occupiers and 36% were renting.

Home ownership dropped more among
the poorest communities than the wealthi-
est. Only about 12% of the new Auckland
householdsin that decade were owner-
occupied; amost all new householdson
the lowest incomes were renting.

Between 1991 and 2001 Auckland
renting levels rose most (10%) in Wait-
akere City, where home ownership
dropped by 15%. Manukau City was sec-
ond with a13% drop in ownership and an
8% increasein renting. Auckland City has
the highest level of renting at 40%. This
city also has alarge student population on
low incomes and young professionalsand
couples with no children who do not want
to buy a house.™

Home ownership tends to be lower
among Maori and Pacific populationsin
the eight largest cities than in the rest of
the country. These groups are more likely
to have younger populations, have larger
and younger families and to be on lower
incomes. According to 2001 census data,
in the four Auckland urban council areas,
56% of Pakeha households owned their
home, compared to 26% of Maori and
24% of Pacific househol ds.®

Although most people over 65livein
their own homes, ethnic differencesin old-
er people's ownership rates havein-
creased. In 1996, three-quarters of Pake-
ha older peoplelived in their own mort-
gage-free homes compared to half of older
Maori and 25% of older Pacific people.

Sixty-two percent of Pacific people
livein rented houses; in Auckland Pecific
people make up 44% of HNZC tenants.5®

The majority of Tongan tenantsin
‘ Alatini’s 2004 Otara survey predicted
they would never be able to save enough
money to buy their own home.

“No, never with the income we have,

whichismainly shared amongst medi-

cal bills. | guessthat iswhy they call it
adream.”*

Crowded households arelesslikely to
own and more likely to rent. In 2001,
68% of uncrowded households owned
their own house, but only 38% of crowd-
ed households were owner-occupied.®

Itisalmost impossible for the poorest
quarter of New Zealand households to get
amortgage to buy a house because of the
lack of low-income state loans and adrop
intheir real wages. Thisrent trap is par-
ticularly difficult for populationssuch as
Pecific peoples, who have significantly
lower individual and household median
incomes than the general popul ation.

Rent and house prices have grown
faster than income since 1993.% Total
housing costs for rentersincreased by
166% from 1987, whiletenants incomes
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rose by only 59%.5

These steep risesin Auckland have
trapped low-income householdsin renting.
The tax system combined with the abate-
ment regimesfor the AS and other benefits
discourages people from moving off bene-
fitsto low-income employment. “Atits
most extreme, the current regimes pro-
duce an effective marginal tax rate of
125% for some people.”

The AS formula ensures that most re-
cipients housing costsare well over 30%
of their income, up to 40% in the cities.
AS does not help households save enough
deposit for amortgage. For many fami-
lies, this has been the case for decades.

Thefal inhome ownership ratesis
likely, over time, to result in higher hous-
ing costs for retired people and increased
government spending on accommodation
supplements.*®

Buying on a low income

Low income people lucky enough to be
ableto save adeposit can get only small
loans, so they can afford only housing that
is substandard, of poor quality or would
need major repairsin the near future.® &

TheAuckland Regional Council’sAf-
fordable Housing Strategy suggested that
$175,000 was the minimum pricein 2003
for areasonable quality, entry-level, com-
mercially-built new brick and tile house
and section in Auckland.

According to the Regional Growth Fo-
rum, in 1999 nearly two out of five Auck-
land households had an income of $30,000
or less.®? A $175,000 house is out of the
reach of a household on $30,000. Assum-
ing this household was able to save a 20%
deposit (avery difficult thing to do) and
wasreceiving the AS, they could afford
only a $155,000 house at 8.5% interest
with a 25-year mortgage.

Without the AS, this household could
afford only ahouse costing $116,000.
WhiletheAS doesincrease the purchasing
power of this household, it is not enough
to buy anew entry-level home. And even
these modest prices would be out of the
reach of the 30% of households earning
under $30,000.

Research with Maori indicates that
most want to own their own home, but for
asubstantial proportion this has been an
unachievable dream for more than a dec-
ade, and it was impossible to raise the
amount needed for adeposit in Auckland
City and South Auckland.®®

One literature review suggests that the
most effective overseas government home
ownershipinitiatives have focussed on the

“1n 1999
nearly two out
of five
Auckland
households
had an income
of $30,000

or less.”

availability and cost of mortgage finance
for people with low incomes.®

Housing gaps for

mental health service users

An estimated 3% of New Zealanders, or
around 240,000 people, have serious, on-
going and disabling mental illness needing
treatment from mental health or alcohol
and drug services. More than half do not
get treatment. One study estimated that
up to half of people with ongoing and dis-
abling mental illnessmay have problems
with their housing.®

Most mental health service usersinter-
viewed for this study reported major prob-
lemsfinding affordable housing. They did
not want to live long-term in clustered or
group housing for people with mental
health problems. They found the move
from residential mental health treatment to
independent living to be amajor hurdle.

Most transitional short-term housing
requiresrent in advance, abond payment,
or amental health needs assessment, al of
which were problemsfor interviewees.
They also said thereislittle housing for
older people who have been in mental
health ingtitutions for along time and who
will always have high support needs.

Owing money to the Department of
Work and Income was common among
mental health service users, asthey may
need grants for bond and rent advances
more than once ayear if they movein and
out of hospital.

New Zealand affordability
Initiatives

=> In 2003, the HNZC Housing Innova-
tion Fund was established for iwi, commu-
nity, church and ethnic groups who want
to provide housing in Special Housing Ac-
tion Zones such as South Auckland. They
must target low income groups and meet
at least 15% of the project cost.

= Non-profit organisations using volun-
teer labour, such as Habitat for Humanity
(HFH), could build anew brick and tile
house for $130,000 in 2003. HFH pro-
vides no-interest mortgages and uses 500
hours of labour from the eventual 1ow-
income ownersto build its houses. Itis
currently building up to 29 housesin Clen-
don. However, itsresources are limited.
In the Auckland region HFH has been able
to build only 42 houses for 227 peoplein
thelast 11 years.%®

= Somesimilar projects have been less
successful. One Group Self-Build Pro-



grammeresulted in buildingswhich did
not meet resource consent, leaving partici-
pants owing mortgages on unliveable
houses.®
=>» TheAuckland Regional Affordable
Housing Strategy proposes araft of af-
fordable housing action areas and tools for
adoption by local authorities. One com-
monly used overseastool isinclusionary
zoning, which requires up to 30% of all
developments over acertain sizeto in-
clude an affordabl e housing component.
The NGO submission noted that the
only councils which had agreed to develop
their own action plans were Manukau and
Waitakere City. The Manukau City Af-
fordable Housing Strategy proposes sup-
port for affordableliving in the large new
Flatbush area, and in theretail precincts of
Manurewa and Papatoetoe.
=>» Housing New Zealand has devel oped
someinitiativesaimed at commercial de-
velopers and landlords. It has promoted
|ease arrangements with the private sector,
guaranteeing owners aten-year, risk-free
market rental from HNZC. The HNZC
does not disclose the extent of the scheme
dueto commercial sensitivity; theNGO
submission seesit asan expensiveinter-
vention which will worsen house afforda-
bility inthelong-term.®
= HNZC also sponsored a new Commu-
nity Development Award category in the
Registered Master Builders 2004 House of
the Year Awards, to recognise affordable,
good quality housing built to meet acom-
munity and social need.
= HNZC and Kiwibank are piloting a
mortgage insurance scheme, for those able
to afford repayments but unable to qualify
for mortgage finance through other banks.
Therewere 279 approvals by December
2003 from 9,000 enquiries.
=>» The energy-efficient Now Home dem-
onstration project is being planned for
New Lynn, using current sustainable tech-
nologies and funded by the Foundation for
Research, Science and Technology. This
partnership project involves Waitakere
City Council and other organisations, and
the house is expected to sell for approxi-
mately $180,000.%°
=>» Theinaugura meeting of Housing
Aotearoa, anational umbrellagroup for
social housing organisations, washeldin
October 2004. It defines community-
based housing as“ communitiesworking
together to define their housing needs and
to meet those needs, using public and pri-
vate fundswhere necessary”.
= AnAffordable Housing Project is
planned in the Urban Form Design and
Development Work Strand of the Sustain-
ableAuckland Cities Programme. 1t will

involvelocal and central governmentsin
sustai nable approachesto Auckland region
affordable housing.

Overseas affordability initiatives
= The USA hasintroduced the Low In-
come Housing Tax Credit programme, and
local grants or low-interest loans for non-
profit organisationsthat build or rehabili-
tate affordable rental housing.”

POSSIBLE ACTIONS

=> Create an aggressive building programme of new affordable

housing in areas of high demand, by the HNZC, local councils

and NGO socia housing providers.™

=> Tria theuse of inclusionary zoning and devel oper incentives

to increase the Auckland supply of affordable housing for rent or

purchase.™

=>» RequireAuckland councilsto implement the Auckland Re-

gional Affordable Housing Strategy.

=> Exploreregiona trusts, housing associations and other struc-

tural optionsto improveloca council provision of social hous-

ing.”

=> Create direct Government incentivesfor local bodiesto ex-

pand social housing in areas of emerging need, such asrefugees

and mental health serviceclients.”™

=> Encourage mortgage lenders and businessesto invest in social

and affordable housing.”™

=>» Changethe ASto alevel which ensuresthat only 25% of

household spending goes on housing.™

=> Introduce capitalisation of the AS by non-profit community

groups using shared equity between the group and the house-

hold.”

=>» Funding adequate home ownership programmesfor low-in-

comefamilies, which could include—

Rent-to-buy arrangements

Deposit assistance

Mortgage guarantees and top-ups

Programmes tail ored for women on low incomes, Maori,

Pacific people, and other financially disadvantaged groups.
*  HNZC-brokered bulk mortgage agreementswith main

stream lenders.”®

=> Encourage state and community partnerships using models

such as housing co-operatives, community land trusts and co-

housing.®

=> Plan acommon Auckland housing strategy jointly between

state and local government.

=> Purchase of Auckland land now to ensure afuture supply of

land for social housing.

=> Establish an annual locality-based housing needs assessment

by government with local councils, including thelevel of demand

for extra housing, the condition of existing houses and whether

thereis enough affordable housing.®

=> Develop low-cost communal and supported housing for older

people.®

=> Increase provision of suitable rental houses near mental health

and other support services.®

=> Carry out anational education campaign about tenant and

landlord rights and obligationsto counter discrimination.®

=> Develop and monitor agreed measures of housing affordabili-

ty. 87
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