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ORDER OF BUSINESS 
Karakia 

Apologies 

Councillor Wright 

Conflicts of interest 

Announcements by the Mayor including notification of minor matters not on 
the agenda 

Note: re minor matters only - refer LGOIMA s46A(7A) and Standing Orders s9.13 

A meeting may discuss an item that is not on the agenda only if it is a minor matter relating to 

the general business of the meeting and the Chairperson explains at the beginning of the 

public part of the meeting that the item will be discussed. However, the meeting may not 

make a resolution, decision or recommendation about the item, except to refer it to a 

subsequent meeting for further discussion. 

Announcements by the management 

Agenda items 

1 Council Housing Provision................................................................................................... 3  

Minor matters not on the agenda – discussion (if any)  

Public excluded  ................................................................................................................ 154  
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AGENDA ITEMS 
 

1. COUNCIL HOUSING PROVISION 

Type of Report: Operational and Procedural 

Legal Reference: N/A 

Document ID:        1460520  

Reporting Officer/s & Unit: Natasha Mackie, Manager Community Strategies 

Adele Henderson, Director Corporate Services 

Darran Gillies, Acting Director Community Services  

 

1.1. Purpose of Report 

This report summarises the feedback provided by the community on the three options 

presented for consultation regarding the future provision of community housing to inform 

Council in its decision-making on this matter.    

 

 Officer Recommendation 

1. That Council makes a decision to progress one of the following options for 

implementation in relation to Council’s housing portfolio: 

a) Keep all of the existing portfolio (Status Quo) – implement a public / private 

benefit approach and implement a cost recovery rent setting policy OR 

b) Keep most of the existing portfolio (Part Retain / Part Sell) - implement a 

public / private benefit approach, implement a cost recovery rent setting 

policy, and use any sale proceeds to kickstart a reserve to lower rates and 

rents contribution while also allowing time for other opportunities to be 

developed (e.g. new developments) OR 

c) Keep none of the existing portfolio (Transfer / Sell) – exploration of the 

transfer options (e.g. lease, trust, sell) should be completed prior to a final 

proposal through a Long Term Plan or Long Term Plan amendment.  

 

2. Subject to Council’s decision, a full plan will be developed outlining the next 

steps, including the specific consultation processes required for the option 

selected to progress. 

 

  

 

1.2. Background Summary 

In 2018, a Section 17A of the Local Government Act 2002 (LGA) review of the housing 

activity was completed.  This review identified ongoing sustainability issues with the current 

delivery model and a detailed review was initiated.  

Following the Strategic Review of Housing and subsequent options for its future provision 

being developed, Council resolved to consult the community via a Special Consultative 
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Procedure on 10 March 2022.  This consultation has been completed, and sought 

feedback from the community on all three options as follows: 

 Keep all of the existing portfolio (Status Quo) – Council owns and manages all of 

its housing. 

 Keep most of the existing portfolio (Part Retain / Part Sell) – Council sells its three 

social housing villages and develops new units on two of its nine retained 

retirement sites. 

 Keep none of the existing portfolio (Transfer / Sell) – Council sells or transfers all 

of its housing to another entity in the social housing sector. 

Consultation was undertaken between 16 March and 20 April 2022.  

A summary of consultation activities, including specific initiatives to support current tenants 

to engage with the proposals, is attached. SIL Research analysed the submissions, 

identifying the key themes emerging from the feedback received. The SIL Research report 

is attached. 

1.3. Consultation summary 

 This section summarises consultation undertaken. While community feedback is received, 

Council’s decision-making should consider the wider context including impacts on those 

who did not submit, along with the economic, social and financial information provided. 

 A total of 286 unique submissions were received, including response from 23% of Council 

housing tenants (88 submissions). Several submissions included collective responses 

from one of the housing villages, bringing the number of tenants providing feedback to 

103. There were 14 submissions made on behalf of groups or organisations. Two 
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submissions were received from housing providers, both of whom selected the transfer/sell 

option. 

 The consultation asked submitters two substantive questions: 

 Which of the three options they preferred, and  

 If they selected one of the options which would still result in a shortfall to Council, 

how they thought that shortfall should be funded, with options given for ‘100% 

rates funded’, ‘100% rent funded’, or ‘a combination of rates and rent’.   

 The feedback received about those two components of the consultation is summarised in 

the following two sections.  

1.3.1.  Question One: feedback on the options  

 The following diagram shows the breakdown of submitters’ preferences in relation to the 

three options presented.  

 

 There was strong support for Council to retain the housing activity in some capacity (72%), 

with 51.4% support for keeping the entire portfolio (42% of tenant respondents) and 20.6% 
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supporting keeping the retirement housing portion (35.2% of tenant respondents). Of the 

103 tenants who submitted, 17% preferred that Council retain the entire portfolio.  

        Over 45% (46.1%) of all submitters supported the transfer of some or all of the portfolio to 

another entity. Of those 25% (25.5%) of the submissions supported the option for Council 

to transfer / sell all of its housing.  

 High level themes expressed by people across these two broad preferences are 

summarised in the table below.  

 

Preference Themes 

Retain in some capacity  
 If keeping all of the housing is not possible, at least keep most 

 Strong support for keeping housing for older people and those 

with disabilities 

 Council has a responsibility to protect, particularly older people, 

and particularly in the current housing climate 

 Lack of maintenance needs to be addressed  

 Concern the decision has already been made and/or how the 

options would be implemented  

Transfer/sell  
 Other providers are better suited to provide this specialist service  

 Social housing provision was not the responsibility of Council or 

ratepayers 

 Council should focus and prioritise its other service 

 Increasing rates to help fund the service would be a burden to 

ratepayers, particularly for those on fixed incomes or first time 

home buyers with substantial mortgages 

 Suggestions about how any sale proceeds could be spent (e.g.  

reducing rates by spending it on existing services and projects, 

investing in community projects and/or supporting vulnerable 

community members, e.g. older people).  

1.3.2.  Question Two: Feedback on how any shortfall should be funded: 

 The two options that see Council retaining all of its portfolio (Option One: “Status Quo”) or 

part of it (Option Two: “Part Retain / Part Sell”), would result in an annual shortfall over the 

forecasted 25-year period per the modelling prepared for Council by consultant PwC.  

 Regardless of option preferred, the majority of submitters supported a combination of 

increased rates and increased rents to cover the shortfalls.  
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 Affordability was a key theme identified for consideration. Some tenants identified they 

would be comfortable with an increase to their rent if it meant that they could stay in their 

flat. There were some tenants who identified they would struggle to pay market rents or 

any significant increase to rent. 

1.4. Key Submission Themes  

 Submitters had the option to include comments to give more detail and context to their 

submission. Key themes that emerged are summarised below, along with brief comments 

from officers where relevant.  

1.4.1.  Responsibility to provide housing 

 There were differing views expressed about whether Council should provide community 

housing.  

 Submitters who selected the option to retain some or all of the housing tended to suggest 

Council had a responsibility to provide housing to vulnerable members of the community 

identifying the role Council had in social development and community wellbeing. They 

identified they were supportive of a rates contribution to continue the housing provision.  

 Those who contradicted this sentiment tended to have selected the transfer / sell option 

and suggested others, particularly central government, had the responsibility to deliver 

housing for the community and that Council should focus on other priorities. Some 

submitters commented that ratepayers should not subsidise tenants, particularly those 

ratepayers who were struggling themselves. 

1.4.2.  Provision of housing to Older People 

 Many submitters, particularly those that selected the option where the social villages would 

be divested, commented that the focus should be on providing housing to older people. 

Several identified that Napier’s population was ageing and there would be many needing 

affordable rental housing in the future. Concern was expressed by some that there would 

be nowhere for the new cohort of older renters to go if the portfolio was sold. Council has 
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acknowledged this concern by imposing a condition on the sale for the housing to remain 

as housing for older people and people with disabilities. 

1.4.3.  Maintenance  

 Several submissions referred to housing units not currently complying with the Healthy 

Homes Standards.  

  Officer comment  

 Council is required to have its whole portfolio comply with the standards by 2024, and since July 

2021 all new tenancies had to comply within 90-days of the tenancy starting. The heat pump and 

ventilation installation roll-out is underway which complements the work on drainage and insulation 

already completed. Council’s portfolio will meet the standards well before the 2024 deadline. 

1.4.4.  Security and protection for tenants 

 Some submitters raised concerns about families being placed within retirement villages. 

There were particular concerns expressed about villages becoming unsafe with the 

placement of tenants with complex situations and needs, and particularly with Kāinga Ora 

reluctant to terminate tenancies.  

  Officer comment  

 The typology of the housing in retirement villages being one bedroom units, with the exception of a 

two bedroom unit in Arthur Richards and a three bedroom house on the edge of Greenmeadows 

East, preclude the placement of families in retirement units. Council has identified it would place 

conditions on any sale of the retirement units for them to remain as housing for older people and 

people with disabilities as well as protecting current tenants. 

1.4.5.  Scepticism  

 Submissions from tenants were more likely to question the validity of the information 

provided and particularly how the current situation had arisen. Comments around the 

decision to sell having already been made were more likely to come from tenant 

submissions, despite repeated confirmation from the Mayor and Council that this is not the 

case. 

  Officer comment  

 The PwC modelling used financial and asset information provided by Council and consultants to 

forecast future income and costs.  

 The Funding Policy of 2001 (clause 5.4.10) states that contributions from rates (equivalent to annual 

depreciation) was reserved until June 2001.This reserve has been fully utilised. 

 Council’s housing is a separate cost centre within the financial system. In 2015, a fund was 

established to ring fence the housing financials away from the rest of the Council’s financials. 
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Research into this has identified that only maintenance expenditure was ring fenced at the time, 

and this was corrected in 2019, when all of the housing activity was fully ring fenced.  

. 

1.4.6.  Alternative options 

 There were a number of alternative options suggested through the submissions, generally 

they are a variation on one of the options presented. These suggestions included: 

 

Alternative option 

suggested  

Detail  Officers’ comment (if relevant)  

Transferring the 

operation of the 

service 

A suggestion to contract the operation of the 

service to a private tenancy provider was 

made, with another suggestion to create a 

standalone unit to run the service.  

These suggestions cited that costs would be 

significantly reduced and service increased. 

In both these suggestions it appears that 

Council would still own the asset and as 

such could retain responsibility for the asset 

condition, and corporate overheads would 

need still need to be funded 

Should Council opt to retain 

housing, there may be appetite to 

investigate these suggestions 

further, particularly the standalone 

unit which would align to the 

option presented where Council 

owns and manages the housing. 
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Use ‘Three Waters’ 

money 

 

There was a suggestion that the funding the 

Government will provide to Council as part 

of the Three Waters Reform could be utilised 

for the housing activity. 

 

 

Improve 

quality/quantity 

Some submitters noted the housing 

shortage and rising demand for affordable 

rental housing for older people. They 

suggested Council needed to improve the 

quality of housing it offered and also to 

increase its portfolio.  

 

 

Expand eligibility 

criteria 

There were a couple of submitters who 

suggested an expansion of the criteria to 

increase the mix of tenants to include those 

who can afford to pay more e.g. working 

families to generate more income.  

However, there were many submitters who 

were concerned about mixing families in with 

older tenants 

The Part Retain / Part Sell option 

identifies redevelopment of the 

Hastings / Munroe village and for 

it to become a market rental 

village to generate increased 

income. 

Lobby Central 

Government  

Some submitters suggested Council lobby 

the Government for central government 

support. 

Council has lead several remits, 

supported by a large number of 

other councils, to the Government 

for it to consider changing the 

application of the Income Related 

Rent Subsidy to include councils 

as well as providing other support 

in order for councils to retain the 

provision of community housing. 

There is no indication of any 

change in government policy. 
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Wait One submitter suggested Council should 

wait until the Local Government Reform 

process was completed before exiting the 

housing activity. 

This matter was identified as a 

consideration for Council in the 

February report. A draft report on 

the Local Government reform for 

public consultation is due in 

September 2022. This should 

provide information on the 

direction the reform may take and 

allows for adequate time for 

adjustments to the option 

pathway the Council selects, 

before implementation makes the 

decision irreversible. 

Note that a September publication 

date will coincide with the period 

before the 2022 triennial election  

Sale through the 

open market 

Suggestions to sell homes to first home 

buyers or to investment syndicates were 

offered 

Separation through subdivision 

could be difficult given the 

typology of the homes (attached 

in blocks) along with communal 

land areas. Challenges may arise 

with villages containing multiple 

owners. 
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Lease A submission from Soho Group proposes an 

initial ground lease arrangement, with the 

option to purchase some sites in the future. 

The Soho Group would then demolish a 

small number of units and rebuild (to a 

higher density) to achieve growth to around 

833 units – a doubling of capacity 

This proposal appears to fit 

predominately into the transfer / 

sell option with all of the buildings 

being transferred, but Council 

having the opportunity to retain 

some of the land.  

The submission is silent on 

whether a sale of the buildings is 

intended.  

Future use of any leased land 

would be limited given the 

development intentions.  

The proposal identifies the 

proposed conditions regarding the 

retention of current tenants and 

the future use of the current units 

would be able to be met.  

Should the option pathway be to 

transfer some or all of the 

portfolio, the proposal from Soho 

Group, and potentially others, 

could be further explored. 

The option to lease the portfolio 

(housing and land) to a 

Community Housing Provider was 

tested through a market sounding 

exercise with a range of providers 

with little appetite being shown 

given the inability to utilise the 

asset for further development 

and/or financing. However, 

Emerge submitted that it could be 

interested in a lease arrangement 

for the Social villages. 

Establish a Housing 

Trust 

A few submissions suggested Council 

instigate the establishment of a Trust that 

could become a Community Housing 

Provider, gifting the portfolio to the Trust. 

There was reference to the idea of several 

local councils pooling their portfolios 

together through a regional Trust. 

This is an option that is included 

in the Transfer / Sell option with 

the acknowledgment that such a 

Trust would take some time to 

establish and would require 

agreement from other councils 

(for a regional approach). 



Ordinary Meeting of Council - 18 May 2022 - Open Agenda Item 1 

13 
 

Maintain / Upgrade Several submitters identified their preference 

was to use any sale proceeds from the 

divestment of the social villages to reinvest 

in the remaining villages. Some said there 

was no need to develop new units, while 

others thought new development could be 

done later. One submitter suggested the 

Hastings/Munroe St village could be 

included in the social village sale given the 

relative ease of relocating four tenants. 

 

   

1.5. Significance and Engagement 

The next stage of proposed consultation impacts differ between the option pathways. The 

consultation methods are driven by legislation and/or policy.  

The following table summarises the consultation approaches for each option. If a rent 

setting change is required, an amendment to the operational policy can be made. Where 

a rates contribution is required policy changes are required to the Revenue and Financing 

Policy and the rates caps. If the transfer of ownership or control is preferred, this must be 

exercised through Council’s Long Term Plan (‘LTP’) (or and LTP amendment process). 

The options that involve development of sites of significance for Māori provide 

opportunities for partnership and consultation with mana whenua is vital. 

Once an option pathway is selected, a full Consultation Plan will be developed within the 

broader project planning process. 

 

OPTION Consultation  

Keep all Keep most Keep none   

Rent change Rent change   

60 day notice to tenants 

1 September 2022 

Rates change Rates change   

Annual Plan 2023/24 or LTP 

amendment consultation 

By 1 July 2023 

Combination of rents 

and rates change 

Combination of 

rents and rates 

change 

  

60 day notice to tenants 

1 September 2022 (rent) 

Annual Plan or LTP amendment 

2023/24 consultation  

By 1 July 2023 (rates) 

  
Sale of Some 

Villages 
Sale of All Villages 

LTP amendment  

Or 

Next scheduled LTP  

By 1 July 2024  
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1.6. Financial Implications 

The current delivery model requires Council to loan fund anticipated shortfalls of 

approximately $2.2 million P/A, identified as a short term measure in the LTP 2021-31 until 

a decision could be made regarding the future provision of housing.  

Should the Council elect to keep all or most of its community housing, an increase to rates 

and / or rents is required to fund the projected annual operating shortfalls. Actual 

expenditure, particularly on repair, maintenance or renewal may vary from the SPM 

modelling and, should they occur earlier, would be challenging to complete given the lack 

of cash reserves and the time needed to build these up. This could be addressed by loan 

funding for early deficits while a reserve fund is built up. The ‘lumpiness’ of the expenditure 

is also difficult to manage from year to year. The following graph illustrates the fluctuating 

costs for the keeps all scenario. 

 

The usual practice of ‘smoothing’ can be applied to address this issue, whereby reserves 

can be built up over time to respond to fluctuating costs. In order to achieve this over the 

25 year period in the model, it has been estimated that income of $6.4 million is required 

annually to build a reserve to pay for current costs and anticipated costs over time (keep 

all option) or $4.5 million (keeps most option – with no development). The following graph 

shows how the costs and revenue would accumulate for the ‘keeps all’ scenario on this 

basis.  
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1.6.1. Value of portfolio 

An assessment of the portfolio was undertaken in April 2022 in order to provide up to date 

valuation information to include in the modelling for the options involving the transfer of the 

portfolio. The following table also identifies the market valuation figures utilised in the PwC 

review (2020) as well as rating valuation material. 

 

 

HBU – Highest and best use 

1.6.2. Policy adjustments 

Revenue and Financing Policy 

In order to introduce a new funding mechanism to allow a partial contribution to the activity 

from rates, the Housing section in the Revenue and Finance Policy will require adjustment 

to identify the public / private percentage split. 

Considerations have been made against requirements in section 101 of the LGA, analysis 

of financial information including funding requirements, tenant income and benefits, and 

market rent parameters. The outcome of this process identifies a split of 25% public (rates) 

to 75% private (rent) split. The assessment is attached. 

Any adjustment to the Revenue and Financing Policy would require consultation which 

would be undertaken in conjunction with the Annual Plan 2023/24 Consultation process. 

1.6.3. Rent Setting Policy 

Current rental income does not sustain the housing activity and if the shortfalls are not fully 

met by rates, a rent increase and rent setting policy change is required.  

Typically there are three different types of rent setting policies that are used in councils: 

1.  Percentage of Market Rent: 

  Subsidies are provided by charging less than the full market rent. The percentage of 

market rent is set considering rent affordability and cost recovery. Percentages used 

by other councils range between 60% and 90%. This approach requires regular 

market rental review and in the recent market, can result in large rent increases 

which often results in pressure to reduce percentages (increase subsidies) or freeze 

rents which in turn result in rents becoming significantly out of sync with the market 

and rental policy. 

 

2. Proportion of Tenant income (current setting): 

Village Market Valuation 2022 (HBU) Market Valuation 2022 Market Valuation 2020 Rating Valuation 2020

Wellesley 8,445,000 8,120,005 6,250,000 3,990,000

Nelson 3,900,000 3,840,000 2,860,000 2,120,000

Carlyle 9,455,000 9,600,000 7,045,000 4,900,000

Total Social 21,800,000 21,560,005 16,155,000 11,010,000

Greenmeadows East 14,315,000 12,480,000 9,245,000 3,730,000

Arthur Richards 12,885,000 13,000,000 8,055,000 3,160,000

Rangi Marie 4,565,000 4,560,000 2,985,000 1,740,000

Otatara 3,660,000 3,600,000 2,265,000 940,000

Oriel 5,260,000 5,300,000 3,065,000 1,660,000

Henry Charles 18,600,000 18,630,000 11,095,000 5,550,000

Hastings/Munroe 1,610,000 1,220,000 965,000 1,160,000

Centennial 10,155,000 10,000,000 6,615,000 3,250,000

Coventry 8,235,000 7,905,000 4,905,000 2,580,000

Total Retirement 79,285,000 76,695,000 49,195,000 23,770,000

Total 101,085,000 98,255,005 65,350,000 34,780,000
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  This is Council’s current setting. The proportion is set in line with what is considered 

an ‘affordable’ level – 30% of income. The income received through this setting does 

not cover the cost of the activity. This rent setting approach within the social housing 

portfolio relies on up to date accurate information being provided by tenants and has 

resulted in situations where tenant’s rent is under $100pw for 2 and 3 bedroom 

properties. 

 

  There is a lower level of certainty around total income levels with this approach as it 

is highly dependent of the make-up of the tenant cohort at the time. 

 

3. Cost Recovery (preferred setting): 

  Rents are set to cover the projected costs of the activity. Rents still need to be within 

market rent parameters. Because costs fluctuate from year to year, it would be 

necessary set an ongoing annual requirement to smooth costs and to build up a 

reserve. This would result in some year’s income being over the expenditure and 

vice versa.  

 

 Financial modelling for this approach has been completed. This approach provides 

more certainty of income, with income covering present and future costs and would 

be less affected by the rental market increases. Given the uncertainty and variability 

around market rents and the unsustainability of the current rent policy, the cost 

recovery approach is recommended should Council retain all or most of its housing. 

Cost recovery modelling is already adjusted for inflation, therefore a review of cost 

recovery requirements could take place alongside the LTP budget development 

process (every three years), where costs and asset condition assessments can be 

considered. 

1.6.4. Accommodation Supplement 

Tenants receive any applicable Accommodation Supplement (AS) directly from the 

Ministry of Social Development (MSD). The AS is determined by a number of factors 

including rent amounts, income and benefit types. An individual and whanau situation is 

assessed and the entitlement is granted. Council does not collect information about its 

tenants access to AS, however, indicative information from MSD according to the main 

benefit types applicable to Council tenants has been utilised to assess rent amounts that 

could address the sustainability issues with Council ownership, without creating 

unreasonable affordability issues, using the public / private split assessment as a basis. 

The examples are provided in the Development of Options section of this report. 

1.6.5.  Rates  

Should either retention option be favoured (Option One: “Status Quo” or “Option Two: Part 

Retain / Part Sell”), a contribution from rates has been established as required in 

recognition of the public / private benefit split and the purpose of the activity to provide 

affordable rental housing. The current modelling identifies that the 25% / 75% split will 

breach the rates caps of 9.7% for 2023/24 set in the current LTP. The effects are identified 

in the table below – percentages in brackets show the required amended rates cap for 

each of the options. 

 

Rates Cap 

& projected 

Keeps All Keeps Most 

(without new development) 
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increase 

2023/24 

 25/75 split* 100% rates 

 

25/75 

split 

100% 

rates 

 

9.7% 

(total rates) 

2.4% 

(12.1%) 

3.8% 

(13.6%) 

1.6% 

(11.3%) 

2.3% 

(12%) 

25/75 split (cost recovery model) – total cost of service  

* based on 95% occupancy 

100% (current income based rent model) - total cost minus current income = deficit 

(funded by rates) 

Includes reserve requirement 

A rates impact resulting from the decision would be consulted on as part of the 2023/24 

Annual Plan Consultation, where the rates cap amendment would also be identified.  

1.7. Social & Policy Implications  

The question of whether or not Council should provide community housing was introduced 

through the consultation process. There were differing views submitted. Those who 

preferred Council’s retention of housing tended to comment that Council had a 

responsibility/duty to look after vulnerable residents, while those who preferred Council to 

transfer the housing tended to comment that Council had no role to play in providing 

housing – that it was a central government responsibility. It is noted, that the preference 

appears to be that Council provides housing for older people and people with disabilities. 

Council is a key contributor to community wellbeing, and secure and affordable housing is 

considered a key driver of wellbeing. Councils have several instruments to influence 

access and availability of housing. Some councils provide low cost rental housing directly, 

like Napier, while others have either never provided housing or have opted out of providing 

housing. There is still a significant demand for affordable rental housing, even where 

councils provide community housing. 

The future provision of housing potentially impacts current and future ratepayers. It was 

noted in the submission feedback, that a rates contribution may require those who are 

financially challenged to subsidise those who are equally or less financially challenged. 

While this could be the case, the land and buildings associated with the housing service, 

are assets owned by the community. As with other Council assets, they form part of 

Council’s balance sheet, enabling the ability for Council to raise loans.  

A consideration for Council in its decision-making are the government reforms underway 

and the potential impacts of the transference of Three Waters and any changes to the role 

and function of local government moving forward. Opting out of community housing may 

diminish Council’s status should more emphasis be placed on councils taking a greater 

role in the provision of local community infrastructure (e.g. housing) in the future. 

Tenant welfare is a key consideration for Council in this process. It is acknowledged that 

this process has caused anxiety for some. Submissions from tenants, in particular, confirm 

there is concern about the ongoing security of tenancy. The conditions for any sale are 

aimed at protecting current eligible tenants and this continues to be communicated. 
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1.8. Risk 

1.8.1.  Information Currency 

 The PwC report that was used to arrive at the three options presented for consultation, 

was based on the most up to date information at the time. Some pricing, particularly with 

reference to the new development proposals, has increased significantly in the intervening 

period. Challenges with securing contractors for construction and supply chain issues are 

also occurring, driving costs up and capacity down.  

 Efforts have been made to update some information for this report including the provision 

of new market valuations (including rental valuations), accommodation supplement 

indications, rent setting options, historical information searches, legal advice and 

government policy intentions. 

 It should be noted once an option is selected, further analysis will be undertaken in order 

to develop a detailed project implementation plan. 

1.8.2.  Local Government Reform 

 Opting out of community housing may diminish Council’s functions at a time when the 

Government is reviewing the purpose and function of local government entities. However, 

any decision to transfer Council’s housing will take at least 12 months to initiate. This 

allows Council to reconsider its position, should the reforms lean towards councils taking 

a greater role in housing provision, when the Government consults in September 2022. 

1.8.3.  Long Term Plan Amendment 

 The options that involve transferring part or all of the housing assets could be dealt with 

through an LTP Amendment or through the next LTP (in the cycle). An LTP amendment 

requires additional resourcing and funding of approximately $160,000, with no current 

budget provision. An amendment assesses matters in isolation. As there are several other 

projects outside of housing that are currently unfunded, collating all of these within one 

LTP amendment process could be considered. 

 Risks associated with each option are detailed within the options section. 

1.9. Options 

The options available to Council are as follows: 

a. Select one of the following three options for Council’s housing portfolio, to progress 

to implementation (preferred): 

i. Keep all of the existing portfolio (Status Quo) – the preference is to implement a 

public / private benefit approach and implement a cost recovery rent setting 

policy OR 

ii. Keep most of the existing portfolio (Part Retain / Part Sell) - the preference is to 

implement a public / private benefit approach, implement a cost recovery rent 

setting policy, and use any sale proceeds to kickstart a reserve to lower rates 

and rents contribution while also allowing time for other opportunities to be 

developed (e.g. new developments) OR 

iii. Keep none of the existing portfolio (Transfer / Sell) – exploration of the transfer 

options (e.g. lease, trust, sell) should be completed prior to a final proposal 

through an LTP or LTP amendment OR 
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b. Do not select an option to progress to implementation – this option would require 

ongoing loan funding to manage the housing activity. Given loan funding was put in 

place on a temporary basis until a decision on the provision of housing is made, 

further consultation would be required. Loan funding without a plan for sustainability 

breaches Council’s balanced budget requirement. This option does not address the 

issues raised during the review process. 

1.10. Development of Preferred Option 

 The selection of a preferred option is a decision for Council. The implications of each of 

the three options are summarised in the following section.  

1.10.1. Keep All – Status Quo 

 This option continues to provide housing at current levels of service (377 units). Changes 

in the Residential Tenancy Act have meant the complexity of providing tenancy 

management services has increased which necessitates an increase in staffing levels if 

the service is retained. This option does not result in any additional housing, although 

there may be potential new development on the Hastings / Munroe and Greenmeadows 

sites through partnerships and through any government funding should that become 

available in the future. 

 Just over 50% (51.4%) of the total submissions and 42% of submissions from tenants 

support this option. The preference to fund the shortfall was through a combination of an 

increase to rates and rent (63%). The comments provided to support this view were 

centred around the feeling that Council has responsibility to provide for and protect 

vulnerable tenants. 

Financial impact 

 To enable this option to attain sustainability, a reserve fund needs to be built to address 

the fluctuation of costs year on year. Should costs occur earlier than sufficient reserve 

funds are available, interim loans may be required and/or work may need to be 

reprioritised.  

Modelling has identified an estimate of $6.4 million pa, each year for 25 years, is required 

to enable this option to be feasible.  

The following table identifies the financial impacts under the three funding options. 

 

Funding Option Tenant (1bd – single)* pw Ratepayer (per average 

household per annum) 

100% Rates No impact 3.8% ($102.60) 

100% Rent $340 pw (168% increase) No impact 

25% Rates / 75% Rent 

(preferred) 

$250 pw (97% increase) 2.4% ($64.80) 

*before any accommodation supplement 

Preferred funding model 

The cost recovery model with a rates / rent split is the preferred option. This is supported 

by the Section 101 review provided. The 100% rent model challenges the objective to 

provide affordable housing with rents being 73% of income (or 51% after AS), while the 
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split model delivers 54% of income (or 35% after AS) – based on the Superannuation 

Single rate. 

The following table shows the financial impact of the rents under the two options affecting 

tenants both before and after accommodation supplement is factored in. Note 

accommodation supplement amounts vary according to individual and household 

situations – the calculations below are based on bands available related to benefit types. 

 

 Before AS After AS 

 Rent* % income Rent* % income 

100% Rent 

Single Retiree $340 73% $235 51% 

Retiree HH $544 76% $389 55% 

Single SL $340 94% $235 65% 

Split 

Single Retiree $250 64% $171 35% 

Retiree HH $400 56% $245 34% 

Single SL $250 69% $145 40% 

 

HH – Couple / Household SL – Supported Living 

Payment 

Split – 25% rates / 75% rent 

*Based on rent for a one bedroom property 

**based on current typology formula HH are charged 60% more rent than singles 

 

Consideration to rents payable by people receiving Supported Living Payment (people 

with disabilities) should be considered, as a disparity occurs with income percentages 

due to the lower benefit rate they receive.  

Implementation 

Increased rents are able to be actioned by issuing a 60 day notice as required by the 

Residential Tenancies Act. Any rates component will require consultation and 

amendment to the Annual Plan 2023/24 on the rates increase and corresponding rates 

cap increase and may require an amendment to the Revenue and Financing Policy, 

which if significant, would require consultation. Any deficits occurring until full 

implementation is achieved can be funded through loan funding which is already in place. 

Accommodation Supplement amounts will vary between tenants. MSD are able to 

provide assistance and information around entitlements. 

The rent increase after the estimated Accommodation Supplement is approximately 35%. 

Council could consider phasing the increase over two years, this would require a 

continuation of loan funding to fund the gap in the first year. 

Longer term implications 

Keeping all of the housing provides opportunity for a range of options in the future 

including: 

 Review of service levels / operating practises – further review of costs and how 

efficiencies may be gained through contract and service level agreement 

reviews. 
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 Revisit options for shared services – as a number of councils consider their 

housing delivery options, there may be opportunities for Council to lead a shared 

service model for other councils – which could be a pre-cursor for a regional 

housing entity. 

 Redevelopment / new development – partnership and funding opportunities may 

arise in the future which could enact the development opportunities identified 

during the Strategic Housing Review with consideration of other sites as well. 

Other: 

Renewal – while this option allows for the projected asset maintenance and repair to be 

completed including the replacement of component parts, full renewal may still be 

required in the future. Consideration of funding requirements are still necessary in the 

medium term. 

1.10.2. Keeps Most – Part Retain / Part Sell 

This option retains 300 retirement units in eight villages, selling (transfer) the three social 

villages to an entity within the social housing sector, and using the proceeds to redevelop 

two sites creating 49 new units. This option focuses Council’s housing service on the 

provision of housing to superannuatants and people with disabilities. The city fringe 

villages (the three social and the Hastings /Munroe site) lend themselves to higher 

density redevelopment. 

Updated market information estimates the value of the three villages has risen from 

$16.1 million in 2020, to $21.5 million. A sale to an entity in the social housing market is 

most likely to occur on a Discounted Cashflow basis (DCF). Consultation with Kāinga 

Ora, indicated that this is also the basis they would consider if the opportunity was one 

they would pursue.  

In the intervening period from when this option was modelled, construction costs have 

escalated and contractor and supply availability has become challenging. Should this 

option be selected, there is a risk that development costs may be far more than originally 

estimated and actual sale proceeds are unknown. 

Just over 20% (20.6%) of the total submissions and 35% of submissions from tenants 

support this option. There was a strong preference to fund the shortfall through a 

combination of an increase to rates and rent (79.7%). The comments provided to support 

this view were centred around the feeling that Council has responsibility to provide for 

and protect vulnerable tenants. There were comments suggesting that Council should 

focus on providing housing to older people rather than providing social housing. A 

number of submissions suggested the sale proceeds should be used to improve the 

remaining villages rather than for new units. 

Financial impact 

To enable this option to attain sustainability, a reserve fund needs to be built to address 

the fluctuation of costs year on year. There is an opportunity to use any sale proceeds to 

kickstart the reserve fund, reducing the risk of not having sufficient funds to cover early 

shortfalls and reducing income requirements. Loan funding is still an option until a sale 

could occur (earliest late 2023) or should there not be enough in the reserve at the time 

to cover costs. Reserving the sale proceeds allows Council to recast the redevelopment 

modelling based on current costs and/or delay development until sufficient reserves are 
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built up or when the conditions are more conducive. This approach may also provide 

leverage for partnership and funding opportunities that would support portfolio expansion. 

Modelling has identified an estimate of $4.5 million pa, each year for 25 years, is required 

to enable this option (part retain/part sell) to be feasible. This includes reserving the sale 

proceeds. This approach means there are less tenants (305) that pay rent. The following 

table identifies the financial impacts under the three funding options. 

 

Funding Option Tenant (1bd – single)* pw Ratepayer (per average 

household per annum) 

100% Rates No impact 2.3% ($62.10) 

100% Rent $302 pw (137% increase) No impact 

25% Rates / 75% Rent 

(preferred) 

$227 pw (79% increase) 1.6% ($43.20) 

*before any accommodation supplement 

Preferred funding model 

The cost recovery model with a rates / rent split is the preferred option. This is supported 

by the Section 101 review provided. The 100% rent model challenges the objective to 

provide affordable housing with rents being 65% of income (or 43% after AS), while the 

split model delivers 49% of income (or 34% after AS) – based on the Superannuation 

Single rate. 

The following table shows the financial impact of the rents under the two options affecting 

tenants both before and after accommodation supplement is factored in. Note 

accommodation supplement amounts vary according to individual and household 

situations – the calculations below are based on bands available related to benefit types. 

 

 Before AS After AS 

 Rent* % income Rent* % income 

100% Rent 

Single Retiree $302 65% $197 43% 

Retiree HH $483 68% $328 46% 

Single SL $302 84% $197 55% 

Split 

Single Retiree $227 49% $157 34% 

Retiree HH $363 51% $208 29% 

Single SL $227 63% $139 39% 

 

HH – Couple / Household SL – Supported Living 

Payment 

Split – 25% rates / 75% rent 

*Based on rent for a one bedroom property 

**based on current typology formula HH are charged 60% more rent than singles 

Consideration to rents payable by people receiving Supported Living Payment (people 

with disabilities) should be considered, as a disparity occurs due to the lower benefit rate 

they receive.  

Implementation 

Increased rents are able to be actioned by issuing a 60 day notice as required by the 

Residential Tenancies Act. Any rates component will require consultation and 
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amendment to the Annual Plan 2023/24 on the rates increase and corresponding rates 

cap increase. Any deficits occurring until full implementation is achieved can be funded 

through loan funding which is already in place. 

Accommodation Supplement amounts will vary between tenants. MSD are able to 

provide assistance and information around entitlements. 

The rent increase after the estimated Accommodation Supplement is approximately 25%. 

Council could consider phasing the increase over two years, this would require a 

continuation of loan funding to fund the gap in the first year. 

The housing portfolio is listed as a Strategic Asset and as such the sale or transfer of 

villages would need to be enacted through a LTP or LTP amendment. At that time, 

indications on how any sale proceeds would be dealt with can be made. One of the 

villages, Carlyle Street, is included in the Napier Borough Endowments Act 1876 (NBEA). 

Legal review of the NBEA with regards to a potential sale concluded that: 

 

“there were legally compliant pathways available for each of the proposed options. 

Importantly, there are strategy options and implementation pathways that are potentially 

able to preserve, and make workable the spirit and intent of the original endowment 

purposes (some of which are currently ineffective) which focus on benefits to the 

community.” 

A review of the archives has identified at least three disposals of endowment land. Some 

of these sales were enacted as a result of Council instigated new legislation that 

permitted the sale of the portion of the endowment land they sought to divest. There is 

therefore a precedent for this type of action. 

Should Council wish to divest the Carlyle St village and/or the other endowment land site 

(Hastings / Munroe), it is recommended legal assistance be sought to guide this process.  

Property services would also be required to assist with any sale process. 

Longer term implications 

Keeping most of the housing provides opportunity for a range of options in the future 

including: 

 Review of service levels / operating practises – further review of costs and how 

efficiencies may be gained through contract and service level agreement 

reviews. 

 Revisit options for shared services – as a number of councils consider their 

housing delivery options, there may be opportunities for Council to lead a shared 

service model for other councils – which could be a pre-cursor for a regional 

housing entity. 

 Redevelopment / new development – partnership and funding opportunities may 

arise in the future which could enact the development opportunities identified 

during the Strategic Housing Review with consideration of other sites as well. In 

the meantime the sale proceeds can be held in reserve to either cover costs of 

the service or future redevelopment. Using it to cover service costs brings the 

rent and rates increases down. 

Other: 

 Renewal – while this option allows for the projected asset maintenance and repair to be 

completed including the replacement of component parts, full renewal may still be 



Ordinary Meeting of Council - 18 May 2022 - Open Agenda Item 1 

24 
 

required in the future. Consideration of funding requirements are still necessary in the 

medium term. 

 Irreversibility of land transfer – apart from the ‘first right of refusal’ condition, once the 

properties are sold, they are removed from Council (community) ownership. 

1.10.3. Transfer / Sell 

This option would see all 377 units transferred to another entity. Council has already 

identified its preference is for any sale to be to another entity in the social housing sector, 

thereby retaining and potentially increasing the availability of community housing in the 

city. Council also identified the following covenants on any transfer: 

 Ensure existing tenancies, under the current (or better) terms and conditions, 

remain in place 

 For the portfolio (in perpetuity) to be used to provide housing to retirement or 

community tenants, and 

 That the Council retains the right of first refusal (on the same sale conditions e.g. 

basis for sale price) if the buyer was to sell the portfolio. 

Just over 25% (25.5%) of the total submissions and 17% of submissions from tenants, 

support this option. The comments provided to support this view reflected concern for 

increasing burden to ratepayers and increased rates, along with a belief that another 

provider was better suited to provide the service. A quarter of comments submitted that 

social housing was not a Council / ratepayer responsibility. A third of comments 

suggested the housing should remain focused for older people and people with 

disabilities. There was concern expressed that this option may not afford current tenants 

any protection from rent increases or tenancy termination. As well, a number of 

comments identified a concern about the nature of future tenants and their potential 

effect on the character of the villages. These concerns have been considered by Council 

in the development of the proposal, and has resulted in the conditions they have 

identified for any sale (above). 

 There were suggestions made as an alternative to selling the portfolio as follows: 

 Establish a Housing Trust / CHP – transferring the portfolio to a Trust would 

require the entity to be completely independent of Council in order for it to 

successfully operate as a CHP. The assets would likely need to be ‘vested’ to 

the Trust resulting in no sale proceeds. The forecast costs and liabilities would 

be removed from Council. 

 Lease – two submitters suggested interest in lease arrangements. Any lease 

arrangement would need to ensure a net positive financial impact for Council.  

Financial Impact  

A market sounding process was undertaken as part of the Strategic Housing Review. 

This identified the sale price would more likely be aligned to a Discounted Cashflow 

approach rather than achieving a market value (including highest and best use) price, 

given the type of entities Council wished to sell to. The above covenants may also further 

impact on the price that could be achieved. Any better estimates of sale proceeds can 

only be indicated by entering into a process to sell. 

While direct operational costs would be eliminated, e.g. labour, there will be residual 

internal costs (stranded overheads) that will need to be spread across the remaining 
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business units requiring a rates contribution. However, if the sale proceeds are invested 

or used to pay off debt, there will be no impact as the table below shows. 

 

Transfer – Social Housing Sector Ratepayer 

(based on 

$40m and 2% 

interest rates) 

Ratepayer 

(based on $50m and 2% 

interest rates) 

2022 Market valuation 

Residual costs 0.6% 0.6% 

Return on investment of sale proceeds  -1% -1.4% 

Repayment of Council (reduction in interest 

rates) 

-1% -2.1% 

Net rates saving -0.4% -0.8% if invested 

-1.5% if repaying debt 

A sale to a Community Housing Provider would not necessarily result in a reduction of 

rent for sitting tenants as they generally do not have access to the Income Related Rent 

Subsidy (IRRS) that provides for a rent rate of 25% of tenant income. However, it is 

understood that Kāinga Ora may have immediate access to the IRRS for eligible tenants. 

Implementation 

The implementation of this option requires a transfer pathway (e.g. lease / trust / sell) to 

be selected in order for a detailed implementation plan to be developed. 

The housing portfolio is listed as a Strategic Asset and as such the sale or transfer of 

villages would need to be enacted through a LTP or LTP amendment. At that time, 

indications on how any sale proceeds would be dealt with can be made. The Carlyle 

Street and Hastings / Munroe villages are included in the Napier Borough Endowments 

Act 1876 (NBEA). Legal review of the NBEA with regards to a potential sale concluded 

that: 

 

“there were legally compliant pathways available for each of the proposed options. 

Importantly, there are strategy options and implementation pathways that are potentially 

able to preserve, and make workable the spirit and intent of the original endowment 

purposes (some of which are currently ineffective) which focus on benefits to the 

community.” 

A review of the archives has identified at least three disposals of endowment land. Some 

of these sales were enacted as a result of Council instigated new legislation that 
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permitted the sale of the portion of the endowment land they sought to divest. There is 

therefore a precedent for this type of action. 

Should Council wish to divest these villages, it is recommended legal assistance be 

sought to guide this process.  

Property services would also be required to assist with any sale process. 

Given a transfer may take some time, Council may wish to consider rent / rates increases 

to cover the intervening forecast deficits or continue to loan fund these until a transfer 

can be achieved. 

Longer term implications 

 Removal of the assets from Council’s balance sheet, however the amount is not 

material enough in of itself to affect Council’s ability to raise new loans, even if 

the Three Waters assets were also removed. Currently, Council is able to access 

$256 million in lending, removing the housing asset would result in a reduction 

of $6 million to this figure. 

 The sale of the housing assets will improve Council’s balanced budget position, 

with the removal of both the housing activity’s income and expenditure (which 

exceeds income). However, the net effect does not allow a balanced budget to 

be achieved until Year 10 as currently forecast in the LTP 2021-31. 

 Irreversibility of land transfer – apart from the ‘first right of refusal’ condition, once 

the properties are sold, they are removed from Council (community) ownership. 
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Contact: Dr Virgil Troy 06 834 1996 or virgiltroy@silresearch.co.nz  

 

Research is undertaken to the highest possible standards and in accord with the 

principles detailed in the RANZ Code of Practice which is based on the ESOMAR 

Code of Conduct for Market Research. All research processes, methodologies, 

technologies and intellectual properties pertaining to our services are copyright 

and remain the property of SIL Research. 

Disclaimer: This report was prepared by SIL Research for the Napier City 

Council. The views presented in the report do not necessarily represent the 

views of SIL Research or the Napier City Council. The information in this report 

is accurate to the best of the knowledge and belief of SIL Research. While SIL 

Research has exercised all reasonable skill and care in the preparation of 

information in this report, SIL Research accepts no liability in contract, tort, or 

otherwise for any loss, damage, injury or expense, whether direct, indirect, or 

consequential, arising out of the provision of information in this report. 
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EXECUTIVE SUMMARY 

Between 16 March and 20 April 2022, the Napier community was consulted regarding Napier City Council’s housing provision.  

The Council owns and operates 377 community housing units across 12 locations in Napier. The aim of this consultation was to 

identify the community’s preference on three available operational options (i.e. part retain / part sell, status quo, and transfer / 

sell) before a decision on the future of these housing units was made. 

The community consultation was conducted via print media and Council’s website (‘Say It Napier’), promoted through various 

traditional and social media channels.  

A total on n=286 unique responses were received; 88 individual submissions were received from Council housing tenants. 

14 (4.9%) submissions were made on behalf of various groups and organisations, including collective responses from one of the 

Council’s retirement villages. 

Overall, 51.4% of submitted responses selected the ‘Status quo’ option; 25.5% selected the ‘Transfer / sell’ option, and 20.6% 

selected the ‘Part retain / part sell’ option.  

42.0% of Council housing tenants’ selected the ‘Status quo’ option; 17.0% selected the ‘Transfer / sell’ option, and 35.2% selected 

the ‘Part retain / part sell’ option. 

A ‘combination of rates & rent’ was the preferred method to fund the projected shortfall. 

74% of respondents provided some form of qualitative (free-text) comments in addition to their responses. The belief that 

the Council has a ‘Duty / responsibility to protect and provide for tenants and vulnerable residents’ was the most cited 

concern across respondents overall. 

 

 

    

1 
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METHODOLOGY 

BACKGROUND AND OBJECTIVES 

The Napier City Council (NCC) owns and operates 377 community housing units across 12 

locations in Napier. 80% of these housing units are for retirees or people with a disability. To 

continue providing affordable rental housing, significant repairs and maintenance are required. 

The cost of providing housing is projected to exceed the income received from rent by an 

average of around $2.2 million per annum.   

 

 

 

 

 

 

Up until 2021/22, the housing costs were funded by rents received from 

tenants. However, with growing costs, it was established this income 

from rents would not be enough in the future.  

Since 2018, two reviews have been undertaken to understand Council’s 

options.  

The purpose of the current consultation was to identify the community’s 

preference on the available options before a decision is made on the 

future of Council’s housing provision. 

Community feedback will be considered along with a number of other 

matters including Council’s role in improving community wellbeing, the 

current and future demand for affordable rental housing, changes to 

the Residential Tenancies Act and its effects on service delivery.  

QUESTIONNAIRE AND PROJECT SPECIFICS 

NCC developed a questionnaire for the community to provide feedback 

on the three options for Council housing. 

These options were: 

▪ Keep all – status quo. Council would keep all of its current 

housing and have an annualised $2.2 million shortfall that would 

need to be covered by increased rates or rents or a combination 

of both. 

▪ Keep most – part retain / part sell. Council would keep its 8 

retirement villages, develop 45 more units and sell its 3 social 

villages. There would be an annualised $2.3 million shortfall that 

would need to be covered by increased rates or rents or a 

combination of both. 

▪ Keep none – transfer / sell. Council would transfer all of its 377 

units to another entity within the social housing sector. Council 

would place conditions on any sale or transfer to protect current 

tenants and keep the housing focused on community housing. 

All relevant information (e.g. consultation forms, fact sheet, etc.) was 

available online at the Council’s websites 
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(https://www.sayitnapier.nz/ncc/the-future-of-council-housing-

provision).  

Hard copies with relevant information were distributed among all 

Council housing tenants.  

Two tenant meeting sessions were held on 23 and 29 March at 

Greenmeadows East Community Hall and Arthur Richards Village Hall.    

DATA COLLECTION 

The consultation was open between 16 March and 20 April 2022. 

Multiple data collection methods were utilised to ensure Napier 

residents had a chance to have their say. A mixed-methods approach 

included: (1) online survey (available via Council’s website and social 

media platforms); (2) paper-based forms available from the Council 

service centre and sent to Council housing tenants. 

An active media and social media campaign was promoted by the 

Council to increase awareness about this consultation. 

DATA ANALYSIS  

A total of n=286 unique responses were collected. Overall, n=14 

responses were submitted on behalf of a group/organisation (4.9%). 24 

respondents expressed their willingness to speak in person in support of 

their feedback (8.4%). 72 hard copy forms were submitted (25.4%).   

 

Duplicate personal submissions (e.g. same person/contact details) were 

also received (n=5); these responses (in consultation with the NCC) 

were aggregated into a single submission per person, analysing 

feedback in all submissions. 

In addition to quantitative (single ‘tick-box’ responses) measures 

allowing respondents to select their preferred response, many 

submissions also contained qualitative free-text responses providing 

additional comments related to Council housing.  

 

SIL Research used a content analysis approach to determine certain 

themes, concepts or issues within submitted feedback. This represents a 

‘bottom up’ data driven approach where identified themes are derived 

purely from the collective respondent feedback, rather than fitting 

responses into pre-determined categories.  

 

Where very specific comments could not be incorporated into larger 

themes, these were coded as ‘Other’ issues.  

 

The majority of respondents providing free-text responses had their 

comments coded into at least one of the identified themes (many with 

multiple themes identified as relevant). 

 

NOTES ON REPORTING 

Due to rounding, figures with percentages may not add up to 100%.  

Reported percentages were calculated on actual results not rounded 

values.   

Where applicable, responses were aggregated by residential area (i.e. 

Napier suburbs) as self-identified by residents, with further combination 

into wards.  

Responses outside of Napier, or with no valid addresses provided, were 

re-coded as ‘Other or out of Napier’. 
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When interpreting the results, it is important to note that factors such as 

the timing of unusual or one-off events often affect residents’ 

responses.  

This consultation attracted some media attention; several articles were 

published in April highlighting retirement village tenants concerns about 

an uncertain future in Council flats. 

While not as prominent as in 2020 and 2021, the COVID-19 pandemic 

and associated restrictions or considerations may have had a lingering 

effect on public sentiment and public meetings in the 2022 year.  

Due to COVID-19 restrictions, the two meeting sessions for this 

consultation required prior booking and a ‘My Vaccine Pass’ to attend.  
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RESPONDENTS WHO TOOK PART IN THE CONSULTATION 
All respondents were asked for their contact details (e.g. street address, city, suburb). 

  

  

11, 3.8%

10, 3.5%

3, 1.0%

2, 0.7%

14, 4.9%

33, 11.5%

10, 3.5%

1, 0.3%

6, 2.1%

10, 3.5%

1, 0.3%

34, 11.9%

40, 14.0%

12, 4.2%

4, 1.4%

32, 11.2%

58, 20.3%

2, 0.7%

3, 1.0%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Other

Ahuriri

Awatoto

Bay View

Bluff Hill

Greenmeadows

Hospital Hill

Jervoistown

Maraenui

Marewa

Meeanee

Napier South

Onekawa

Pirimai

Poraiti

Tamatea

Taradale

Te Awa

Westshore

Responses by suburb n=286

Note: the distribution of responses by ward was similar to the population distribution of each ward as determined by the 2018 New Zealand Census 

39, 13.6%

85, 29.7%

52, 18.2%

99, 34.6%

11, 3.8%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Ahuriri

Nelson Park

Onekawa-Tamatea

Taradale

Other, outside Napier

Responses by ward n=286
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SELECTED OPTION  
All respondents were asked: “Which option do you think Council should proceed with?”. Three answer options were provided (‘Status quo’, ‘Part retain / part 

sell’ and ‘Transfer / sell’).  

 

▪ Overall, 51.4% (n=147) of submitted responses selected the ‘Status quo’ 

option.  

▪ 25.5% (n=73) of submitted responses selected the ‘Transfer / sell’ 

option, and 20.6% (n=59) selected the ‘Part retain / part sell’ option.  

 

 

▪ 2.4% (n=7) of respondents did not select a preferred option. 

▪ The submitted responses were consistent between the wards – no 

statistically significant differences were found.  

 

 

  

2.4%

20.6% 51.4% 25.5%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Not stated Part retain / part sell Status quo Transfer / sell

Selected option by ward Part retain / part sell Status quo Transfer / sell 

Ahuriri 15.4% 56.4% 28.2% 

Nelson Park 18.8% 47.1% 28.2% 

Onekawa-Tamatea 25.0% 48.1% 25.0% 

Taradale 23.2% 53.5% 22.2% 

Other, outside Napier 9.1% 63.6% 27.3% 

 

n=286 
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SHORTFALL FUNDING 
Respondents who selected either ‘Status quo’ or ‘Part retain / part sell’ option were asked: “How should the shortfall be funded?”. Three answer options 

were provided (‘100% rates’, ‘100% rent’ and ‘Combination of rates & rent’).  

  

▪ A ‘combination of rates & rent’ was the preferred option to fund the 

shortfall for both ‘Status quo’ (62.6%, n=92) and ‘Part retain / part sell’ 

(79.7%, n=47).  

▪ However, the ‘Status quo’ choice showed more variability in provided 

responses – 15.0% of responses stated ‘100% rates’ and 17.0% of 

responses stated ‘100% rent’.    

▪ There were no statistically significant differences in provided responses 

by ward. 

  

  

5.1%

5.4%

6.8%

15.0%

8.5%

17.0%

79.7%

62.6%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Part retain / part sell

Status quo

Not stated 100% rates 100% rent Combination of rates & rent

Selected option by ward 

Part retain / part sell Status quo 

100% rates 100% rent 
Combination of rates 

& rent 
100% rates 100% rent 

Combination of rates 

& rent 

Ahuriri 16.7% 33.3% 50.0% 22.7% 9.1% 63.6% 

Nelson Park 0.0% 6.3% 93.8% 10.0% 12.5% 75.0% 

Onekawa-Tamatea 15.4% 7.7% 69.2% 4.3% 30.4% 65.2% 

Taradale 4.3% 4.3% 82.6% 18.9% 18.9% 54.7% 

Other, outside Napier 0.0% 0.0% 100.0% 28.6% 14.3% 57.1% 

 

n=147 

n=59 
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COUNCIL HOUSING TENANTS 
All respondents were asked: “Are you a Council housing tenant?”. Two answer options were provided (‘Yes’ and ‘No’).  

  

 
▪ 88 submissions were received from Council housing tenants 

(representing 23.3% of the 377 Council housing units). Several collective 

responses were received from one of the Council’s retirement villages 

(see Appendix p.17).  

▪ A statistically significant difference was observed between the preferred 

options amongst Council housing tenants and all other submissions.  

▪ 42.0% of tenants’ responses selected the ‘Status quo’ option; 17.0% 

selected the ‘Transfer / sell’ option, and 35.2% selected the ‘Part retain 

/ part sell’ option. 

▪ However, a ‘combination of rates & rent’ was still the preferred method 

to fund the shortfall. 

0.3%

68.9% 30.8%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Are you a Council tenant? (n=286)

Not stated

No

Yes

10, 11.4%

1, 1.1%

20, 22.7%

21, 23.9%

1, 1.1%

18, 20.5%

17, 19.3%

0% 10% 20% 30% 40% 50%

Greenmeadows

Maraenui

Napier South

Onekawa

Pirimai

Tamatea

Taradale

Responses by suburb (n=88) 

5.7%

35.2% 42.0% 17.0%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Which option do you think Council should proceed with? (n=88)

Not stated Part retain / part sell Status quo Transfer / sell

  Part retain / part sell Status quo 

Not stated 9.7% 16.2% 

100% rates 6.5% 10.8% 

100% rent 0.0% 10.8% 

Combination of rates & rent 83.9% 62.2% 

 



SIL Consultation Summary Report Item 1 - Attachment 1 

 

Extraordinary Meeting of Council - 18 May 2022 38 

 

  

 

2022 NAPIER CITY COUNCIL HOUSING PROVISION CONSULTATION - SIL RESEARCH | 12 

RESPONDENT QUALITATIVE FEEDBACK 
Top 5 mentioned topics. Open-ended comments sorted into categories. Totals may exceed 100% owing to multiple responses for each respondent. 

     

63%

42%

40%

33%

28%

0% 20% 40% 60% 80% 100%

Duty / responsibility to

protect / provide for

tenants / vulnerable

Important to retain sense

of community / safety for

elderly

Should have been

maintained / maintenance

still needed

Less security for tenants if

sold

Risk of higher rents /

homelessness

Part retain / part sell comments top 5

52%

22%

22%

21%

20%

0% 20% 40% 60% 80% 100%

Duty / responsibility to

protect / provide for

tenants / vulnerable

Important to retain sense

of community / safety for

elderly

Should have been

maintained / maintenance

still needed

Less security for tenants if

sold

Rates should be used to

serve needs of tenants /

community

Status quo comments top 5

43%

34%

29%

24%

22%

0% 20% 40% 60% 80% 100%

Better suited / managed

by other provider / trust

Concern about rates /

already high / Increasing

would burden ratepayers

Sold / transferred /

retained housing must be

kept for elderly / disabled

Social housing not Council

/ ratepayer responsibility

Should have been

maintained / maintenance

still needed

Transfer / sell comments top 5

n=43 provided feedback for this option n=106 provided feedback for this option n=58 provided feedback for this option 
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▪ Overall, 74% of respondents provided some form of qualitative (free-

text) comments in addition to their other responses. Categorised 

themes differed by respondent type (e.g. Council tenant vs non-tenant, 

selected housing option, etc). 

▪ The belief that the Council has a ‘Duty / responsibility to protect and 

provide for tenants and vulnerable residents’ was the most cited primary 

concern across respondents overall. This theme was a greater concern 

for those who supported the ‘Part retain / part sell’ (63%) and ‘Status 

quo’ (52%) options. This was seen as a particular need in the context of 

worries about housing shortages and accommodation cost increases. 

▪ Respondents also believed it is ‘Important to retain a sense of 

community / safety for elderly’ in particular – recognising the social and 

support networks built up in retirement communities specifically. This 

was related to the primary theme around general responsibility of care 

for vulnerable tenants, and reflected a concern that housing provision 

be protected or retained for elderly specifically, even in the event of any 

sale or transfer. This was noticeably more likely among respondents 

supporting the ‘Part retain / part sell’ option (42%). 

▪ Respondents also noted a belief that Council housing ‘Should have 

been maintained and / or maintenance is still needed’. Some felt that 

maintenance to-date had been neglected, particularly in light of rental 

income received over the years. Other comments expressed concerns 

that maintenance or upgrades would still be necessary prior to any 

sale/transfer, and this need might affect any income derived from sale. 

▪ Another expressed concern was about ‘Less security for tenants if 

housing is sold or transferred’. This reflected uncertainty about retention 

of housing for elderly by future owners/management agencies, doubts 

about agreements to this effect being upheld in the long-term, 

concerns about higher risk of social housing being mixed with 

retirement housing, and other welfare concerns. Again, those 

supporting the ‘Part retain / part sell’ option (33%) were more likely to 

suggest this. 

▪ Related to the previous theme was a concern about ‘Risk of higher rents 

and/or homelessness’ should Council housing be sold or transferred, or 

rents otherwise increased above current income-based levels. This 

tended to be a greater concern for those supporting the ‘Part retain / 

part sell’ option (28%). 

▪ Respondents supporting the ‘Transfer / sell’ option expressed a distinct 

set of themes focused on concerns around suitable housing 

ownership/management outside the Council, and 

appropriateness/affordability of housing provision from ratepayers’ 

perspective (in light of already increasing rates) – albeit with some 

concern that sold or transferred housing be protected for elderly, 

disabled or otherwise vulnerable residents. 

▪ Council housing tenants were more likely to raise comments, queries or 

concerns about the consultation process itself. This indicated, in some 

cases, uncertainty around the consultation and extent to which tenants 

had been engaged and/or supported to make submissions; need for 

further clarity around some of the options and exactly how these would 

be enacted; queries or doubts about some of the financial figures/sums 

provided; uncertainty around potential outcomes for their housing 

provision; and a belief that the Council had already made a decision to 

sell Council housing. 

▪ Some Council tenants specifically noted the value and appreciation they 

have for their Council housing, and the extent to which this housing 

offers a sense of safety and security for them. 
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RESPONDENT QUALITATIVE FEEDBACK 
All other mentioned topics. Open-ended comments sorted into categories. Totals may exceed 100% owing to multiple responses for each respondent. 

 

  

▪ Comments / concerns / preferences for specific / potential buyers / trusts - 16% 

▪ Rent rise needed to cover costs - 16% 

▪ General preference / affirmation for selected option - 16% 

▪ Rents / increases must be affordable / below market rent - 16% 

▪ New accommodation options / provision needed - 15% 

▪ Comments / Queries / Concerns about consultation process - 15% 

▪ Query / concern about previous / existing rental income use / spending - 14% 

▪ Government support / IRRS funding needed for housing / rents - 13% 

▪ Other solutions possible / preferred / needed / Three provided options not 

perfect / exclusive - 10% 

▪ Concerns about housing market / shortage / availability - 9% 

▪ Tenant values their Council housing - 8% 

▪ Subsidising housing not affordable/ sustainable for city - 8% 

▪ Sale revenue can benefit city / remaining properties - 8% 

▪ Council should prioritise housing / reassign spending from/over other areas - 6% 

▪ Look to other Councils / regions for examples / workable options - 6% 

▪ Other - 2% 

▪ Indicate desire to speak at hearings  - 2% 

n=213 provided feedback in total n=64 tenants provided feedback  

30%

28%

27%

25%

25%

23%

23%

23%

22%

19%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%
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provide for tenants / vulnerable
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maintenance still needed

Tenant values their Council housing

Important to retain sense of

community / safety for elderly

Comments / Queries / Concerns about

consultation process

Less security for tenants if sold

Rents / increases must be affordable /

below market rent

Query / concern about previous /

existing rental income use / spending

Risk of higher rents / homelessness

General preference / affirmation for

selected option

Top 10 mentioned topics amongst Council housing 

tenants



SIL Consultation Summary Report Item 1 - Attachment 1 

 

Extraordinary Meeting of Council - 18 May 2022 41 

 

  

 

2022 NAPIER CITY COUNCIL HOUSING PROVISION CONSULTATION - SIL RESEARCH | 15 

 APPENDIX 
Observations and implications – margin of error 

Overall, the Napier City area includes approximately 50,100 people of eligible age to vote in general elections, local elections and referendums (according 

to New Zealand 2018 Census data). 377 units are available in Napier for retirees, people with a disability and social housing.  

 

Note: margins of error and confidence intervals are indicative only. The nature of this research was consultative engagement with Napier residents on a 

self-selecting basis, rather than a representative opinion survey. However, for reporting purposes, the margin of error was estimated based on the 

assumption of a simple random sample of the population. 

 

Table 1 The selected options with estimated margins of error (Napier only) 

  Part retain / part sell Status quo Transfer / sell Number of responses 

Ahuriri 15.4% 56.4% 28.2% 39 

Nelson Park 18.8% 47.1% 28.2% 85 

Onekawa-Tamatea 25.0% 48.1% 25.0% 52 

Taradale 23.2% 53.5% 22.2% 99 

Total (Napier only) 21.1% (+/- 4.8%) 50.9% (+/- 5.9%) 25.5% (+/- 5.2%) 275 

Council housing tenants 35.2% (+/- 8.8%) 42.0% (+/- 9.1%) 17.0% (+/- 6.9%) 88 

Note: ‘Not stated’ responses are not shown due to small sample sizes.  
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Observations and implications – results by suburb 

Overall results presented by specific location (e.g. Napier suburb or other). 

 

 

Table 2 The percentage of responses by area 

  Part retain / part sell Status quo Transfer / sell Number of responses 

Other 9.1% 63.6% 27.3% 11 

Ahuriri 10.0% 30.0% 60.0% 10 

Awatoto 33.3% 33.3% 33.3% 3 

Bay View 50.0% 50.0% 0.0% 2 

Bluff Hill 28.6% 42.9% 28.6% 14 

Greenmeadows 27.3% 48.5% 24.2% 33 

Hospital Hill 0.0% 90.0% 10.0% 10 

Jervoistown 100.0% 0.0% 0.0% 1 

Maraenui 16.7% 50.0% 33.3% 6 

Marewa 0.0% 60.0% 40.0% 10 

Meeanee 0.0% 100.0% 0.0% 1 

Napier South 20.6% 41.2% 32.4% 34 

Onekawa 17.5% 52.5% 22.5% 40 

Pirimai 16.7% 66.7% 16.7% 12 

Poraiti 25.0% 25.0% 50.0% 4 

Tamatea 34.4% 34.4% 28.1% 32 

Taradale 20.7% 60.3% 17.2% 58 

Te Awa 0.0% 50.0% 50.0% 2 

Westshore 0.0% 100.0% 0.0% 3 
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Observations and implications – organisations and community groups 

Overall, n=14 submissions were made on behalf of different organisations and groups, including collective submissions from Council housing tenants.  

 

 

Table 3 Organisations/groups participated in the consultation and their selected options 

Name of organisation/group (verbatim, as stated) Selected options 

Emerge Aotearoa Housing Trust Transfer / sell 

Environment Justice and Peace Group from the Napier Cathedral Part retain / part sell (100% rent) 

Flat 9;13;14;15;18;19;47;8 [note: 22A Lancaster Street] Part retain / part sell (100% rates) 

Grey Power Napier Status quo (preferred) or Part retain / part sell (if option 1 is unattainable) 

Napier Community Housing - Support Group Transfer / sell 

Napier Housing Coalition Status quo (100% rates) 

Napier Housing Support Group Status quo (100% rent) 

Napier Labour Party LEC Status quo (100% rates) 

Napier Positive Ageing Strategy Advisory Group Part retain / part sell (combination) 

Residents of Arthur Richards Retirement Village Part retain / part sell (combination) 

Soho Group Limited Transfer / sell 

The Napier Pilot City Trust Status quo (100% rates) 

Whatever It Takes Trust Incorporated Transfer / sell 

Youth Council of Napier Part retain / part sell (combination) 
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Observations and implications – Council housing tenants 

Overall, n=88 individual submissions were received from Council housing tenants (representing 23.3% of the 377 Council housing units). Several 

submissions included collective responses from one of the Council’s retirement villages – representing an additional 15 tenants from 22a Lancaster Street 

Retirement Village. This resulted in a combined n=103 effective responses from distinct represented Council tenants. 

 

 

Table 4 Council housing tenants - collective + individual submissions  
Collective represented tenants (n=103) Individual submissions (n=88) 

Not stated 4.9% 5.7% 

Part retain / part sell 44.7% 35.2% 

Status quo 35.9% 42.0% 

Transfer / sell 14.6% 17.0% 

Total  100.0% 100.0% 

 



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 45 

 

  

 

   

 

 

 

 

 

 

 

 

 

MARKET VALUATION 

Various Napier City Council 

Properties 

Napier City 

Client Napier City Council 

Valuation date 26 April 2022 



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 46 

 

  

 

  

Various Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 

 

1.0 EXECUTIVE SUMMARY 3 
2.0 RISK SUMMARY AND ASSUMPTIONS 4 
3.0 SCOPE OF WORK 5 
4.0 RECORDS OF TITLE 6 
5.0 LOCATION 7 

6.0 LAND 8 
7.0 RESOURCE MANAGEMENT 9 
8.0 IMPROVEMENTS 11 

9.0 MARKET COMMENTARY 20 
10.0 RENTAL EVIDENCE 22 
11.0 SALES EVIDENCE 24 
12.0 VALUATION 26 
13.0 STATEMENT OF LIMITING CONDITIONS AND VALUATION POLICY 29 

APPENDIX A RECORDS OF TITLE 33 
APPENDIX B SALES EVIDENCE 55 
APPENDIX C INDIVIDUAL DETAILED ANALYSIS OF VALUES 69 
 
 

   

 

CONTENTS 

   

   



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 47 

 

  

 

 Various Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 3 

E
X

E
C

 S
U

M
M

A
R

Y
 

L
E

G
A

L
 

L
A

N
D

 
IM

P
R

O
V

E
M

E
N

T
S

 
M

A
R

K
E

T
 

R
E

N
T

A
L

 
S

A
L

E
S

 
V

A
L

U
A

T
IO

N
 

This report must be read in conjunction with TelferYoung (Hawkes Bay) Limited's Statement of Limiting Conditions and Valuation Policy. 

 

PROPERTY DETAILS 

Type of property 

12 Residential Community 

Villages 

 

 

VALUATION SUMMARY 

Address Units Value 

465 Hastings St 4 $1,610,000 

14 Peddie St 12 $3,660,000 

6 Nelson Cres 12 $3,900,000 

26 Puketapu Rd 16 $4,565,000 

Oriel Place 20 $5,260,000 

33 - 37 Wellesley Pl 28 $8,445,000 

55 Coventry Ave 31 $8,235,000 

150 Carlyle St 32 $9,455,000 

11 Oxford St 40 $10,155,000 

22 Lancaster St 50 $12,885,000 

83 Tait Dr 51 $14,315,000 

Henry Charles Cres 80 $18,600,000 

*The above values are including GST (if any) 

 

 
 

 

INSTRUCTIONS 

Instructed by Natasha Mackie 
 

Report prepared for Napier City Council 
 

Purpose of valuation Fair Market Valuations for 

Accounting/Financial Reporting 
 

Valuation date 26 April 2022 
 

Report issue date 2 May 2022 

TelferYoung policy requires that reports cannot be reassigned for any purpose 

beyond 90 days from the date of valuation. This policy has been set to meet 

professional indemnity insurance requirements. It is a condition of this report 

that any valuation needing to be reassigned beyond 90 days may require re-

inspection by the valuer with an update fee charged.  
 

PREPARED BY 

Lucas Paku BCom (VPM) 

Director, Registered Valuer 

  

 

 

1.0 EXECUTIVE SUMMARY 
  

Various Napier City Council Properties, Napier 

Napier City Council have requested reporting on the 12 Community Village properties that form part of the Napier City Council 
Land and Buildings Assets. These properties are used for residential housing and consist of moderate to mainly large scale 
residential complexes. This summary report provides summary detail around the methodology, valuation approaches and 

rationale applied in valuing each of the properties. 
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RISK ANALYSIS 

Disruption to the economy and an increase in general economic uncertainty has been 

evident from when the COVID-19 pandemic reached New Zealand in early 2020.  

At the date of reporting, New Zealand has moved into the traffic light settings which allows 

businesses to open and operate in a way that is as close to normal for vaccinated people. 

This is following various lockdown levels since the country was moved into Level 4 on 17th 

August 2021, after one year of relative freedom. During the lockdowns the residential 

property market has remained active, albeit with restrictions in place. The markets 

continue to remain active but this outlook could change if the country repeatedly moves in 

and out of lockdowns and/or ‘traffic light’ levels in the future.  

The severity of the current outbreak and its consequent economic disruption is currently 

unknown. This valuation has been prepared based on evidence available as at the date of 

valuation. 

 

SIGNIFICANT ASSUMPTIONS AND SPECIAL ASSUMPTIONS 

Significant Assumptions and Special Assumptions are those assumptions that are material 

to the valuation and could reasonably be expected to influence the decisions of the user. 

Significant Assumptions are those where the assumed facts are consistent with, or could be 

consistent with those existing at the date of valuation. These are often the result of a 

limitation on the extent of the investigations or enquiries undertaken by the valuer. 

Special Assumptions are those where the assumed facts differ from those existing at the 

date of valuation. These are often used to illustrate the effect of proposed changes on the 

value of the property. 
 

Significant Assumptions and Special Assumptions made within this valuation are as 

follows: 

◼ We have carried out an inspection of a sample of units only and therefore we make an 

assumption that the other residential units are of similar quality/condition to these.  If 

this were to change, we reserve the right to make changes to our valuation where 

required. 

◼ The fair values represent the total of the market values before allowance for any selling 

costs and are assessed on a ‘highest and best use’ basis. 
 

 

2.0 RISK SUMMARY AND ASSUMPTIONS 
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The valuer 

The valuation has been undertaken by Lucas Paku who provides this valuation in an 

objective, unbiased, ethical and competent manner. The valuer has no material connection 

with the instructing party or interest in the property and has the appropriate qualifications 

and experience to undertake the valuation. 

Our client 

Napier City Council. 

Other than the client or addressee, the report may not be relied upon by any third party. 

We accept no liability to third parties. Written consent is required for any third party 

wishing to rely on this report. We reserve the right to withhold that consent, or to review 

the contents of the report if consent for third party use is sought. 

Other intended users 

Nil. 

Purpose of valuation 

Fair Value for financial reporting purposes. 

Assets valued 

◼ 150 Carlyle Street, Napier South, Napier 

◼ 465 Hastings Street, Napier South, Napier 

◼ 33-37 Wellesley Road, Napier South, Napier 

◼ 6 Nelson Crescent, Napier South, Napier 

◼ Henry Charles Crescent, Onekawa, Napier 

◼ Oriel Place, Onekawa, Napier 

◼ 22A Lancaster Street, Tamatea, Napier 

◼ 55 Coventry Avenue, Tamatea, Napier 

◼ 83 Tait Drive, Greenmeadows, Napier 

◼ 14 Peddie Street, Taradale, Napier 

◼ 26 Puketapu Road, Taradale, Napier 

◼ 11 Oxford Street, Taradale, Napier 

Basis of valuation 

Market Value is defined in International Valuation Standards 2020 as:  

The estimated amount for which an asset or liability should exchange on the valuation 

date between a willing buyer and a willing seller in an arm’s length transaction, after 

proper marketing and where the parties had each acted knowledgeably, prudently and 

without compulsion. 

Valuation currency 

All dollars quoted in this report are NZD. 

Important dates 

Inspection date 26 April 2022 

Valuation date 26 April 2022 

Extent of investigations 

We have carried out an inspection of exposed and readily accessible areas of the 

improvements. However, the valuer is not a building construction or structural expert and 

is therefore unable to certify the structural soundness of the improvements. Readers of this 

report should make their own enquiries. 

This report has been prepared for valuation purposes only and is not a geotechnical or 

environmental survey.  If any defect is found, including structural defects, this information 

could impact on the value of the property. 

Nature and source of information relied upon 
 

Information used to prepare the valuation has been obtained from our property inspection 

and public records. Additional information relied on includes: 

Name of Document Source of Document 

Correspondence Natasha Mackie 
 

Reporting format 

We have prepared a formal valuation report meeting appropriate professional standards. 

This report must be read in conjunction with TelferYoung (Hawkes Bay) Limited's 

Statement of Limiting Conditions and Valuation Policy. 

Valuation standards 

Our valuation has been prepared in accordance with International Valuation Standards 

(effective 31 January 2022) and Guidance Papers for Valuers and Property Professionals 

published by the Australian Property Institute (API), Property Institute of New Zealand 

(PINZ) and New Zealand Institute of Valuers (NZIV).

 

3.0 SCOPE OF WORK 
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4.1 TITLE INFORMATION 
 

Address Identifier Estate Area 

150 Carlyle Street HBP3/823 Fee Simple 6,537 m² 

465 Hastings Street HB81/55 Fee Simple 1,492 m² 

33-37 Wellesley Road HB90/266, HBC1/35, HBC4/1064, HBC4/1142, HBD4/247, HBE3/832, HBH3/812 Fee Simple 6,084 m² 

6 Nelson Crescent  HBJ2/918 Fee Simple 3,025 m² 

Henry Charles Crescent HBE3/7-HBV4/1388 Fee Simple 2.53 ha 

Oriel Place HBY2/100 Fee Simple 3,662 m² 

22A Lancaster Street HBM3/539 Fee Simple 1.2412 ha 

55 Coventry Avenue HBE2/1284 Fee Simple 6,824 m² 

83 Tait Drive HBM2/389 Fee Simple 1.9305 ha 

14 Peddie Street HB33/10 Fee Simple 2,681 m² 

26 Puketapu Road HB85/208 Fee Simple 4,047 m² 

11 Oxford Street HB101/68, HBC2/755, HBC3/267, HBF4/174 Fee Simple 1.51 ha 

 

See Appendix A for the full Records of Title. 

 

4.0 RECORDS OF TITLE 
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5.1 LOCATION DETAILS 
 

 

Suburb Napier South, Onekawa, Pirimai, Tamatea, Greenmeadows and Taradale 

Location Mainly average to above average suburban locations. 

Amenities All council villages are within close proximity to all usual city amenities including retail, recreational, public transport and private vehicle access. 
 

 

5.0 LOCATION 
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Address Shape Area 

150 Carlyle Street Slightly Irregular 6,537 m² 

465 Hastings Street Triangular 1,492 m² 

33-37 Wellesley Road Regular 6,084 m² 

6 Nelson Crescent  Irregular 3,025 m² 

Henry Charles Crescent Irregular 25,300 m² 

Oriel Place Irregular 3,662 m² 

22A Lancaster Street Irregular 12,412 m² 

55 Coventry Avenue Irregular 6,824 m² 

83 Tait Drive Irregular 1.9305 ha 

14 Peddie Street Rectangular 2,681 m² 

26 Puketapu Road Rectangular 4,047 m² 

11 Oxford Street Irregular 15,100 m² 
 
 
 

 

6.0 LAND 
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7.1 ZONING INFORMATION 
 

Territorial authority Napier City 

Plan status Operative 

Zone Main Residential 

Zone description 

The Main Residential zone applies to broad residential areas covering most of the city 

where there are no significant environmental constraints that may otherwise indicate 

intensified residential development should not occur. 

The zone allows for a degree of consolidation and intensification of residential 

development consistent with the maintenance and enhancement of residential amenity 

values by way of development standards. 

Permitted Activities and Development Controls within this Zone include the examples 

listed below. 

Permitted activities 

◼ Residential use 

◼ Home occupations 

◼ A supplementary units 

◼ Residential care facilities 

◼ Day care centres 

◼ Traveller’s accommodation  

◼ Education facilities 

Development controls 

◼ Land development including subdivision and relocation of buildings from another site 

are Controlled Activities within this zone whereby Resource Consent is required.  

Applications for land development will not be publicly notified where the development 

fully complies with the standards and terms of the District Plan. 

◼ There is no minimum lot size within this zone however where the density is greater than 

one dwelling unit per 350 square metres of net site area, a concept plan must be 

submitted to the Council which shows how a single dwelling unit or multi-unit 

development is able to fully comply with the conditions for permitted activities where 

the density requirement has been exceeded.  The minimum access width for an 

accessway servicing one unit is 2.7 metres. 

Comments 

All villages are situated within this zone with the current use being a permitted activity. 

 

7.0 RESOURCE MANAGEMENT 
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7.2 RATING VALUATION 

As at 1 September 2020:   

Address Land Value Improvements Value Capital Value 

150 Carlyle Street $1,790,000 $3,110,000 $4,900,000 

465 Hastings Street $880,000 $280,000 $1,160,000 

33-37 Wellesley Road $2,410,000 $1,580,000 $3,990,000 

6 Nelson Crescent  $1,170,000 $950,000 $2,120,000 

Henry Charles Crescent $3,250,000 $2,300,000 $5,550,000 

Oriel Place $830,000 $830,000 $1,660,000 

22A Lancaster Street $1,170,000 $1,990,000 $3,160,000 

55 Coventry Avenue $800,000 $1,780,000 $2,580,000 

83 Tait Drive $2,260,000 $1,470,000 $3,730,000 

14 Peddie Street $660,000 $280,000 $940,000 

26 Puketapu Road $1,170,000 $570,000 $1,740,000 

11 Oxford Street $1,780,000 $1,470,000 $3,250,000 

 

Rating Valuations are conducted on a mass appraisal basis, generally once every three years, in order to provide a basis to assist territorial authorities to collect revenue through rates. 

Individual properties are not inspected on a regular basis and changes in the improvements may not be recorded. 
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8.1 150 CARLYLE STREET 

Involving a complex of 8 x 1, 19 x 2, 5 x 3 bedroom, 1980's residential flats.  The flats are 

predominately attached in mixed pods with detached carports.         

 

  

Aerial   

8.1.1 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom Flats 46.1 m2 

2 Bedroom Flats 73.6 m2 

3 Bedroom Flats 89.6 m2 

8.1.2 Layout and accommodation 

All flats include a kitchen, lounge/dining bedroom/s, bathroom, and toilet.  To the rear of 

the flats is a small fenced courtyard area with a garden shed. 

8.1.3 Building summary and condition 

Fixtures and fittings contained within the flats are mostly dated and are of a generally 

average quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.1.4 Other Improvements 

Site development includes a sealed driveway, concrete paths, average quality fencing, 

small storage sheds, well established lawns, and basic landscaping. 

8.2 465 HASTINGS STREET 

Involving a complex of 4 x 1 bedroom, 1950's residential flats.  All flats are single storey.  

The flats are attached, in pods of 2 with no garaging.   

 

  

Aerial   

8.2.1 Floor areas 

The floor areas, as provided are as follows: 

Flats 45.4 m2 

8.2.2 Layout and accommodation 

The flats are compact and subdivided to provide lounge/kitchen, bedroom and bathroom.  

There is a porch off the front.  There is front and rear pedestrian access.  The flats have 

shared yard space. 

8.2.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

 

8.0 IMPROVEMENTS 
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External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.2.4 Other Improvements 

Site development includes a sealed driveway, concrete paths, average quality fencing, 

small storage sheds, well established lawns, and basic landscaping. 

8.3 33-37 WELLESLEY ROAD 

Involving a complex of 2 x 1 and 26 x 2 bedroom, 1980's residential flats.  There are 22, two 

level flats and 4 single level flats as well as a detached dwelling converted into 2, one 

bedroom flats.  The 2 level flats are attached, typically in pods of 4 with the remainder 

being mixed.          

 

  

Aerial   

8.3.1 Floor areas 

The floor areas, as provided are as follows: 

Two Storey Flats 72.9 m2 

Single Storey Flats 69.9 m2 

Converted Dwelling 160.0 m2 
 

8.3.2 Layout and accommodation 

All flats include kitchen, lounge/dining bedroom/s, bathroom, laundry/laundry cupboard 

and toilet.  To the rear of the flats is a small courtyard area with a garden shed. 

8.3.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.3.4 Other Improvements 

Site development includes a sealed driveway/parking areas, concrete paths, average 

quality fencing, small storage sheds, well established lawns, and basic landscaping. 
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8.4 6 NELSON CRESCENT 

Involving a complex of 12 x 2 bedroom, 1980's residential flats.  There are 7 two level flats 

and 5, single level flats in total.   

 

  

Aerial   

8.4.1 Floor areas 

The floor areas, as provided are as follows: 

Two level flats 68.9 m2 

One level flats 69.7 m2 

Total Carport Area 271.6 m2 
 

8.4.2 Layout and accommodation 

The flats are subdivided to provide a kitchen, lounge/dining, 2 bedrooms, bathroom, 

separate toilet and laundry.  To the rear of the flat is a small courtyard area with a garden 

shed.  There is carport garaging provided. 

8.4.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.4.4 Other Improvements 

Site development includes a sealed driveway/parking areas, concrete paths, average 

quality fencing, small storage sheds, well established lawns, and basic landscaping. 
 

8.5 HENRY CHARLES CRESCENT 

8.5.1 Flats 

Involving a complex of 81 x 1 bedroom, 1960's residential flats, situated on a 2.53 hectare 

site in the Napier suburb of Onekawa.  The 1 bedroom flats are attached, typically in pods 

of 4 with some in pairs with detached carports.        

 

  

Aerial   

8.5.2 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom 53.0 m2 

Total carport area 669.0 m2 
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8.5.3 Layout and accommodation 

The flats are compact and subdivided to provide a lounge, kitchen, bathroom and 

bedroom.  There is a front porch with some of these being enclosed.  To the rear of the flat 

is a small shed. 

8.5.4 Building summary and condition 

Fixtures and fittings contained within the flats are mostly dated and are of a generally 

average quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.5.5 Community Hall 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to an average standard, while internally it is to an average, original 

standard. 

 

 

 

Hall  Internal 

8.5.6 Floor areas 

The floor areas, as provided are as follows: 

FLOOR AREAS 340.0 m2 

8.5.7 Other Improvements 

Site development includes a sealed driveway and circulation areas, concrete paths, patio, 

fencing of average quality, small storage sheds, well established lawns, and basic 

landscaping. 

8.6 ORIEL PLACE 

Involving a complex of 20 x 1 bedroom, 1960's residential flats, situated on a 3,662 m² site 

in the Napier suburb of Pirimai.         

 

  

Aerial   

8.6.1 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom 36.0 m2 

Total Carport Area 115.0 m2 

8.6.2 Layout and accommodation 

The flats are attached, in pods of 5 with detached carports.  Theses flats are compact and 

subdivided to provide a lounge/kitchen area and bedroom with a bathroom off.  There is 

front and rear pedestrian access. 
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8.6.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.6.4 Other Improvements 

Site development includes a concrete driveway/parking areas, concrete paths, average 

quality fencing, small storage sheds, well established lawns, and basic landscaping. 

8.7 22A LANCASTER STREET 

8.7.1 Flats 

Involving a complex of 50 x 1 and 1 x 2 bedroom, 1970's residential flats, situated on a 1.24 

hectare site in the Napier suburb of Tamatea.  The 1 bedroom flats are attached, in pods of 

2 with garaging provided for some flats.  The 2 bedroom flat is detached and includes an 

attached carport.        

 

  

Aerial   

8.7.2 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom 38.0 m2 

2 Bedroom 80.0 m2 

Attached Carport 17.0 m2 
 

8.7.3 Layout and accommodation 

The 1 bedroom flats are compact and subdivided to provide lounge/kitchen area and 

bedroom with a bathroom off.  There is front and rear pedestrian access.  To the rear of the 

flat is a small courtyard area.   

The 3 bedroom flat is subdivided to provide a lounge, dining, kitchen, 2 bedrooms, 

bathroom, toilet and attached garaging.  There is pedestrian access to the front and side.  

The 2 bedroom area has its own yard area while the other flats have shared yard space. 

8.7.4 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 
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8.7.5 Hall 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to an average tidy standard, while internally it is to an average, 

original standard. 

 

 

 

Hall  Internal 

8.7.6 Floor areas 

The floor areas, as provided are as follows: 

FLOOR AREAS 216.0 m2 

8.7.7 Other Improvements 

Site development includes a sealed/concrete driveway, parking areas, concrete paths, 

average quality fencing, small storage sheds, well established lawns, and basic 

landscaping. 

8.8 55 COVENTRY AVENUE 

Involving a complex of 31 x 1 bedroom, 1970's residential flats.  All of the flats are single 

storey.  The 1 bedroom flats are attached, typically in pods of 3 to 2 with no garaging.      

 

  

Aerial   

8.8.1 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom Flat 39.0 m2 
 

8.8.2 Layout and accommodation 

The flats are compact and subdivided to provide a lounge/kitchen area and bedroom with 

a bathroom off.  To the rear of the flat is a shared courtyard area. 

8.8.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 
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8.8.4 Other Improvements 

Site development includes concrete driveway/parking areas, concrete paths, average 

quality fencing, small storage sheds, well established lawns, and basic landscaping. 
 

8.9 83 TAIT DRIVE 

8.9.1 Flats 

Involving a complex of 50 x 1 and 1 x 3 bedroom, 1980's residential flats.  All of the flats are 

single storey.  The 1 bedroom flats are attached, typically in pods of 4 to 6 with no garaging.  

The 3 bedroom flat is detached and includes integrated garaging.        

 

  

Aerial   

8.9.2 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom Flat 37.8 m2 

3 Bedroom Flat 100.0 m2 

3 Bedroom Flat - 

Integrated garage 

20.0 m2 

 

8.9.3 Layout and accommodation 

The 1 bedroom flats are compact and subdivided to provide lounge/kitchen area and 

bedroom with a bathroom off.  There is front and rear pedestrian access.  To the rear of the 

flat is a small courtyard area with a garden shed.   

The 3 bedroom flat is subdivided to provide a lounge, dining, kitchen, 3 bedrooms, 

bathroom, toilet and integrated garaging.  There is pedestrian access to the front and off 

the dining area.   

The 3 bedroom area has its own secure yard area while the other flats have shared yard 

space. 

8.9.4 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.9.5 Community Hall 

Fixtures and fittings contained within the hall are mostly dated and are of a generally 

average quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.9.6 Floor areas 

The floor areas, as provided are as follows: 

FLOOR AREAS 311.0 m2 

8.9.7 Other Improvements 

Site development includes a sealed driveway, concrete paths, patio, fencing, small storage 

shed, well established lawns, and basic landscaping. 
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8.10 14 PEDDIE STREET 

Involving a complex of 12 x 1 bedroom, 1980's residential flats.  All of the flats are single 

storey.  The flats are attached, in pods of 2 with shared carports.        

 

  

Aerial   

8.10.1 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom Flats 49.0 m2 

Total Carports Area 187.2 m2 

8.10.2 Layout and accommodation 

The 1 bedroom flats are compact and subdivided to provide a lounge, kitchen, bedroom 

and bathroom/laundry.  There is front and rear pedestrian access.  To the rear of the flat is 

a small storage shed.   

The flats have shared yard space. 

8.10.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to a tidy standard, while internally it is to an average, original 

standard. 

8.10.4 Other Improvements 

Site development includes a concrete driveway/parking areas, concrete paths, average 

quality fencing, small storage sheds, well established lawns, and basic landscaping. 
 

8.11 26 PUKETAPU ROAD 

Involving a complex of 16 x 1 bedroom, 1960's residential flats.  All of the flats are single 

storey.   

 

  

Aerial   

8.11.1 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom 44.5 m2 

Total carport floor area 240.0 m2 
 

8.11.2 Layout and accommodation 

The 1 bedroom flats are attached, in pods of 2 with attached carports provided.  The flats 

are compact and subdivided to provide a lounge/kitchen area and bedroom with a 

bathroom off.  To the front of the flats is a porch.   
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The flats have shared yard and courtyard areas. 

8.11.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated and are of a generally average 

quality and condition for their age. 

External decoration is to an average standard, while internally it is to an average, original 

standard. 

8.11.4 Other Improvements 

Site development includes concrete driveway/parking areas, concrete paths, average 

quality fencing, small storage sheds, well established lawns, and basic landscaping. 
 

8.12 11 OXFORD STREET 

Involving a complex of 40 x 1 bedroom, 1970's residential flats.  All of the flats are single 

storey.  The flats are attached, typically in pods of 2 some attached single carports.       

 

  

Aerial   

8.12.1 Floor areas 

The floor areas, as provided are as follows: 

1 Bedroom Flat 37.0 m2 
 

8.12.2 Layout and accommodation 

The flats are compact and subdivided to provide a lounge/kitchen area and bedroom with 

a bathroom off.  There is front and rear pedestrian access.  To the rear of the flat is a small 

courtyard area with an attached storage cupboard. To the side of the flat is a small paved 

outdoor area with a pergola. The remainder of the site includes shared yard and paths. 

8.12.3 Building summary and condition 

Fixtures and fittings contained within the flats mostly dated but tidy and are of a generally 

average quality and condition for their age. 

Decoration is to a tidy basic standard. 

8.12.4 Other Improvements 

Site development includes a sealed driveway, concrete paths, patio, fencing, well 

established lawns, and basic landscaping. 
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9.1 ECONOMIC OVERVIEW 
 

◼ New Zealand’s economy has continued its strong performance and is expected to 

continue to grow as it recovers from the COVID-19 restrictions imposed in the second 

half of 2021. The majority of businesses have adapted to operating with COVID-19 

health restrictions. The hospitality, tourism and accommodation sectors are continuing 

to bear the brunt of the COVID-19 restrictions. Strong commodity prices, growth in 

construction activity, ongoing government spending on infrastructure and COVID-19 

support payments should underpin economic activity in the short to medium term. 

◼ Annual inflation has increased to 6.9% which is well above the Reserve Bank’s target 

range of 1.0% to 3.0% per annum. Higher inflation is one of the drivers behind the 

Reserve Bank’s decision to increase the official cash rate (OCR) and indicates that 

further increases are likely over the next 12 months. Market expectation is for the OCR 

to reach 3.0% by the first half of 2023. The expected 2.25% increase in the OCR is likely 

to flow through to higher mortgage interest rates. 

◼ On a more positive note, labour market conditions have continued to improve with 

both an increase in the number of people employed and a fall in the unemployment 

rate. Wage growth has also started to increase with further growth expected as skilled 

labour shortages increase. 

◼ COVID-19 border restrictions have continued to impact on the number of people 

returning to New Zealand. Net migration in the November 2021 year was -4,021 people. 

Low inward migration has reduced the country’s population growth and lowered the 

growth in housing demand. 

◼ The potential impact of future COVID-19 related restrictions remains a key risk for our 

economy, along with tightening monetary policy and an overvalued housing market. 

External risks to our economy have also increased with unrest in Eastern Europe and 

central banks around the world tightening their monetary policy settings. 

◼ Housing market conditions are expected to cool from their current highs as the impact 

of higher interest rates, tighter lending criteria and slower population growth flows 

through to market activity.  

 

GDP 

 

GDP rose by 3.0% in the December 2021 quarter, this 

following a fall of 3.6% in the September 2021 

quarter. The average annual GDP rose 5.6% through 

the year to December 2021. The size of the New 

Zealand economy is now $350 billion. 

 

Unemployment Rate 

 

The number of people employed increased by 

101,100 over the December 2021 year and the official 

unemployment rate fell to 3.2%, this being the lowest 

rate since records began in 1986. 

 

Net Migration 

 

Net annual overseas migration gains fell to negative 

4,021 people in the November 2021 year. COVID-19 

related border restrictions are expected to result in 

low levels of net migration gains over the next 12 

months, slowing population growth. 

CPI 

6.90% 

Inflationary pressures are broad based and largely 

driven by strong domestic demand, materials 

shortages, rising fuel prices, and increased 

transportation costs. 

Official Cash Rate (OCR) 

1.50% 

The official cash rate is now 1.25% higher than 12 

months ago, with further increases expected during 

2022. 

 

9.0 MARKET COMMENTARY 



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 65 

 

  

 

 Various , Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 21 

E
X

E
C

 S
U

M
M

A
R

Y
 

L
E

G
A

L
 

L
A

N
D

 
IM

P
R

O
V

E
M

E
N

T
S

 
M

A
R

K
E

T
 

R
E

N
T

A
L

 
S

A
L

E
S

 
V

A
L

U
A

T
IO

N
 

 
 

9.2 REGIONAL PROPERTY MARKET 
 
 

New Zealand’s economy has continued to outperform market expectations. However, 

border restrictions are likely to continue into 2022 and limit population growth and the 

demand for additional dwellings. The tightening of monetary policy settings and the 

expectation of interest rate increases is likely to temper future market activity. In addition, 

the introduction of other monetary policy tools such as maximum debt to income ratios, 

the tightening of banks’ loan to value ratios, and the change in the tax treatment of 

investment property may also weigh on market activity.  

Key recent indicators show Hawkes Bay’s regional economic confidence softened from a 

net 23% of respondents in March 2021 to a net 13% of respondents in June 2021, indicating 

a fall in the number of people expecting the region’s economy to improve over the next 12 

months. In addition, the region’s consumer confidence softened by 4 percentage points 

over the same time period, (source Westpac).  

There is some uncertainty over economic conditions over the next 12 months as both the 

global and national impacts from Covid-19 flow through our economy. Further 

Government policies are potentially impacting business with additional costs around 

minimum pay and sick leave. Any slowing in the economy would likely help flatten the 

property market. 
 

9.3 LOCAL PROPERTY MARKET 
 
 

REINZ data which includes only recent market sales through real estate agents indicates 

Napier’s average median sale price over the three-month period from January 2022 to 

March 2022 to be up 15% over the same period last year to $850,667 and Hastings up 15% 

to $802,333. The number of sales over the same period in Napier has decreased by 15% 

compared to last period and Hastings also decreased 25% relative to the corresponding 

2021 period.   

Hawkes Bay days to sell for March 2022 of 36 days is more than the 10 year average. There 

were 16 weeks of inventory in March 2022 which is 6 weeks more than the same time last 

year. 

Over the last 3-5 year period, the strong demand for housing, lack of supply and low 

interest rates has provided strong support for the overall residential market. The 

Government and Reserve Bank recently announced that they will take action to address 

housing affordability, with the first measure being LVR restrictions, the extension of the 

bright line test to 10 years combined with changing the tax treatment of interest payments 

on residential investment properties.  New builds will be exempt from the above changes 

with the goal to provide incentives to increase housing supply.  

With the last CPI figures well above expectations, the Reserve Bank responded by 

increasing the OCR a further 0.50 basis points (13 April) to 1.50% with further rises to the 

OCR expected. Fixed interest rates from major trading banks have increased, this combined 

with recent changes to lending laws requiring lenders to complete thorough checks are 

cooling the market.  Anecdotally we are aware of investors selling and fewer investor 

buyers in the market, first home buyers significantly down, less multi-offer situations and 

lower open home attendees.  We are seeing signs of the market easing from the frenetic 

situation that has existed, to a more balanced market. 

New Zealand now operates under a traffic light system in response to COVID-19, with all of 

New Zealand moved to orange traffic light setting on the 14th of April. 

We expect demand for residential property to be mixed, with lower sale volumes indicating 

a ‘standoff’ between vendors and purchasers. Rising interest rates and stricter lending 

requirements are likely to temper the market in the medium to long term.   

The residential investment market is in line with the above wider residential market with 

generally good demand although this has eased over recent times.  We expect this sector to 

continue to be steady in the short to medium term largely driven by the shortage of 

housing but slightly hindered by increased interest rates, compliance and tax implications.   
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10.1 RESIDENTIAL 

Recent residential rental evidence in Napier is summarised below: 

 

No Current Rents Per Week Bedrooms Condition Location Comments 

1 Dinwiddie Ave $460-$480 2 New Below average Compact detached dwelling, onsite parking, average new build 

2 Hitching Ave $480-$500 2 New Below average Part of a 10 unit complex, onsite parking, average new build 

3 Hitching Ave $620-$640 3 New Below average Part of a 10 unit complex, onsite parking, average new build 

4 Lamb Street $460-$480 2 New Below average Compact detached dwelling, onsite parking, average new build 

5 Faraday St $430 2 Basic Average Part of 12 unit complex with onsite parking. 

6 King Street $470 2 Average Good An attached two bedroom flat with an adjoining single garage. Dated average condition. 

7 Exeter Cres $470 2 Average Average An attached two bedroom flat with an adjoining single garage. Dated average condition. 

8 Bledisloe Road $475 2 Tidy Below average A tidy, partly modernised, semi-detached two bedroom flat with tidy garage conversion utilised as a second living area.  

9 Crichton Place $480 2 Tidy Below average A two bedroom flat in tidy condition with modernised kitchen and bathroom, single carport. 

10 Ashridge Road $430 1 Tidy Good Two semi-detached one bedroom flats with an attached single garage and a hobbies room. Tidy, average condition. 

11 Morgan Ave $600 3 Tidy Above average Slightly dated 3 bedroom dwelling with detached garaging and an outroom. 

12 Logan Ave $475 2 Tidy Good An attached two bedroom flat with an adjoining single garage. Dated average condition. 

13 Marine Parade $440 2 Average Good Part of complex with onsite parking. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

10.0 RENTAL EVIDENCE 
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10.2 CONCLUSION 

We have sourced the above evidence from the Telfer Young database (above).  We have also made consideration to information released from bonds lodged with the Ministry of Business 

Innovation and Employment (Tenancy Services) in Napier.  

We expect the following rental rates to apply to the various properties and typologies: 

Address 1 Bed 2 Bed 3 Bed 

83 Tait Dr $400  $535 

Henry Charles Cres $395   

465 Hastings St $415   

6 Nelson Cres 

 

$450/$470  

33 - 37 Wellesley Pl $400 $450/$470  

150 Carlyle St $415 $450 $535 

Oriel Place $400/$410   

55 Coventry Ave $400   

22 Lancaster St $415 $450  

14 Peddie St $425   

26 Puketapu Rd $425   

11 Oxford St $415   

 

The above rents are inclusive of GST and includes rates and insurance.  

10.2.1 Community Hall Rental 

Some of the complexes have Community Halls, to assess these and in particular when using income methodology, we have assessed a notional rent.  Due to the lack of comparable 

evidence within Hawkes Bay we have also considered evidence from other North Island provincial areas.  The rent applied to those properties that have halls has been carried out on an 

inclusive of GST basis to keep consistency with the residential component. 



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 68 

 

  

 

 Various, Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 24 

E
X

E
C

 S
U

M
M

A
R

Y
 

L
E

G
A

L
 

L
A

N
D

 
IM

P
R

O
V

E
M

E
N

T
S

 
M

A
R

K
E

T
 

R
E

N
T

A
L

 
S

A
L

E
S

 
V

A
L

U
A

T
IO

N
 

 
 
 

11.1 HAWKES BAY 
 

Address Date Price Floor area Units Gross Yield Sale $ / Unit 

Improved Sales       

10 Faraday Street 23 August 2021 Confidential 630 m² 12 7.64% $282,917 

8 Barker Road 25 June 2021 $515,000 140 m² 2 6.06% $257,500 

705 Avenue Road West 29 September 2021 $750,000 130 m² 2 5.58% $375,000 

99 Shakespeare Road 9 December 2021 $760,000 160 m² 2 6.84% $380,000 

217 Nikau Street 1 June 2019 $820,000 230 m² 4 7.80% $205,000 

11 Latham Street 8 April 2021 $849,000 220 m² 2 6.43% $424,500 

42 Kennedy Road 25 February 2022 $927,500 216 m² 2 5.60% $463,750 

8 Hadfield Terrace 23 December 2021 $930,000 170 m² 2 5.31% $465,000 

201A Prospect Road 8 March 2021 $965,000 300 m² 4 6.47% $241,250 

22A-B Milton Road 8 June 2021 $980,000 215 m² 2 5.31% $490,000 

1009 Manuka Street 3 December 2020 $1,063,000 390 m² 4 5.67% $265,750 

205A Omahu Road 7 July 2019 $1,156,000 340 m² 6 8.64% $192,667 

406 Market Street South 27 October 2020 $1,227,250 290 m² 4 6.77% $306,813 

104 Harold Holt Avenue 28 May 2021 $1,230,000 240 m² 3 5.28% $410,000 

207 Windsor Avenue 4 February 2021 $1,325,000 270 m² 3 5.70% $441,667 

409-419 Lowe Street 1 November 2021 $1,500,000 630 m² 6 7.80% $250,000 

7 Saint Hill Lane 13 July 2021 $1,675,000 330 m² 5 3.57% $837,500 

Yield Range    2 - 12 3.57% - 8.64% $192,000 - $837,500 

 

 

11.0 SALES EVIDENCE 
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11.2 OTHER AREAS 
 

Address District Date Price Units Gross Yield Sale $ / Unit 

Improved Sales       

449 Childers Road Gisborne 8 September 2021 $690,000 3 9.04% $230,000 

3/16 Asquith Street Gisborne 27 May 2021 $900,000 3 6.85% $300,000 

31 Kauri Street Kaipara 18 October 2021 $1,215,000 5 6.90% $243,000 

236 Stuart Street Dunedin 5 July 2021 $1,322,000 3 6.55% $440,667 

660 Gladstone Road Gisborne 7 May 2021 $1,370,000 5 6.64% $274,000 

105-111 Bedford Street Porirua 5 August 2021 $1,502,500 4 7.26% $375,625 

9 Ruihi Street Rotorua 16 August 2021 $1,530,000 7 6.80% $218,571 

133 Malfroy Road Rotorua 21 July 2021 $1,600,000 5 5.80% $320,000 

45 Prince Albert Road Dunedin 1 December 2021 $1,648,888 6 6.30% $274,815 

50-56 Leicester Street Porirua 16 June 2021 $1,657,890 4 5.90% $414,473 

10A-10F Weymouth Street New Plymouth 22 June 2021 $1,700,000 6 6.42% $283,333 

7 Harris Street New Plymouth 15 June 2021 $1,900,000 8 6.87% $237,500 

516 Great King Street Dunedin 8 December 2021 $1,980,000 3 5.71% $660,000 

147 Forth Street Dunedin 30 June 2021 $2,045,000 2 5.16% $1,022,500 

664 Gladstone Road Gisborne 24 June 2021 $2,090,000 4 6.84% $522,500 

14 Stoneyhurst Street Christchurch 30 July 2021 $2,640,000 8 5.73% $330,000 

YIELD RANGE    2 - 8 5.16% - 9.04% $218,571 - $1,022,000 
 

 

11.3 SALES VALUE CONCLUSIONS 

After consideration of the above evidence, we have applied the below yield and sale $/unit ranges to the various properties: 

 

Number of Units Gross Yield Range Sale $/Unit Range 

4 - 12 7.00% - 7.50% $310,000 -$320,000 

16 - 32 7.75% - 8.00% $255,000 -$290,000 

40 - 51 8.50% - 8.75% $245,000 -$260,000 

80 9.25% $235,000 
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12.1 HIGHEST AND BEST USE 

The Market Value of an asset will reflect its ‘highest and best use’. The highest and best use 

is the use of an asset that maximises its potential and that is physically possible, legally 

permissible and financially feasible. The highest and best use may be for continuation of an 

asset’s existing use or for some alternative use. This is determined by the use that a market 

participant would have in mind for the asset when formulating the price that it would be 

willing to bid.  

In this instance, in our opinion, the current use of the asset is the highest and best use. 
 

12.2 VALUATION APPROACH 

To establish the Market Value of the property, we have adopted the following methods: 

◼ Income Capitalisation Approach 

◼ Market Approach 

12.3 INCOME CAPITALISATION APPROACH 
 

12.3.1 Income Approach 

The Income Approach is predicated on the conversion of net actual or market income, 

which either is or could be generated by an owner of the interest, to value.  

Income Capitalisation 

This method encompasses the conversion of net income (actual, market or notional) to 

value via the application of a capitalisation rate or yield (investment return). The basic 

premise of income capitalisation is that a property investor expects a pre-determined rate 

of return on their investment.  

The following table gives a broad overview of the values applied under this approach, see 

Appendix C for more detail. 

 

Address Units Value Total Gross Rent Applied Yield  

465 Hastings St 4 $1,610,000 $86,320 7.00% 

14 Peddie St 12 $3,660,000 $265,200 7.25% 

6 Nelson Cres 12 $3,900,000 $282,800 7.25% 

26 Puketapu Rd 16 $4,565,000 $353,600 7.75% 

Oriel Place 20 $5,260,000 $420,680 8.00% 

33 - 37 Wellesley Pl 28 $8,445,000 $651,040 8.00% 

55 Coventry Ave 31 $8,235,000 $644,800 8.00% 

150 Carlyle St 32 $9,455,000 $756,340 8.00% 

11 Oxford St 40 $10,155,000 $863,200 8.50% 

22 Lancaster St 50 $12,885,000 $1,127,400 8.75% 

83 Tait Dr 51 $14,315,000 $1,109,820 8.75% 

Henry Charles Cres 80 $18,600,000 $1,720,540 9.25% 

 

Conclusion 

As per 11.3 we expect the following ranges: 

 Number of Units Gross Yield Range 

4 - 12 7.00% - 7.50% 

16 - 32 7.75% - 8.00% 

40 - 51 8.50% - 8.75% 

80 9.25% 

 

 

12.0 VALUATION 
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12.4 MARKET APPROACH 

The Market Approach provides an indication of value by comparing the asset with identical 

or similar assets for which price information is available. In assessing value via this method, 

a unit of comparison that is used by market participants is first identified to establish 

valuation metrics, and then comparative analysis of qualitative and quantitative 

similarities and differences between the comparable sales and the subject is performed. 

The analysed valuation metrics are then applied to the subject to establish the market 

value. 

This approach considers Market Value by directly comparing the property with sales of 

other similar properties.  A unit of comparison is analysed, in this instance the rate per unit, 

to provide a basis of comparison.  Adjustments for a range of variables may also need to be 

considered. 

The following table gives a broad overview of the values applied under this approach, see 

Appendix C for more detail. 

Address Units Value Sale $ / Unit 

465 Hastings St 4 $1,220,000 $305,000 

14 Peddie St 12 $3,600,000 $300,000 

6 Nelson Cres 12 $3,840,000 $320,000 

26 Puketapu Rd 16 $4,560,000 $285,000 

Oriel Place 20 $5,300,000 $265,000 

33 - 37 Wellesley Pl 28 $8,120,005 $290,000 

55 Coventry Ave 31 $7,905,000 $255,000 

150 Carlyle St 32 $9,600,000 $300,000 

11 Oxford St 40 $10,000,000 $250,000 

22 Lancaster St 50 $13,000,000 $260,000 

83 Tait Dr 51 $12,480,000 $245,000 

Henry Charles Cres 80 $18,630,000 $235,000 

 

Conclusion 

As per 11.3 we expect the following ranges: 

Number of Units Sale $/Unit Range 

4 - 12 $310,000 -$320,000 

16 - 32 $255,000 -$290,000 

40 - 51 $245,000 -$260,000 

80 $235,000  

 
 

12.5 SURPLUS LAND 

The following three properties involve surplus land and we have made consideration to 

this within our final value conclusions and have applied the value below in addition: 

Address Area (m²) $/m² Value applied 

83 Tait Drive 9300 $175 $1,630,000 

55 Coventry Avenue 350 $500 $175,000 

465 Hastings Street 750 $500 $375,000 

 



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 72 

 

  

 

 Various , Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 28 

E
X

E
C

 S
U

M
M

A
R

Y
 

L
E

G
A

L
 

L
A

N
D

 
IM

P
R

O
V

E
M

E
N

T
S

 
M

A
R

K
E

T
 

R
E

N
T

A
L

 
S

A
L

E
S

 
V

A
L

U
A

T
IO

N
 

12.6 VALUATION SUMMARY 
 
 

The approaches show close correlation, but the most reliable method for establishing 

market value for this type of property is by the income capitalisation approach.  

Accordingly, we have placed most weight upon this approach.  We then add the surplus 

land value to this.  The values below incorporate the hall and surplus land those properties 

with these. 

Address Units Value 

465 Hastings St 4 $1,610,000 

14 Peddie St 12 $3,660,000 

6 Nelson Cres 12 $3,900,000 

26 Puketapu Rd 16 $4,565,000 

Oriel Place 20 $5,260,000 

33 - 37 Wellesley Pl 28 $8,445,000 

55 Coventry Ave 31 $8,235,000 

150 Carlyle St 32 $9,455,000 

11 Oxford St 40 $10,155,000 

22 Lancaster St 50 $12,885,000 

83 Tait Dr 51 $14,315,000 

Henry Charles Cres 80 $18,600,000 

 

12.6.1 Value Comparison  

The below table compares the values from the 2020 period (2 June 2020) to the 2022 values 

above. 

    Overall Value Value Growth 

Address Units 2022 2020 % 

465 Hastings St 4 $1,610,000 $965,000 167% 

14 Peddie St 12 $3,660,000 $2,265,000 162% 

6 Nelson Cres 12 $3,900,000 $2,860,000 136% 

26 Puketapu Rd 16 $4,565,000 $2,985,000 153% 

Oriel Place 20 $5,260,000 $3,065,000 172% 

33 - 37 Wellesley Pl 28 $8,445,000 $6,250,000 135% 

55 Coventry Ave 31 $8,235,000 $4,905,000 168% 

150 Carlyle St 32 $9,455,000 $7,045,000 134% 

11 Oxford St 40 $10,155,000 $6,615,000 154% 

22 Lancaster St 50 $12,885,000 $8,055,000 160% 

83 Tait Dr 51 $14,315,000 $9,245,000 155% 

Henry Charles Cres 80 $18,600,000 $11,095,000 168% 

AVERAGE 

   

155% 
 

12.6.2 Previous sale 

There are no recent recorded sales for this property. 

12.6.3 Reasonable selling period 

The valuation is based upon a selling period of 6 months, which was the situation prior to 

Covid-19. The impacts of COVID-19 may well extend selling periods. The immediate selling 

situation will be severely impacted and how future markets will react is not able to be 

predicted at this stage. 

12.6.4 Current contract 

From our understanding the property is not for sale. 
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Purpose 

This valuation report has been completed for the specific purpose stated. No responsibility 

is accepted in the event that this report is used for any other purpose. 

Responsibility to third party 

Our responsibility in connection with this valuation is limited to the client to whom the 

report is addressed and to that client only. We disclaim all responsibility and will accept no 

liability to any other party without first obtaining the written consent of TelferYoung 

(Hawkes Bay) Limited and the author of the report. TelferYoung (Hawkes Bay) Limited 

reserves the right to alter, amend, explain or limit any further information given to any 

other party. 

Reproduction of report 

Neither the whole nor any part of this valuation and report or any reference to it may be 

included in any published document, circular or statement without first obtaining our 

written approval of the form and context in which it may appear. Our report is only valid 

when bearing the Valuer’s signature. 

Date of valuation 

Unless otherwise stated, the effective date of the valuation is the date of the inspection of 

the property. This valuation is current as at the date of valuation only. The value assessed 

herein may change significantly and unexpectedly over a relatively short period (including 

as a result of general market movements or factors specific to the particular property). We 

do not accept liability for losses arising from such subsequent changes in value. 

Without limiting the generality of the above comment, we do not assume any responsibility 

or accept any liability where this valuation is relied upon after the expiration of 3 months 

from the date of the valuation, or such earlier date if you become aware of any factors that 

have any effect on the valuation. 

Legislation 

We have not obtained a Land Information Memorandum (LIM) or Property Information 

Memorandum (PIM) for this property which, unless otherwise stated, is assumed to 

conform to all requirements of the Resource Management Act 1991, the New Zealand 

Building Code contained in the First Schedule to the Building Regulations 1992, the 

Building Act 2004 and any Historic Places Trust registration. 
 

 

Our valuation reports are prepared on the basis that properties comply with all relevant 

legislation and regulations and that there is no adverse or beneficial information recorded 

on the Territorial Local Authority (TLA) property file, unless otherwise stated. Legislation 

that may be of importance in this regard includes the Health & Safety at Work Act 2015, the 

Fire Safety and Evacuation of Buildings Regulation 1992, and the Disabled Persons 

Community Welfare Act 1975. 

Registrations 

Unless otherwise stated, our valuation is subject to there being no detrimental or beneficial 

registrations affecting the value of the property other than those appearing on the title. 

Such registrations may include Waahi Tapu and Heritage New Zealand registrations. 

Reliability of data 

The data and statistical information contained herein was gathered for valuation purposes 

from reliable, commonly utilised industry sources. Whilst we have endeavoured to ensure 

that the data and information is correct, in many cases, we cannot specifically verify the 

information at source and therefore cannot guarantee its accuracy.  

Assumptions 

This report contains assumptions believed to be fair and reasonable at the date of 

valuation. In the event that assumptions are made, based on information relied upon 

which is later proven to be incorrect, or known by the recipient to be incorrect at the date 

of reporting, TelferYoung (Hawkes Bay) Limited reserves the right to reconsider the report, 

and if necessary, reassess values. 

GST 

The available sources of sales data upon which our valuation is based generally do not 

identify whether or not a sale price is inclusive or exclusive of GST. Unless it has been 

necessary and possible to specifically verify the GST status of a particular sale, it has been 

assumed that available sale price data has been transacted on a GST inclusive (if any) 

basis, which is in accordance with standard industry practice for most residential property. 

Should this interpretation not be correct for any particular sale or rental used as evidence, 

we reserve the right to reconsider our valuation.  

 

13.0 STATEMENT OF LIMITING CONDITIONS AND VALUATION POLICY 
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Land survey 

We have made no survey of the subject property and assume no responsibility in 

connection with these matters. Unless otherwise stated, the valuation has been assessed 

conditional upon all improvements being within the title boundaries. 

Unless otherwise stated, we have not undertaken investigations or been supplied with 

geotechnical reports with respect to the nature of the underlying land. Unless otherwise 

stated, the valuation has been assessed conditional upon the land being firm and suitable 

ground for the existing and/or potential development, without the need for additional and 

expensive foundation and retaining work or drainage systems. 

Contamination 

We have not undertaken an environmental audit of the property. Unless otherwise stated, 

our valuation and report is conditional upon the land and buildings being unaffected by 

harmful contaminants or noxious materials which may impact on value. Verification that 

the property is free from contamination and has not been affected by noxious materials 

should be obtained from a suitably qualified environmental expert. 

Not a structural survey 

Our inspection has been undertaken for valuation purposes only, and does not constitute a 

structural survey. Verification that the building is sound should be obtained from a suitably 

qualified building engineer. If the building is found to be unsound, this finding/new 

information is likely to impact on the value of the property. 

Earthquake-prone buildings 

We are aware that a number of buildings are, or may be potentially, affected by local 

territorial authority policies for ‘earthquake-prone’ buildings (Earthquake-Prone Building 

Policies) required to be in place under the Building Act 2004. The Earthquake-Prone 

Building Policies may require building owners to undertake engineering investigations and 

subsequent structural upgrading, demolition or other steps to meet the requirements of 

the Earthquake-Prone Building Policies. Unless otherwise stated, our valuation makes no 

allowance for any costs of investigation, upgrading, demolition or other steps which may 

be incurred by the building owner to meet the requirements of Earthquake Prone Building 

Policies. We are not qualified to determine the ‘earthquake-prone’ status of the buildings. 

Our valuation is therefore subject to a review, investigation and assessment of seismic 

performance of the building, by a suitably qualified building engineer, to determine the 

‘earthquake-prone’ status of the building and where required, an estimate of any costs for 

structural upgrading, demolition or other steps required for the building to meet the 

requirements of Earthquake-Prone Building Policies. If the building is found to be 

‘earthquake-prone’, this finding is likely to impact on the value of the property, and our 

valuation may materially alter as a result. 

Systems 

Our valuation has been assessed conditional upon all hot and cold water systems, electric 

systems, ventilating systems and other devices, fittings, installations or conveniences, 

including lifts and escalators where appropriate, as are in the building, being in proper 

working order and functioning for the purposes for which they were designed. 

Market valuations 

Market valuations are carried out in accordance with the Valuation Standards and 

Guidance Notes. Market Value is defined “The estimated amount for which an asset or 

liability should exchange on the date of valuation between a willing buyer and a willing 

seller in an arm’s length transaction, after proper marketing and where the parties had 

each acted knowledgeably, prudently and without compulsion”. 

No allowances are made in our valuations for any expenses of realisation, or to reflect the 

balance of any outstanding mortgages either in respect of capital or interest accrued 

thereon. 

Water leaks and penetration effects 

We are aware that a number of buildings have developed problems associated with water 

leaks, water penetration, weather-proofing, moisture and water exit control systems, 

mould, fungi, mildew, rot, decay, gradual deterioration, microorganisms, bacteria, 

protozoa or like forms. Problems can result from defects in design, construction methods 

and materials used, or any combination of defects. 

Our valuation has been assessed conditional upon all buildings and structures being 

constructed strictly in accordance with recommended practices and free from defect 

unless otherwise stated. We are not qualified to undertake, nor have we undertaken, a 

structural survey of the buildings or structures. We accept no liability for any defects that 

may arise as a result of poor building design, construction methods or building materials. If 
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you have any concerns, you should engage a suitably qualified person to report on this 

matter. Defects revealed by a suitably qualified expert may affect the value of the property. 

Risk analysis 

The Risk Analysis is a simplified analysis based on the current experience and knowledge of 

the Valuer and is not a technical analysis. Those relying on the valuation cannot expect that 

the Valuer brings to the task any greater level of common knowledge or ability to foresee 

events than can be expected of persons experienced in the market for that class of property 

in its market place (which may be local or broader). The risk analysis is the product of the 

current experience of the Valuer based on information that is common knowledge and/or 

readily ascertainable in the market for that class of property in its market place. The risk 

analysis does not reflect information that is privileged or to which the market for that class 

of property in its market place does not have ready access and it does not reflect decisions, 

announcements, releases, articles and the like that the Valuer has not had reasonable time 

and opportunity to assess and consider, or would in the ordinary course of acting as a 

valuer become aware of or have access to. Subject to these limitations, the risk analysis 

indicates the level of adverse impact each stated aspect has on the subject property’s value 

and marketability as at the date of valuation. 

Professional indemnity cover 

We have in force at the time of supplying the above valuation, current professional 

negligence insurance appropriate to the nature and level of our business activities. The 

Registered Valuer is covered by the policy. 

Valuer’s statement 

This report has been undertaken by Lucas Paku who has inspected the property externally 

and internally. The Registered Valuer holds an Annual Practicing Certificate. 

Please contact the writer should you wish to discuss any matters raised in this report. 

Yours faithfully 

TelferYoung (Hawkes Bay) Limited 

 
Lucas Paku - BCom (VPM)  

Director, Registered Valuer 

Email: lucas.paku@telferyoung.com 
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APPENDIX A  RECORDS OF TITLE 
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13.1 HAWKES BAY 
 

10 Faraday Street, Hospital Hill 

 

 Sale date 23 August 2021  Involving a complex of 8 x 2 bedroom and 4 x 1 bedroom, 1960's residential flats, situated 

on a 1,391m², front site on the Hospital Hill, Napier.  Most units are in tidy, slightly dated 

condition.  There is on site access with carports provided. 

 

Sale price Confidential 

Building area 630 m² (recorded) 

Land area 1391 m² (more or less) 

Bedrooms 20 

Bathrooms 6 

Garage 6 

 

1010 Cobham Place, Raureka 

 

 Sale date 10 May 2021  Involving a 1960's two story 3 bedroom 1 bathroom unit with single carport. Situated on a 

393m² site within Raureka, Hastings. 

 

Sale price $430,000 

Building area 100 m² (recorded) 

Land area 393 m² (more or less) 

Bedrooms 3 

Bathrooms 1 

Garage 0 
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8 Barker Road, Marewa 

 

 Sale date 25 June 2021  Involving a dated and rundown 1940's 2 bedroom 1 bathroom dwelling with carport. 

Attached is a 1 bedroom 1 bathroom flat with external access. Situated on a 860m² site 

within Marewa, Napier.  Indicates a net yield of 4.98% and gross yield of 6.06%. 

 

Sale price $515,000 

Building area 140 m² (recorded) 

Land area 860 m² (more or less) 

Bedrooms 2 

Bathrooms 2 

Garage 1 

 
 

705 Avenue Road West, Saint Leonards 

 

 Sale date 29 September 2021  Involving a tidy 1920's 1 bedroom 1 bathroom dwelling with a separate 1 bedroom 1 

bathroom flat with single carport. Situated on a 666m² site within Saint Leonards, 

Hastings.  Analyses to a gross yield of 5.58% and a net yield of 4.70%. 

 

Sale price $750,000 

Building area 130 m² (recorded) 

Land area 666 m² (more or less) 

Bedrooms 2 

Bathrooms 2 

Garage 3 
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99 Shakespeare Road, Bluff Hill 

 

 Sale date 9 December 2021  Two, two bedroom apartments within a villa structure in a gully situation on Napier Hill. 

Net yield 5.95% or gross yield of 6.84%. 

 

Sale price $760,000 

Building area 160 m² (recorded) 

Land area 892 m² (more or less) 

Bedrooms 4 

Bathrooms 2 

Garage 0 

 

217 Nikau Street, Saint Leonards 

 

 Sale date 1 June 2019  Four, two bedroom 1960s units in tidy condition. Indicated a net yield of 6.46% or gross 

yield of 7.80%. 

 

Sale price $820,000 

Building area 230 m² (recorded) 

Land area 1265 m² (more or less) 

Bedrooms 8 

Bathrooms 4 

Garage 0 

 

11 Latham Street, Napier South 

 

 Sale date 8 April 2021  Involving a 3 bedroom character dwelling and a 3 bedroom 1970's flat with single garaging. 

Situated on an 847m² site within Napier South, Napier.  Indicates a net yield of 5.63% and a 

gross yield of 6.43%. 

  

Sale price $849,000 

Building area 220 m² (recorded) 

Land area 847 m² (more or less) 

Bedrooms 6 

Bathrooms 2 

Garage 1 
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42 Kennedy Road, Napier South 

 

 Sale date 25 February 2022  Involving a tidy circa 1929 3 bedroom 1 bathroom dwelling with adjoining studio with 

kitchenette and bathroom plus a self-contained two bedroom unit. Situated on a 636m² 

rear site within Napier South, Napier. 

 

Sale price $927,500 

Building area 216 m² (recorded) 

Land area 636 m² (more or less) 

Bedrooms 5 

Bathrooms 2 

Garage 0 

 

8 Hadfield Terrace, Bluff Hill 

 

 Sale date 23 December 2021  Two, two bedroom flats within an older residential structure. The flats are in good internal 

condition, have ample garaging and  sea views. Net yield 4.65% or gross yield of 5.31%. 

  

Sale price $930,000 

Building area 170 m² (recorded) 

Land area 509 m² (more or less) 

Bedrooms 4 

Bathrooms 2 

Garage 3 

 

201A Prospect Road, Hastings 

 

 Sale date 8 March 2021  Involving 4 x 1 bedroom flats amongst a 1960's two storey building with carport to the front 

of the property. Situated on a 797m² site, Hastings.  Indicates a net yield of 5.24% and a 

gross yield of 6.47%. 

  

Sale price $965,000 

Building area 300 m² (recorded) 

Land area 797 m² (more or less) 

Bedrooms 4 

Bathrooms 4 

Garage 4 
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22A-B Milton Road, Bluff Hill 

 

 Sale date 8 June 2021  Two townhouses each providing two bedrooms, one bathroom on a 594m² site on Milton 

Road, Bluff Hill. Indicates a net yield of 4.67% and a gross yield of 5.31%. 

 

Sale price $980,000 

Building area 215 m² (recorded) 

Land area 594 m² (more or less) 

Bedrooms 4 

Bathrooms 2 

Garage 3 

 

224 Whirinaki Road, Eskdale 

 

 Sale date 29 September 2021  A two level 1970s dwelling, in original condition, with four bedrooms, two bathrooms, and 

two integrated single garages, situated across the road from the beach with very good sea 

views, in Eskdale. 

 

Sale price $1,000,000 

Building area 300 m² (recorded) 

Land area 817 m² (more or less) 

Bedrooms 4 

Bathrooms 2 

Garage 2 

 

1009 Manuka Street, Mahora 

 

 Sale date 3 December 2020  Comprising a four flat residential investment property.  Each flat consisting of 3 bedrooms, 

1 bathroom and single carport. Situated on a 1,702m² site within the residential locality of 

Mahora, Hastings.  Indicates a net yield of 4.53% and a gross yield of 5.67%. 

  

Sale price $1,063,000 

Building area 390 m² (recorded) 

Land area 1702 m² (more or less) 

Bedrooms 12 

Bathrooms 4 

Garage 4 
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205A Omahu Road, Frimley 

 

 Sale date 7 July 2019  Comprising a tidy 1970's investment property providing 6, 2 bedroom flats, situated on a 

front site in the Hastings suburb of Frimley.   Indicated net yield of 7.47% and gross yield of 

8.64%. 

 

Sale price $1,156,000 

Building area 340 m² (recorded) 

Land area 1477 m² (more or less) 

Bedrooms 12 

Bathrooms 6 

Garage 6 

 

406 Market Street South, Hastings 

 

 Sale date 27 October 2020  Comprising a 4 unit residential investment property. Each flat consisting of 2 bedrooms, 1 

bathroom and is situated on a 1449m².  Indicated net yield of 5.77% or gross yield of 6.77%. 

  

Sale price $1,227,250 

Building area 290 m² (recorded) 

Land area 1449 m² (more or less) 

Bedrooms 8 

Bathrooms 4 

Garage 0 

 

104 Harold Holt Avenue, Pirimai 

 

 Sale date 28 May 2021  Three 2 bedroom units, partly modernized, on a 852m² site in Pirimai, Napier. Each with 

single garage.  

Indicates a net yield of 4.62% and a gross yield of 5.28%. 

  

Sale price $1,230,000 

Building area 240 m² (recorded) 

Land area 852 m² (more or less) 

Bedrooms 6 

Bathrooms 3 

Garage 3 
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207 Windsor Avenue, Parkvale 

 

 Sale date 4 February 2021  Involving a residential investment property of 3 x 2 bedroom, 1 bathroom 1960's units 

situated on a 1,341m² site within the residential locality of Parkvale, Hastings.  Indicates a 

net yield of 5.07% and a gross yield of 5.70%. 

 

Sale price $1,325,000 

Building area 270 m² (recorded) 

Land area 1341 m² (more or less) 

Bedrooms 6 

Bathrooms 3 

Garage 3 

 

409-419 Lowe Street, Camberley 

 

 Sale date 1 November 2021  Involving 6 x 2 1960's bedroom 1 bathroom units each with a single garage. Situated on a 

2,034m² site within Camberley, Hastings. 

 

Sale price $1,500,000 

Building area 630 m² (recorded) 

Land area 2034 m² (more or less) 

Bedrooms 6 

Bathrooms 6 

Garage 6 

 

7 Saint Hill Lane, Havelock North 

 

 Sale date 13 July 2021  Involving a tidy 1970's two story 5 bedroom 3 bathroom dwelling with single integral 

garaging. Also includes a separate tidy 1 bedroom dwelling.  Situated on a 1,642m² site 

within Havelock North.  Indicates a net yield of 2.98% or gross yield of 3.57%. 

 

Sale price $1,675,000 

Building area 330 m² (recorded) 

Land area 1642 m² (more or less) 

Bedrooms 5 

Bathrooms 3 

Garage 2 

 



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 106 

 

  

 

 Various , Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 62 

E
X

E
C

 S
U

M
M

A
R

Y
 

L
E

G
A

L
 

L
A

N
D

 
IM

P
R

O
V

E
M

E
N

T
S

 
M

A
R

K
E

T
 

R
E

N
T

A
L

 
S

A
L

E
S

 
V

A
L

U
A

T
IO

N
 

 

13.2 OTHER AREAS 
 

449 Childers Road, Te Hapara 

 

 Sale date 8 September 2021  Involving three average 1970's 2 bedroom 1 bathroom attached units each with a carport. 

Situated on a 655m² site within Te Hapara, Gisborne.  Indicated net yield of 6.05% or gross 

yield of 9.04% 

 

Sale price $690,000 

Building area 150 m² (recorded) 

Land area 655 m² (more or less) 

Bedrooms 6 

Bathrooms 3 

Garage 3 

 

3/16 Asquith Street, Te Hapara 

 

 Sale date 27 May 2021  Involving an average 3 x 2 bedroom 1970's residential investment property situated on a 

rear 1,265m² site within Te Hapara, Gisborne.  Analyses to a gross yield of 6.85% and a net 

yield of 4.38%. 

 

Sale price $900,000 

Building area 260 m² (recorded) 

Land area 1265 m² (more or less) 

Bedrooms 6 

Bathrooms 3 

Garage 3 
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31 Kauri Street, Dargaville 

 

 Sale date 18 October 2021  The property comprises a single storey block of five purpose built rental flats comprising 

four, two bedroom units and one, one bedroom unit. The complex is in good condition 

overall and there has been some refurbishment. The complex is situated on a large rear 

site. The current return is $66,000 pa equating to 5.4% gross and a net return of 3.8%. It 

was advertised as being under rented and having a potential income of $85,000, market 

gross yield being 6.9% and net yield of 5.2%. 

 

 

Sale price $1,215,000 

Building area 322 m² (measured) 

Land area 2625 m² (more or less) 

Bedrooms 9 

Bathrooms 5 

Garage 5 

 

236 Stuart Street, Dunedin Central 

 

 Sale date 5 July 2021  Built about 1920-29, this is a 10 bedroom, three bathroom, brick residential rental 

investment property, situated on a front site. Features include three flats, being a five-

bedroom, a three-bedroom, and a two-bedroom flat. Let for 2021 for $1,665/week or 

$86,580 per annum, which equates to a gross capitalisation rate based on sale price of 

6.55%. 

  

Sale price $1,322,000 

Building area 320 m² (recorded) 

Land area 289 m² (more or less) 

Bedrooms 10 

Bathrooms 3 

Garage 1 

 

660 Gladstone Road, Te Hapara 

 

 Sale date 7 May 2021  Involving five 1960's purpose built 2 bedroom 1 bathroom flats. Situated on a 1,291m² site 

within Te Hapara, Gisborne.  Indicates a net yield of 4.30% and a gross yield of 6.64%. 

 

Sale price $1,370,000 

Building area 300 m² (recorded) 

Land area 1291 m² (more or less) 

Bedrooms 10 

Bathrooms 5 

Garage 0 
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105-111 Bedford Street, Cannons Creek 

 

 Sale date 5 August 2021  A 1960's rental investment block comprising four, two-level, three bedrooms flats on an 

easy contoured site, each with off street parking. At market rents the sale analyses to a net 

yield of 4.6% or gross yield of 7.26%. 

 

Sale price $1,502,500 

Building area 470 m² (recorded) 

Land area 1369 m² (more or less) 

Bedrooms 12 

Bathrooms 4 

Garage 0 

 

9 Ruihi Street, Victoria 

 

 Sale date 16 August 2021  This property comprises of two blocks with seven units in total. Five of the units 

incorporate two bedrooms, one bathroom, an open plan living and kitchen area and two 

units include one bedroom, one bathroom and an open plan living and kitchen area. The 

units are situated on a 1,012 square metre site in the suburb of Victoria. Based on 

estimated market rents the sale price analyses to a gross yield of 6.8% and a net yield of 

4.6%. On a sales price per unit basis, this equates to $218,572 per unit. 

 

Sale price $1,530,000 

Building area 350 m² (recorded) 

Land area 1012 m² (more or less) 

Bedrooms 12 

Bathrooms 7 

Garage 3 

 

133 Malfroy Road, Utuhina 

 

 Sale date 21 July 2021  A block of five attached brick residential units of 1960's construction maintained in tidy but 

mostly original condition. There are four two bedroom units and one bedsit unit having a 

rental income at the date of sale of $1745 per week. Each unit has an individual cross lease 

title although it seems all five units were sold in one transaction. Based on our analysis of 

market rent, the sale price reflects a gross return of 5.8%, a net return of 3.8% and a price 

per unit of $320,000. 

 

Sale price $1,600,000 

Building area 320 m² (recorded) 

Land area 1166 m² (more or less) 

Bedrooms 9 

Bathrooms 5 

Garage 0 
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45 Prince Albert Road, Saint Kilda 

 

 Sale date 1 December 2021  Built about 1980-89, this is a 10 bedroom, six bathroom brick and roughcast residential 

rental investment property with off street parking. Features include four two-bedroom 

units and two x one-bedroom units all on separate titles. Let for $2,000 per week, which 

equates to a gross capitalisation rate based on sale price of 6.30%. 

 

Sale price $1,648,888 

Building area 390 m² (recorded) 

Land area 695 m² (more or less) 

Bedrooms 10 

Bathrooms 6 

Garage 6 

 

50-56 Leicester Street, Cannons Creek 

 

 Sale date 16 June 2021  A residential investment property incorporating 4 x three bedroom units over two levels, 

with three of the units have drive on access. The units are situated at the front of the site 

with the rear being potential subdividable. The dwelling is clad in asbestos to the lower 

level, weatherboard to the upper level, all in a fair condition, and it has an asbestos roof. 

On the basis that these have market rents of $470 each per week, a gross return of $97,760 

is obtained, indicating a gross yield of 5.9% and a net yield of 4.2%. 

 

Sale price $1,657,890 

Building area 390 m² (recorded) 

Land area 1941 m² (more or less) 

Bedrooms 12 

Bathrooms 4 

Garage 0 

 

10A-10F Weymouth Street, New Plymouth 

 

 Sale date 22 June 2021  Built about 1930, this property is known as the Reo Moana apartments, a 2 storey block of 

six 2 bedroom rental apartments with separate cross lease titles. Condition is tidy but 

amenities are very dated. Coastal and City Centre location. Passing yield is 6.42% and sale 

equates $283,000 per apartment. 

 

Sale price $1,700,000 

Building area 594 m² (recorded) 

Land area 627 m² (more or less) 

Bedrooms 12 

Bathrooms 6 

Garage 0 
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7 Harris Street, New Plymouth 

 

 Sale date 15 June 2021  Located upon two separate land titles, fronting onto Harris Street and Downe Street 

respectively, this combined property incorporates two blocks of residential rental flats 

totalling eight units, in addition to six basement garages which are separately tenanted.  

The units are of average type and are of 2 bedroom nature. Location is fringe central city. 

Sale price equates $237,500 per unit, and a gross yield of 6.87%. 

 

Sale price $1,900,000 

Building area 345 m² (recorded) 

Land area 2482 m² (more or less) 

Bedrooms 16 

Bathrooms 5 

Garage 3 

 

516 Great King Street, Dunedin Central 

 

 Sale date 8 December 2021  This is a 14 bedroom, five bathroom, residential rental investment property, situated on a 

front site. The property comprises three separate flats over two buildings, being a four 

bedroom and five bedroom flat situated in the older dwelling at the front of the site, and a 

five bedroom stand-alone modern flat to the rear of the site. The properties are let for 

$2,175/week or $113,100 per annum for 2022, which equates to a gross capitalisation rate 

based on sale price of 5.71%. 

 

Sale price $1,980,000 

Building area 382 m² (recorded) 

Land area 618 m² (more or less) 

Bedrooms 14 

Bathrooms 5 

Garage 0 

 

147 Forth Street, North Dunedin 

 

 Sale date 30 June 2021  Built about 2010-19, this is an 11 bedroom, four bathroom, timber two-level residential 

rental investment property with two carparks for each unit, situated on a front site. 

Features include two flats, the front flat has five bedrooms and two bathrooms, while the 

rear flat offers six bedrooms and two bathrooms. Let for 2021 for $2,030/week or $105,560 

per annum, which equates to a gross capitalisation rate based on sale price of 5.16%. 

 

Sale price $2,045,000 

Building area 301 m² (recorded) 

Land area 506 m² (more or less) 

Bedrooms 11 

Bathrooms 4 

Garage 0 

 



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 111 

 

  

 

 Various , Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 67 

E
X

E
C

 S
U

M
M

A
R

Y
 

L
E

G
A

L
 

L
A

N
D

 
IM

P
R

O
V

E
M

E
N

T
S

 
M

A
R

K
E

T
 

R
E

N
T

A
L

 
S

A
L

E
S

 
V

A
L

U
A

T
IO

N
 

664 Gladstone Road, Te Hapara 

 

 Sale date 24 June 2021  Involving 4 two bedroom units, 2 one bedroom units (each with carport) and a four 

bedroom dwelling. Situated on a 3,274m² site within Te Hapara, Gisborne.  Indicates a 

gross yield of 6.84%. 

 

Sale price $2,090,000 

Building area 510 m² (recorded) 

Land area 3274 m² (more or less) 

Bedrooms 15 

Bathrooms 7 

Garage 0 

 

14 Stoneyhurst Street, Saint Albans 

 

 Sale date 30 July 2021  A 1970s block of eight, two bedroom flats on a Residential Medium Density zoned site. Tidy 

but modest accommodation with dated aspects. All meet Healthy Homes Standards. Sold 

with a gross yield of 5.73%. 

 

Sale price $2,640,000 

Building area 480 m² (recorded) 

Land area 1077 m² (more or less) 

Bedrooms 16 

Bathrooms 6 

Garage 8 
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38-42 Raumati Road, Raumati Beach 

 

 Sale date 4 November 2021  This sale price is stated as GST Inclusive. A level regular shaped parcel of land on the corner 

of Raumati Road and Hillcrest Road, within walking distance of Kapiti College, Raumati 

Beach Primary School, two early childhood centres, the local shops and the beach. A 

number of dwellings occupy the site providing a holding income from ten residential units. 

The land is predominantly outside of a flood zone and is within the Medium Density 

Housing Precinct allowing a minimum development area of 200m², but an average 

development area of 250m² per unit, maximum building height of 10 metres, a maximum 

building coverage of 50%, minimum outdoor living space of 30m² and an average of 1.5 

parking spaces per unit. It includes six individual buildings containing 10 separate units of 

accommodation totalling 18-19 bedrooms and 11 bathrooms together with 10 off street 

carparks.  As an investment property, based on our estimate of market rents, we analyse 

this sale to a net yield of 5.0%. As a development site, after adding for demolition costs, we 

analyse this as a vacant land sale at $1,400psm including GST, or $1,222psm + GST 

 

Sale price $3,400,000 

Building area 530 m² (recorded) 

Land area 2489 m² (more or less) 

Bedrooms 19 

Bathrooms 11 

Garage 10 
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VALUATION

WELLESLEY ROAD

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 2 Bedroom with Carports 25 $450 $585,000

Flats 2 Bedroom with Carports 1 $470 $24,440

Flats 1 Bedroom 2 $400 $41,600

Gross Rental 28 $651,040

Net Market Rent

Capitilised Market Rent 7.00% 9,300,000$            

7.25% 8,980,000$            

7.50% 8,680,000$            

7.75% 8,400,000$            

8.00% 8,140,000$            

8.25% 7,890,000$            

8.50% 7,660,000$            

8.75% 7,440,000$            

9.00% 7,235,000$            

Per unit

Indicated Value Income Approach Adopt  $8,140,000 290,000$     

Indicated Gross Yield 8.00%

Market Approach

No of Units Rate per Unit Indicated Value

28 $280,000 $7,840,000

28 $285,000 $7,980,000

28 $295,000 $8,260,000

28 $305,000 $8,540,000

Indicated Value Market Approach $7,980,000

Surplus Land

Applied Rate $350

Area (m²) 875

Indicated Value $305,000

OVERALL VALUE APPLIED $8,445,000

 

APPENDIX C  INDIVIDUAL DETAILED ANALYSIS OF VALUES 
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VALUATION

COVENTRY STREET

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 31 $400 $644,800

Gross Rental 31 $644,800

Net Market Rent

Capitilised Market Rent 7.00% 9,210,000$            

7.25% 8,895,000$            

7.50% 8,595,000$            

7.75% 8,320,000$            

8.00% 8,060,000$            

8.25% 7,815,000$            

8.50% 7,585,000$            

8.75% 7,370,000$            

9.00% 7,165,000$            

Per unit

Indicated Value Income Approach Adopt  $8,060,000 260,000$     

Indicated Gross Yield 8.00%

Market Approach

No of Units Rate per Unit Indicated Value

31 $250,000 $7,750,000

31 $255,000 $7,905,000

31 $265,000 $8,215,000

31 $275,000 $8,525,000

Indicated Value Market Approach $7,905,000

Surplus Land

Applied Rate $500

Area (m²) 350

Indicated Value $175,000

OVERALL VALUE APPLIED $8,235,000
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VALUATION

HASTINGS STREET

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 4 $415 $86,320

Gross Rental 4 $86,320

Net Market Rent

Capitilised Market Rent 6.00% 1,440,000$            

6.25% 1,380,000$            

6.50% 1,330,000$            

6.75% 1,280,000$            

7.00% 1,235,000$            

7.25% 1,190,000$            

7.50% 1,150,000$            

7.75% 1,115,000$            

8.00% 1,080,000$            

Per unit

Indicated Value Income Approach Adopt  $1,235,000 310,000$     

Indicated Gross Yield 6.99%

Market Approach

No of Units Rate per Unit Indicated Value

4 $300,000 $1,200,000

4 $305,000 $1,220,000

4 $315,000 $1,260,000

4 $325,000 $1,300,000

Indicated Value Market Approach $1,220,000

Surplus Land

Applied Rate $500

Area (m²) 750

Indicated Value $375,000

OVERALL VALUE APPLIED $1,610,000
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VALUATION

TAIT DRIVE

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 50 $400 $1,040,000

Flats 3 Bedroom 1 $535 $27,820

Community Hall 1 $42,000

Gross Rental 52 $1,109,820

Net Market Rent

Capitilised Market Rent 7.75% 14,320,000$         

8.00% 13,875,000$         

8.25% 13,450,000$         

8.50% 13,055,000$         

8.75% 12,685,000$         

9.00% 12,330,000$         

9.25% 12,000,000$         

9.50% 11,680,000$         

9.75% 11,385,000$         

Per unit

Indicated Value Income Approach Adopt  $12,685,000 245,000$     

Indicated Gross Yield 8.75%

Market Approach

No of Units Rate per Unit Indicated Value

52 $235,000 $12,220,000

52 $240,000 $12,480,000

52 $250,000 $13,000,000

52 $260,000 $13,520,000

Indicated Value Market Approach $12,480,000

Surplus Land

Applied Rate $175

Area (m²) 9,300

Indicated Value $1,630,000

OVERALL VALUE APPLIED $14,315,000
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VALUATION

HENRY CHARLES CRESCENT

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom with carport 53 $410 $1,129,960

Flats 1 Bedroom 27 $395 $554,580

Community Hall 1 $36,000

Gross Rental 81 $1,720,540

Net Market Rent

Capitilised Market Rent 8.25% 20,855,000$         

8.50% 20,240,000$         

8.75% 19,665,000$         

9.00% 19,115,000$         

9.25% 18,600,000$         

9.50% 18,110,000$         

9.75% 17,645,000$         

10.00% 17,205,000$         

10.25% 16,785,000$         

Per unit

Indicated Value Income Approach Adopt  $18,600,000 230,000$     

Indicated Gross Yield 9.25%

Market Approach

No of Units Rate per Unit Indicated Value

81 $225,000 $18,225,000

81 $230,000 $18,630,000

81 $240,000 $19,440,000

81 $250,000 $20,250,000

Indicated Value Market Approach $18,630,000

OVERALL VALUE APPLIED $18,600,000



Market Valuation 2022 Item 1 - Attachment 2 

 

Extraordinary Meeting of Council - 18 May 2022 118 

 

  

 

 Various , Napier City Council Housing, Napier City  ◼  Our ref: HBY-232385 74 

E
X

E
C

 S
U

M
M

A
R

Y
 

L
E

G
A

L
 

L
A

N
D

 
IM

P
R

O
V

E
M

E
N

T
S

 
M

A
R

K
E

T
 

R
E

N
T

A
L

 
S

A
L

E
S

 
V

A
L

U
A

T
IO

N
 

 

 

 

 

 

 

 

VALUATION

LANCASTER STREET

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 50 $415 $1,079,000

Flats 2 Bedroom 1 $450 $23,400

Community Hall 1 $25,000

Gross Rental 52 $1,127,400

Net Market Rent

Capitilised Market Rent 7.75% 14,545,000$         

8.00% 14,095,000$         

8.25% 13,665,000$         

8.50% 13,265,000$         

8.75% 12,885,000$         

9.00% 12,525,000$         

9.25% 12,190,000$         

9.50% 11,865,000$         

9.75% 11,565,000$         

Per unit

Indicated Value Income Approach Adopt  $12,885,000 250,000$     

Indicated Gross Yield 8.75%

Market Approach

No of Units Rate per Unit Indicated Value

52 $245,000 $12,740,000

52 $250,000 $13,000,000

52 $260,000 $13,520,000

52 $270,000 $14,040,000

Indicated Value Market Approach $13,000,000

OVERALL VALUE APPLIED $12,885,000
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VALUATION

PEDDIE STREET

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 12 $425 $265,200

Gross Rental 12 $265,200

Net Market Rent

Capitilised Market Rent 6.25% 4,245,000$            

6.50% 4,080,000$            

6.75% 3,930,000$            

7.00% 3,790,000$            

7.25% 3,660,000$            

7.50% 3,535,000$            

7.75% 3,420,000$            

8.00% 3,315,000$            

8.25% 3,215,000$            

Per unit

Indicated Value Income Approach Adopt  $3,660,000 305,000$     

Indicated Gross Yield 7.25%

Market Approach

No of Units Rate per Unit Indicated Value

12 $295,000 $3,540,000

12 $300,000 $3,600,000

12 $310,000 $3,720,000

12 $320,000 $3,840,000

Indicated Value Market Approach $3,600,000

OVERALL VALUE APPLIED $3,660,000
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VALUATION

NELSON CRESCENT

Income Approach

Description Number Weekly Rent Per Annum Income

Front flats 2 $470 $48,880

Flats 2 Bedroom 10 $450 $234,000

Gross Rental 12 $282,880

Net Market Rent

Capitilised Market Rent 6.25% 4,525,000$            

6.50% 4,350,000$            

6.75% 4,190,000$            

7.00% 4,040,000$            

7.25% 3,900,000$            

7.50% 3,770,000$            

7.75% 3,650,000$            

8.00% 3,535,000$            

8.25% 3,430,000$            

Per unit

Indicated Value Income Approach Adopt  $3,900,000 325,000$     

Indicated Gross Yield 7.25%

Market Approach

No of Units Rate per Unit Indicated Value

12 $315,000 $3,780,000

12 $320,000 $3,840,000

12 $330,000 $3,960,000

12 $340,000 $4,080,000

Indicated Value Market Approach $3,840,000

OVERALL VALUE APPLIED $3,900,000
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VALUATION

PUKETAPU ROAD

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 16 $425 $353,600

Gross Rental 16 $353,600

Net Market Rent

Capitilised Market Rent 6.75% 5,240,000$            

7.00% 5,050,000$            

7.25% 4,875,000$            

7.50% 4,715,000$            

7.75% 4,565,000$            

8.00% 4,420,000$            

8.25% 4,285,000$            

8.50% 4,160,000$            

8.75% 4,040,000$            

Per unit

Indicated Value Income Approach Adopt  $4,565,000 285,000$     

Indicated Gross Yield 7.75%

Market Approach

No of Units Rate per Unit Indicated Value

16 $275,000 $4,400,000

16 $285,000 $4,560,000

16 $295,000 $4,720,000

16 $305,000 $4,880,000

Indicated Value Market Approach $4,560,000

OVERALL VALUE APPLIED $4,565,000
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VALUATION

ORIEL PLACE

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom with carport 9 $410 $191,880

Flats 1 Bedroom 11 $400 $228,800

Gross Rental 20 $420,680

Net Market Rent

Capitilised Market Rent 7.00% 6,010,000$            

7.25% 5,800,000$            

7.50% 5,610,000$            

7.75% 5,430,000$            

8.00% 5,260,000$            

8.25% 5,100,000$            

8.50% 4,950,000$            

8.75% 4,810,000$            

9.00% 4,675,000$            

Per unit

Indicated Value Income Approach Adopt  $5,260,000 265,000$     

Indicated Gross Yield 8.00%

Market Approach

No of Units Rate per Unit Indicated Value

20 $255,000 $5,100,000

20 $265,000 $5,300,000

20 $275,000 $5,500,000

20 $285,000 $5,700,000

Indicated Value Market Approach $5,300,000

OVERALL VALUE APPLIED $5,260,000
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VALUATION

OXFORD STREET

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 40 $415 $863,200

Gross Rental 40 $863,200

Net Market Rent

Capitilised Market Rent 7.50% 11,510,000$         

7.75% 11,140,000$         

8.00% 10,790,000$         

8.25% 10,465,000$         

8.50% 10,155,000$         

8.75% 9,865,000$            

9.00% 9,590,000$            

9.25% 9,330,000$            

9.50% 9,085,000$            

Per unit

Indicated Value Income Approach Adopt  $10,155,000 255,000$     

Indicated Gross Yield 8.50%

Market Approach

No of Units Rate per Unit Indicated Value

40 $245,000 $9,800,000

40 $250,000 $10,000,000

40 $260,000 $10,400,000

40 $270,000 $10,800,000

Indicated Value Market Approach $10,000,000

OVERALL VALUE APPLIED $10,155,000
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VALUATION

CARLYLE STREET

Income Approach

Description Number Weekly Rent Per Annum Income

Flats 1 Bedroom 8 $415 $172,640

Flats 2 Bedroom 19 $450 $444,600

Flats 3 Bedroom 5 $535 $139,100

Gross Rental 32 $756,340

Net Market Rent

Capitilised Market Rent 7.00% 10,805,000$         

7.25% 10,430,000$         

7.50% 10,085,000$         

7.75% 9,760,000$            

8.00% 9,455,000$            

8.25% 9,170,000$            

8.50% 8,900,000$            

8.75% 8,645,000$            

9.00% 8,405,000$            

Per unit

Indicated Value Income Approach Adopt  $9,455,000 300,000$     

Indicated Gross Yield 8.00%

Market Approach

No of Units Rate per Unit Indicated Value

32 $290,000 $9,280,000

32 $295,000 $9,440,000

32 $305,000 $9,760,000

32 $315,000 $10,080,000

Indicated Value Market Approach $9,440,000

OVERALL VALUE APPLIED $9,455,000
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TelferYoung (Northland) Limited 

17 Hatea Drive 

PO Box 1093, Whangarei 0140 

E northland@telferyoung.com 

T +64 9 438 9599 

TelferYoung (Auckland) Limited 

L7, 52 Swanson Street 

PO Box 5533, Auckland 1142 

E auckland@telferyoung.com 

T +64 9 379 8956 
 

218 Lake Road, Northcote 

PO Box 36030, North Shore City 0748 

E northshore@telferyoung.com 

T +64 9 480 2330 

TelferYoung (Waikato) Limited 

7 London Street 

PO Box 616, Waikato Mail Centre, Hamilton 3240 

E waikato@telferyoung.com 

T +64 7 839 2030 

 +64 7 871 5032 (Te Awamutu) 

 +64 7 889 5990 (Morrinsville) 

 +64 7 827 2030 (Cambridge) 

TelferYoung (Tauranga) Limited 

L2, 49-51 The Strand 

PO Box 455, Tauranga 3144 

E tauranga@telferyoung.com 

T +64 7 578 4675 
 

81 Jellicoe Street, Te Puke 3119 

E tauranga@telferyoung.com 

T +64 7 573 8220 

TelferYoung (Rotorua) Limited 

1243 Ranolf Street 

PO Box 2121, Rotorua 3040 

E rotorua@telferyoung.com 

T +64 7 348 1059 

TelferYoung (Taranaki) Limited 

143 Powderham Street 

PO Box 713, New Plymouth 4340 

E taranaki@telferyoung.com 

T +64 6 757 5753 

TelferYoung (Hawkes Bay) Limited 

25 Pandora Road 

PO Box 572, Napier 4140 

E hawkesbay@telferyoung.com 

T +64 6 835 6179 
 

7 Gladstone Road, Gisborne 4010 

E hawkesbay@telferyoung.com 

T +64 6 868 8596 

TelferYoung (Wellington) Limited 

L4, 94 Dixon Street, Wellington 6011 

E wellington@telferyoung.com 

T +64 4 472 3683 

TelferYoung (Nelson Marlborough) Limited 

L3, 105 Trafalgar Street 

PO Box 621, Nelson 7040 

E nelson@telferyoung.com 

T +64 3 546 9600 
 

L1, 1 Hutcheson Street, Blenheim 7201 

E nelson@telferyoung.com 

T +64 3 577 6060 

TelferYoung (Canterbury) Limited 

L1, 58 Armagh Street 

PO Box 2532, Christchurch 8140 

E canterbury@telferyoung.com 

T +64 3 379 7960 
 

17 Dee Street 

Timaru 7910 

E canterbury@telferyoung.com 

T +64 3 687 1220 
 

L1, 130A Percival Street 

PO Box 138, Rangiora 7440 

E rangiora@telferyoung.com 

T +64 3 313 5355 

TelferYoung (Otago) Limited 

L3, 8 The Octagon 

PO Box 497, Dunedin 9054 

E otago@telferyoung.com 

T +64 3 477 5796 

TelferYoung (Southland)  

135 Spey Street 

PO Box 370, Invercargill 9840 

E southland@telferyoung.com 

T +64 3 218 4299 
 

23 Medway Street 

PO Box 334, Gore 9740 

E southland@telferyoung.com 

 

 

NATIONWIDE 

NATIONAL OFFICE 
TelferYoung Limited 

L5, 55 Shortland Street 

PO Box 105553, Auckland City 1143 
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1 

COUNCIL HOUSING PROVISION REVIEW  

CONSULTATION SUMMARY  

 

INTRODUCTION 

The Council Housing Portfolio is identified as a Strategic Asset within Council’s Significance and 

Engagement Policy. The changes proposed through two of the three options identified a potential 

change in the control and/or ownership of part or all of the asset. Given this, and the potential impacts 

of any of the three options presented for consultation, a Special Consultative Procedure was 

undertaken. Council did not select a preferred option in its proposal, noting that any impact on rates or 

ownership/control would require further consultation (with a preferred option identified) through the 

Annual Plan or Long Term Plan processes. The following options were released for community 

feedback: 

 Keeps All 

 Keeps Most 

 Keeps None 

CONSULTATION APPROACH 

A Statement of Proposal (SOP) was developed in accordance with Section 83AA of the Local 

Government Act 2022 and formed the basis of the consultation. The SOP was made available on the 

website, along with other supporting documentation. The SOP, along with a summary brochure and 

submission form was made available at the Council’s Customer Service Centre and the two libraries.  

Current tenants were delivered a consultation pack including: 

 Covering letter 

 Summary brochure 

 Submission form 

 Statement of Proposal 

Two tenant meetings were arranged, one during the day and one in the evening. 

A direct email to stakeholders providing the link to the website information, with key stakeholders invited 

to meet with the Mayor and CE to discuss the matter. 

For the wider community, the consultation was promoted through print media and social media. The 

matter was also included in the presentation made at the Annual Plan 2022/23 Consultation Community 

Hui, as this consultation process overlapped the housing consultation period. 

CONSULTATION PROCESS 

Consultation was open for four weeks from 16 March to 20 April 2022.   

A range of engagement and promotional tools were created to support the consultation.   

Engagement  

Community Meetings 

Two tenant meetings were held: 

 23 March 2021 - 10:30 – 11:30am (Greenmeadows East Community Hall) 

 29 March 2021 – 5:30 – 6.30pm (Arthur Richards Hall) 
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A powerpoint presentation was delivered followed by a Question and Answer session. Attendance was 

even at the two meetings with 34 attendees overall. Concern about tenancy, rent increases and how 

villages may change under new ownership was expressed at both meetings. 

Meetings 

Two key stakeholder groups responded to the invitation to meet with the Mayor and CE to discuss the 

proposal. Neither made a submission. 

 Mana Ahuriri Trust (Deputy Chair) – raised the opportunity around support for personal 

development through wrap around services and a concern about developing in a Tsunami 

Zone (Hastings/Munroe). 

 Kāinga Ora (KO) (Regional Director and Development Lead) – advised KO would be more 

than likely to engage in a Discounted Cashflow approach for any sale, and discussed 

opportunity to split into individual titles for potential home ownership opportunities. 

Contact was made by Soho Group Ltd and a meeting was held with them to discuss a proposal to 

demolish and intensify along with management of the portfolio through a Community Housing Provider. 

The submission made by Soho Group Ltd, reflects the discussion at the meeting. 

Promotion 

The consultation was promoted through: 

 Website  

 Social media (FB – 21,303 total reach / Instagram –707  total reach) 

 eDM  – 7,000 Napier residents 

 Print – 3 x press adverts in Napier Courier  

The media ran five print articles, with coverage also on Radio New Zealand.  

SUBMISSION RESPONSE 

Overall, 286 unique submissions were received, including 88 from individual tenants and 14 submission 

made on behalf of a group or organisation. Several submissions included collective responses from 

one of the housing villages, bringing the number of tenants providing feedback to 103. Seventeen (17) 

submitters have arranged to speak at the hearing. 
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APPENDIX 1 

 

High Level Consultation Plan - Council Housing Provision 

Background 

Napier City Council started providing community housing over 50 years ago when, like many councils 

around the country, we received government low cost loans to build housing units. Of the 377 units we 

now have, 80% are for retirees or people with a disability. Council housing is for people who need 

affordable homes and who are able to live independently. The 377 units are spread over 12 villages 

across the city.  

Council supports tenants by providing subsidised rents based on income (set at a maximum of 30% of 

household income).  

Our housing units are now up to 60 years old and are at ‘end of life’, costing more and more to maintain. 

Added to this are new costs for us to meet healthy homes standards. 

In 2018, following a Section 17A review, the issue of ongoing sustainability was identified for the 

continued provision of housing and an in-depth review process followed. Since 2018, information on 

the review and its progress, the key issues and potential next steps has been provided to tenants 

through newsletters, fact sheets and meetings. In addition, the matter has been included in the last two 

Long Term Plan Consultation Documents, with updates included in Annual Plan Consultation 

Documents. 

In April 2021, we consulted with the community on how we could cover the shortfall while we completed 

an in-depth review on the future of housing provision. In June 2021, supported by the community 

feedback, Council decided to temporarily fund the shortfall by using a loan until the review process was 

completed and a decision could be made on a longer term solution. 

Tenants have been advised that this matter is on the Agenda of the Napier People and Places 

Committee on 3 February and subsequently the Council meeting on 10 March 2022. 

Key issue 

We can’t continue to provide housing as we are now. We have a projected average annual shortfall of 

$2.2m which would reach $70m after 25 years. We are unable to continue to loan fund on an ongoing 

basis as loan repayments compound each year while deficits also increase, this would mean a 

significant increase rates year on year without addressing the underlying problem. 

Significance and Engagement Policy 

This matter requires a Special Consultative Procedure as part of the decision-making process because 

it involves the potential transfer of ownership (and control) of a Strategic Asset. In addition, the matter 

is deemed significant given that the potential decision could: 

 have ongoing significant increases to rates which require changes to key financial 

policies and settings e.g. Revenue and Financing Policy and rates caps (retention of 

portfolio with loan funding the gap) 

 be difficult to reverse or be irreversible (transfer of portfolio) 

 change the levels of service (all options) 

 impact on affected individuals - tenants (potentially all options)  

 significantly impact on rating levels (retention of portfolio) 

 financially impact Council’s resources – e.g. balance sheet, proceeds of sale and 

income reduction (transfer of portfolio) 
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 have significant decision costs (all options will incur costs to implement)       

 

This matter will have the highest impact on the 377 households who are current tenants across the 12 

housing villages. 

Council’s decision around the future provision of its housing will be of high interest to key stakeholders 

including mana whenua, iwi and post settlement governance entities (PSGEs), Māori service providers, 

the Crown and its relevant agencies, potential purchasers and developers, Community Housing 

Providers (CHPs), community support service providers and other councils.  

Approach  

Consultation will take place from 16 March to 20 April 2022. This meets the four week requirement, 

accounting for two public holidays (Easter). A Statement of Proposal will be provided along with 

supporting documentation and will form the basis of consultation material. 

As affected individuals, tenants will be consulted utilising a range of approaches in order for each tenant 

to be able to engage in the process. Tailored information will be provided to each tenant on how the 

options would directly impact them (e.g. rent amounts etc).  

Direct engagement with key stakeholders will be undertaken alongside wider community engagement 

on the matter. 

The consultation period overlaps the Annual Plan 2022/23 consultation. The Housing matter will be 

referenced in the Annual Plan 2022/23 Consultation Document. 

The consultation process will be promoted utilising a range of channels including print, digital, media 

and tenant meetings. 

Online submissions will be strongly encouraged, but hard copy submission forms will be available at a 

range of sites and provided to tenants. 

Statement of Proposal- (SOP) 

The SOP provides the three options identified for feedback. The submission form will seek a preferred 

option, with the opportunity to provide comment on all options, and to provide a general comment or to 

make other suggestions. 

The options are as follows: 

 

1.Status Quo 
 

2.Part Retain / Part Sell 

 

3.Transfer (Sell) 
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Communication & Engagement Tools 

Tools Target Councillor Role 

Communications and Marketing   

Statement of Proposal 

 Online 

 Hardcopy 

 

Napier residents Councillor approval  

Summary Information - Website 
 

All of community  

   

Digital (including social) Range of demographics  
All of community 

 

Print Advertising  As above  

   

Direct emails Key stakeholders 
Peoples Panel 

 

   

Media releases Media Mayor approval 

   

   

Engagement Activities   

Targeted Meetings Tenants only meeting 
 
 
Key stakeholders 
 
Mana whenua entities 
Māori sector / groups 

Mayor Wise / Councillor Boag 
presentation and discussion 
 
Mayor and CE led 

Community Meeting Community wide Mayor Wise / Councillor Boag 
presentation and discussion 
 

 

SAMPLE FACEBOOK POST 
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Section 101 Assessment:  

Distribution of benefits 101 (3) (a) (ii): 

The primary beneficiaries of the Housing Activity are the tenants who are housed in secure housing 

whose rent is subsidised. The provision of housing by Council alleviates the responsibility of housing this 

cohort from central government, social agencies and whānau. 

The housing activity contributes to Council’s community infrastructure with 10.7 hectares of land and 

associated buildings in community ownership. This asset base strengthens Council’s balance sheet, 

enabling it to raise loans for other projects. 

The provision of housing supports a public good intention, with housing provided to vulnerable members 

of the community, building social capital. Secure and affordable housing is considered a driver of 

wellbeing. Secure housing provides a base from which to establish social supports and networks and to 

improve social and economic mobility. 

During the consultation process on the future provision of housing, the belief that Council has a duty and 

responsibility to protect and provide for tenants and vulnerable residents, was the most cited primary 

concern across submitters. 

Time period of benefits 101 (3) (a) (iii): 

The public benefits are intergenerational, with tenant benefits being in place for the life of the tenancy. 

Who has created a need 101 (3) (a) (iv): 

Around 50 years ago, central government responded to a need by providing councils low cost loans to 

encourage them to build community housing. 

In recent years, low housing supply across all price points, high market rents and public housing 

shortages have coalesced so that housing supply, particularly in the affordable ownership and rental 

market, cannot meet local demand. 

Individual’s and whanau circumstances have led to low income and asset levels challenging their ability 

to afford private market rents, even with government support.  

Cost distribution and funding 101 (3) (a) (ii) & 101 (3) (b): 

With the increased costs of the activity, the current funding model is inappropriate. The requirement to 

fully fund the activity through the 100% private funding mechanism (rents) and to provide affordable, 

subsidised housing is unachievable. 

Given the current subsidy is very high (30% of market rent), there is scope to increase the private 

contribution. However, the actual contribution must be weighed against the tenants’ ability to pay, who 

are largely on fixed incomes. 

Public contribution levels should be considered in the context of public benefit alongside reasonable 

rates levels. 

Analysis of market rents parameters, tenants’ income and available benefits, accommodation costs 

against income and activity funding requirements identify a reasonable contribution level of 75% for 

tenants. This equates to an average 47% increase (before Accommodation Supplement) for most tenants 

across both retention scenarios in retirement housing. Rates impacts have been identified on a 25% 

contribution basis with the increase either 2.4% ($64.80) per average household pa or 1.6% ($43.20) per 

average household pa, to keep all or some of the portfolio respectively. 
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PUBLIC EXCLUDED ITEMS 
 

That the public be excluded from the following parts of the proceedings of this meeting, 

namely: 

Agenda Items 

1. Supplementary Information 

 

The general subject of each matter to be considered while the public was excluded, the 

reasons for passing this resolution in relation to each matter, and the specific grounds under 

Section 48(1) of the Local Government Official Information and Meetings Act 1987 for the 

passing of this resolution were as follows: 

General subject of each 

matter to be considered. 

Reason for passing this 

resolution in relation to 

each matter. 

Ground(s) under section 

48(1) to the passing of this 

resolution. 

Agenda Items 

1. Supplementary 

Information 

7(2)(g) Maintain legal 

professional privilege 

48(1)A That the public 

conduct of the whole or the 

relevant part of the 

proceedings of the meeting 

would be likely to result in the 

disclosure of information for 

which good reason for 

withholding would exist: 

(i) Where the local authority 

is named or specified in 

Schedule 1 of this Act, under 

Section 6 or 7  (except 

7(2)(f)(i)) of the Local 

Government Official 

Information and Meetings Act 

1987. 
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