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1. INTRODUCTION

This report presents data from interviews with alevirange of individuals and
representatives of organisations in Nelson, Tasarah Marlborough (NTM). The

interviews are part of the data collection undestakor Component Two of the
research programme: Affordable Housing in the Nglstasman and Marlborough
Regions: a Solutions Study. This study is conceméld identifying the causes of
housing stress that have emerged in recent yeaM3 M. In particular it focuses on

the interactions between the housing market anchiaaging local labour markets,
and housing-related stresses experienced by workamsilies and employers in

emerging export industries. The research findindgsb& used to develop a range of
options aimed at alleviating the identified housstiggsses.

The purpose of Component Two is to understand thesihg experiences of people
involved in the NTM housing markets and implicagofor affordable housing in
those regions. This component focuses on:
= Establishing the positioning of key stakeholderthim housing market.
= Establishing the current dynamics of the housingrketa and stakeholder
experiences and perceptions of housing outcomésding:
= Housing amenity and affordability
= |Impacts of housing prices
= Supply-side constraints including land access, mpiay) construction industry
capacity, and rental investment
= Demand-side constraints including the impact ofvalleng wage structures
and employment certainty
= Impacts of housing affordability issues on labowrcé participation,
employment and unemployment and labour supply.

This report is the first of two papers in Compon&wo concerned with establishing
the dynamics and perceptions of housing experiemceNelson, Tasman and
Marlborough. The second paper presents the findigssurvey of Nelson, Tasman
and Marlborough (NTM) residents about their viemshousing affordability.

Collection and analysis of qualitative data frontermiews provides the study with

key insights into the range of housing experientedNTM, and stakeholders’

perspectives on affordable housing and relatedihgussues. In particular this report

contributes to greater understanding of:

» The range of stakeholders and their interests using

= Stakeholders’ views on the key characteristicsmaf gsues facing local housing
markets

= Factors that make housing more or less affordable

= Responses that people have to unaffordable housing

= The interactions between local housing marketslacel labour markets

= Housing-related stresses experienced by workersjliés and employers in
emerging export industries

= Housing issues faced by seasonal workers

= Perspectives on options and solutions for addrgs#ire identified housing
stresses.

Where relevant for context and greater understgnadiirthe qualitative data emerging
from interviews, this report also presents findirigsn a survey of NTM residents



about their views on housing affordability (refefrreo as the NTM Survey). This
survey was conducted in NTM late 2005 and consieteelephone interviews with
612 households (156 in Nelson, 154 in Tasman a@dr8Marlborough).

The structure of this report is as follows:

= Section 2 outlines the general approach and methsets

= Section 3 provides an overview of affordable hogsssues in NTM. This section
discusses general affordability issues around réotasing and home ownership.

= Section 4 covers other housing issues that weréliided in addition to
affordability. These were: quality of housing, awewding, and security of
tenure.

= Sections 5 and 6 look in more detail at rental awoodation and home
ownership.

= Section 7 discusses groups that were identifieekpsriencing housing problems;
specifically older people, people with disabilitiestudents and viticulture
workers. All three areas also identified specifapg in housing provision, namely
for supported housing and emergency and interinsingu

= Section 8 considers the impacts of the problemffoirdable housing on labour
supply, including difficulties in recruiting andtagning employees, and ensuring a
reliable supply of housing for seasonal workers.

= Section 9 outlines a number of practical solutismggested by interviewees.

= Section 10 makes some concluding comments and raeodations for
addressing affordable housing problems in NTM.

2. METHODS AND APPROACH

Individual and group interviews were undertakernvkiey stakeholders from all three
NTM areas. Key stakeholders were identified inumnber of ways. In the first
instance reference group members likely to be wealin NTM’s housing market
and/or have knowledge of the interaction betweeMNTabour and housing markets
were identified as potential interview candidateSecondly a snowballing method
was used where reference group members made sioggest other key people
and/or industries that should be included in therinews.

To facilitate data collection interview guidelin@gere developed around housing
experiences across NTM. The topics explored wathdtakeholders included:

= existing housing stresses and issues

= changing demands in relation to housing

» identification of existing housing services

= options for improving the current housing situation

= suggestions as to who should be involved in theipian of affordable housing.

A copy of the interview guidelines is provided imAex A.

! K. Saville-Smith, R. Fraser and B. James 2006 iPubdrceptions on Housing and Affordability in
Nelson, Tasman and Marlborough A Report for theoAfable Housing in the Nelson, Tasman and
Marlborough Regions: A Solutions Study.



Reference group members had already received &neoat the research programme.
Stakeholders who were non-reference group membenes sent information outlining
the research prior to the interview. Each stakddrolvas contacted individually by
phone and/or e-mail to discuss interview schedulit@pme flexibility with timing
was required to fit in with work schedules and ott@mmitments. Where possible a
number of dates and repeat visits were schedulezh¢b region in order to ensure
opportunities for face-to-face interviews. In aatlmumber of cases where a face-to-
face interview was not possible, stakeholders weegviewed by telephone.

Preliminary interviewing commenced in November 20@%h the majority of

interviewing completed between December 2005 andrdaey 2006. A small
number of interviews were completed in March and/K@06 to fill information gaps
and pick up interviews that were unable to be cetepl earlier. In all, 54 individual
and group interviews were held with a total of Edple. In addition to the individual
interviews a research team member also attendeceeting of the Marlborough
Community Workers’ Forum and a meeting of the Martlugh Workforce

Development Viticulture Group.

A wide range of stakeholders were interviewed idirlg local government
representatives, social service organisations, @yept, health organisations, iwi
representatives, real estate agents, communityingpsoviders, landlords, property
managers, mortgage brokers, building industry sepratives and representatives of
businesses covering a range of primary industries.

Some organisations/groups that were identifiedrelipinary scoping were not able
to be interviewed. In some cases interviews werglsowith businesses that were
unwilling to participate in the study. For instanavhile mortgage brokers were
happy to participate, the major banks approachetingel to be interviewed citing
commercial sensitivity. In other cases, suggestakeholders were unavailable for
an interview within the allotted timeframe or thaevere difficulties identifying a key
stakeholder for a particular area of interest.

A list of the businesses, organisations and comiygnoups interviewed is included
in Annex B. More interviews were conducted in Ndarough than in
Nelson/Tasman. There were several reasons far thige residence of two of the
research team in Marlborough meant that they werdacted by many additional
individuals wanting to talk about the research, #rely were given many additional
contacts to follow up, most of which could not bend due to time and resource
constraints. Marlborough, unlike Nelson and Tasndaes not have a long history of
community involvement in housing and establishedmmunity housing
organisations. Consequently, a wider range of @gerwith interests in and concerns
around housing needed to be interviewed. Furthenibe nature of the development
of new industries in Marlborough and their impamtshousing required a wide range
of stakeholders to be interviewed. In both aréa&srange of contacts covered went
beyond that initially scoped.

Each individual or group interview was recorded Hand. Qualitative data was
subject to thematic analysis for reporting purposes



3. AFFORDABLE HOUSING ISSUES

In all three areas of NTM, problems of affordalilére apparent in both the rental
and home ownership markets. The NTM survey fourat the majority of NTM
respondents considered that there is a problemanldlck of affordable homes to rent
or buy. Over two thirds of respondents describedidck of affordable rental housing
as a problem in their communities, and almost thresaters considered that access to
home-ownership was a problem. Housing was coressidey be more problematic
than crime or pollution in their communities.

The survey also found that 80.2 percent of NTM oesients said they were worried
that the cost of housing is too expensive for tioekers needed in the area, and 61.4
percent were worried that the cost of housing istitg the local economy.
Furthermore, 60.5 percent of respondents were earrihat their children,
grandchildren or other family will not be able tifoad to live close by.

The interviewees considered that housing affordgbdffects a wide variety of
residents in NTM, and is not confined to any ongatmn. In all three areas, groups
having difficulties in accessing affordable housiugre identified as those on low
incomes, renters, and first home buyers in padrcuDther sections of the population
were also identified as experiencing problems iceasing affordable housing (see
Section 7).

Below is a more detailed discussion on the rangeaf@drdable housing issues
identified in Marlborough and Nelson/Tasman.

Affordable housing in Marlborough

Lack of affordable housing has been a long standisge for some parts of the
Marlborough community, and public awareness ofisisee appears to be high. The
NTM survey showed that Marlborough respondents weoge pre-occupied with
rental housing issues, than were Tasman and Netspondents. Over three quarters
(78.6 percent) of Marlborough residents thoughk la€ affordable rental was a
problem. This was a higher proportion than Nelsormasman residents. Fifty-one
percent of Marlborough respondents described a ¢tdckffordable rental as a ‘big
problem’.

Stakeholders are agreed that housing affordaliibty become a critical public issue
because of the exponential growth of the vitic@turdustry, which is the district’s
largest and fastest growing industry. Accommodatissues affecting viticulture
workers have attracted media attention and arelyvatknowledged by the Ministry
of Social Development, Department of Labour, Martlumh District Council, wine
growers, labour contractors, accommodation progidsocial service providers and
workers themselves. Nevertheless, while viticultwmarkers’ accommodation needs
are very evident, interviewees identified a wideiety of groups in the community
that may struggle to find affordable housing. Thdgntified both a shortage of
affordable rental accommodation, and difficultiegpecially for first home buyers.
The district's increasing and more diverse popatatis putting pressure on
infrastructure, including housing. Marlborough isegipient of migrants from other
parts of New Zealand, and is experiencing growitighie diversity, which affects
demand for different types of housing.



In Marlborough, several of those who were intenadveconsidered that problems of
affordable housing had negative social impactsyTitientified housing problems as
causes of other social problems, such as poortheali crime. One social service
organisation commented that lack of appropriateshnguwas also adversely affecting
children’s school attendance. Interviewees als@essigd that problems in providing
affordable, quality housing to viticulture workewsould negatively impact on the
industry’s international image and threaten thetridiss attraction as a tourism
destination.

Marlborough social service organisations said thificulties in accessing affordable
housing were a long standing problem for thoseawn ihcomes, and those who are
renting. It was also noted that people with largeifies not only have difficulty
finding houses with enough bedrooms, but also baei$ affordable. Maori providers
noted that affordable housing is not a new issueMaori, and that Maori are
increasingly a growing proportion of the distriddousing problems experienced by
young Maori were especially mentioned.

Information from social service providers in Mantbagh highlights the extent of
affordable housing problems. Providers said thay ttontinually deal with housing
issues for their clients and are routinely appredcto help find accommodation.
CAB reported that it fields regular requests foraaomodation, as does the Salvation
Army, Women’s Refuge and local Maori and healthvpters. Some providers deal
with several housing-related cases a week, whigereported that it gets a dozen calls
a day from people seeking accommodation. Indeednglwone interview for this
project, the provider was rung up by a middle agexson seeking accommodation.
Often housing problems are not only concerned waifbordability, but with a raft of
other housing issues. Housing is uppermost as @iareveryday survival and
contributes to clients’ stress.

Providers report that problems in finding affordahbusing are widespread. They are
not confined to any particular part of the districr to newcomers. Certainly,
newcomers are vulnerable to being confronted witack of accommodation. They
arrive with jobs or are looking for work, yet hane accommodation arranged and no
information about local accommodation. Often thigist call is to social service
providers looking for help. Providers are also ohealith ongoing housing problems
facing families, who are living in unsatisfactoryituations, whose rental
accommodation has been sold, or who have beeredvict

Providers are routinely engaged in providing padthousing assistance, and some
are even offering temporary shelter although they raot funded to do so. They
facilitate clients’ dealings with Work and Inconbetting agents and private landlords.
Some provide money for tents or sleeping bags. dmes instances, providers
guarantee rental bonds and vouch for the charattelients who are seeking rental
accommodation. In other instances, providers h#dleaved individuals and families
without accommodation to stay temporarily in theremises, and staff have even
accommodated people in their own homes for a gfesrdd of time.



The following are examples of comments about hausirom social service
providers:

We get women coming just with housing problemswiutan’t assist. Can’t
help them find houses. A lot of people ringing wantome to the safe house
because they have nowhere else to go. (Women'gdjefu

Some are living with other family members, canforaf their own home. On
HNZC waiting list. Can’t afford market rents ... Wave had women turning
up at Plunket rooms with nowhere to go — despe(&lenket)

We get a dozen calls a day about accommodationad.atall from a family
at the railway station — can you pick us up? (Clmrc

Clients are asking for help to find affordable aswoodation ... We ring
around to find accommodation for clients ... Stafféhdaken some families
home because they've got nowhere to go. We've sd&qui people in our
offices. We get people with no accommodation amednghen they arrive in
town, or they've been thrown out of houses whenhithgse has sold. Or
people in rental arrears who’ve been evicted. (Maoovider)

The imperative to deal with both urgent and on-gdiousing problems affects other
facets of providers’ work. None of the provider®lsgn to are specifically funded to
address housing problems, although they all rolytide so as part of providing

assistance. Public Health, Plunket nurses and Mamviders related how some
families move around in search of cheaper accomtimgeor stay with friends and

relatives to cut housing costs. In such circums&anthe futility of promoting health

messages while people reside in inadequate accoatimodvas emphasised. Health
providers also commented that sorting out housimgblpms was a positive

contributor to their health-related work, and tpporting children at risk. Comments
included:

We can't focus on well child messages with subdstahhousing. Any sort of
health promotion is hopeless until housing is sbrte. preventing child

obesity while living in an extended family situatiwhere parents lose control
over their child’'s eating habits ... it's difficultotensure a smoke free
environment in extended living situations. (Plunketses)

Impact of poor housing on children’s safety and Itheas significant ...
demand for housing sometimes results in young eimgbthers sharing
accommodation in situations that are not familyemadly, exposure to smoke
increases with shared housing, dog safety can beisane ... there is
reluctance for mums to instigate sleep programmeseiar of upsetting other
members of the households. (health provider)

Housing’s impact on wellbeing is often more of pty for our clients than
the health issues we are contracted to deal wifaqti provider)



Affordable housing in Nelson and Tasman

Access to affordable housing was identified asgh fgriority issue by many of the
Nelson/Tasman interviewees. Several people said, want action’; the problems
relating to unaffordable housing are known and Hasten stated in several research
reports. Practical actions to address those prabenow needed.

Affordable housing has been identified as an isau€olden Bay for a number of

years. Research there in 2003 identified a lackffurdable rental accommodation,
the low standard of some rental accommodation,ecarsty of tenure, rapidly rising

house prices that put pressure on the rental ngrkat waiting lists for the limited

amount of social housing available. More receneaesh in 2005 confirmed the

earlier findings and found a worsening situation hemise prices and rents had
continued to rise while wages had not increased

Research conducted in Nelson in 2002 identifiedleras with housing availability
and affordability. Rises in rents and shortageseimal accommodation, decline in
home ownership, and a trend for refugees and ntigrem settle in Nelson were
reported. Submissions to the Nelson Urban Growth Stratégyved that a key theme
in relation to intensification was the need for lanpfor affordable housing.In
response to expressed concerns about affordabkengpuhe Nelson City Council
facilitates a community housing forum that includ€éasman District Council,
community organisations and government agencidsamtinterest in housing.

The attractions of a sunbelt and lifestyle destomathave resulted in strong and
sustained population growth in Tasman District Bieéson City. Both are growing at
faster rates than the national average, with Tadpeamy the second fastest growing
region in New Zealand. Migrants to Nelson/Tasmaigimate from other areas in

New Zealand and overseas, including from Englandpjge and the United States.
This inward migration exerts upward pressure onpe@ry prices. Several

interviewees noted that Nelson has sustained halsihg prices for some years,
which have only levelled off in the last two yeai$ie NTM survey showed that
Nelson and Tasman respondents were more conceritedthe costs of entering

home ownership, than about the affordability oftaéhousing.

Significant increases in housing costs have nom Inegtched by increases in incomes.
Annual median incomes in Nelson and Tasman arerlthan the national median.
This phenomenon is referred to locally as the ‘bures wage.” Many interviewees
commented on the discrepancy between incomes angingp expenditure that
constitute an affordability gap:

It's a presumption that because people live in@erplace they can expect and
receive less wages.

$10 - $15 per hour workers are really strugglimgetccess accommodation.

2 Golden Bay Workcentre Trust 2005 Golden Bay SdRegort, p.35.

% Nelson Community and Whanau Network 2002 Socialling Priorities for Nelson City, p31.

* NCC Environmental Policy Department, 2005 Nelsorbdh Growth Strategy 2004 Analysis of
Submissions. 907 submissions were received.



The economy is partly seasonal, therefore the egrmapacity is less ...
there’s a perception that housing is cheap here iisitnot. The prices are
driven from external demand.

Wages haven't risen here to cope with rent rises.

| took a 50 percent drop in income when | moveehget the cost of living is
not correspondingly lower ... I'm only here becauktamily reasons.

Young couples, first home buyers are finding itdharhere’s no reasonable
first homes under $200,000.

Those interviewed in Nelson and Tasman identififidrdable housing as a real
problem for sole parents with children, single deppnd those affected by marriage
breakdown. Furthermore, those returning to the camty after spending time in

residential institutions, such as prison or a menéalth service, were identified as
struggling to find suitable transition accommodatiand affordable housing that
meets their needs. Often, housing problems wenetifl as part of a complex of

issues including living costs, access to transpod maintaining a healthy living

environment. The low income earners focus groupmeenied that expenditure of
around half one’s income on accommodation is usual.

The social service providers who were interviewddntified a range of housing

affordability problems that they routinely deal wifThese include families that have
been evicted, struggles with rental arrears, andcomers seeking seasonal work
who arrive with no accommodation. Migrants are asgroup in need of affordable

housing. Comments from social service providerfiohed:

Rent arrears and debts are continuing problems .opfgemove around from
property to property chasing cheaper rents ... ouggbst concern is to
encourage women to look at the long term optioovahing their own home.
(Women’s Refuge)

Clients are putting their housing at risk becaulseyt could not pay their rent
and got evicted. This is the hidden crisis of hoegisWe spend a lot of time
preventing people from losing their house in thasyw(Church)

We have desk enquiries with an immediate need,ateegbout to be evicted
or have been evicted. They have no financial ressuiWe refer them to other
agencies or the motor camp. (Church)

Housing is a huge issue for low and middle incommers. Middle income
earners invested in property but now can’t susthieir mortgages... people
out of town are being stung by petrol costs... tiserghort term rental

pressure, people shifting a lot because of the ihgusather than work.

(Budget Service)

Nelson and Tasman have a tradition of communitytasousing organisations.
These include not-for-profit organisations provihgusing for older people and
people with disabilities. Two housing trusts haweib established in Nelson and



Tasman in response to the problem of unaffordablgsing. These are the Nelson
Tasman Housing Trust (NTHT) and the Golden Bay ktau3rust (GBHT). Both are
examples of non-profit organisations operating tovge affordable housing to
groups whose needs are not readily met througpritiate market or public housing.

The NTHT has been awarded two grants from the Higudnnovation Fund
administered by HCNZ, as well as funding from oteeurces. NTHT has built four
two bedroom units in Nelson and is planning toduwilhers. Its aim is to increase the
overall stock of affordable rental housing. ThesEnsg also interested in investigating
home ownership options such as an equity share Imoderder to increase the
accessibility of home ownership for first home lnugyeCurrently the Trust is
establishing its eligibility criteria for accessiig housing.

The GBHT has presented a proposal to the TasmatmidDi€ouncil seeking to
purchase the Council’'s four community cottages akaka to enable the Trust to use
the equity from that housing as a community contrdn for funding from HNZC'’s
Innovation Fund. The Trust would retain the coumslmanager of the cottages on
existing terms and conditions. Using funds from ltireovation Fund, the Trust would
then build affordable housing for rent and sal¢him Golden Bay area. The proposal
to sell the cottages would require public considtatThe council is currently in the
process of deciding whether to approve the salprimciple and initiate a special
consultative procedure.

Another community-based organisation working to roye access to affordable
housing is Habitat for Humanity, a non-profit nosmmdminational Christian
organisation which has operated in Nelson/Tasmagesl996. This organisation has
built six houses and a seventh is being built i®&0It generally has about 10
applicants for each house. A ‘sweat equity’ modpkrates, with the successful
applicant/family devoting 500 hours to assistinghwiuilding their house, or with
other Habitat activities. Volunteers contributengiigantly to building the houses, as
do organisations that contribute funding and indksupport. The applicant repays an
interest-free mortgage to Habitat that is no mdrant24 percent of net wages.
Limitations on building more houses are funds, difficulties in finding reasonable
priced sections.

4. OTHER HOUSING ISSUES

In all three areas, other housing issues were igigield in addition to affordability.
The main issues identified were:

= quality of housing,

= overcrowding, and

= security of tenure.

Sometimes direct connections were made betweerdaffdity and other issues. For
example, overcrowding was seen as a response tiodable rents, with individuals
and families moving in with others to cut housingsts. Similarly, interviewees
considered that a decision to live in poor qudlibyising is often due to affordability.



Poor quality housing

In the NTM survey, 47.2 percent of respondents #ag were worried about people
living in poor housing. Overall, 41.7 percent ospendents considered that the
supply of affordable rentals of a reasonable qualias ‘below average’. Those in
Marlborough were more concerned about the quafitgmtals, with almost half (47.7
percent) saying the supply of reasonable qualityatehousing was ‘below average’,
compared to 41.6 percent of Tasman respondents38nt percent of Nelson
respondents.

The concerns about housing quality that were egpoedy Marlborough survey

respondents, were also highlighted by Marlborougkrviewees. Plunket, Karitane

and Public Health nurses in Marlborough have syateally collected information

on housing and health issues since 2004. In tleevieivs they reported a range of

poor quality housing including:

= people living in temporary accommodation in garagégds, buses, caravans and
campervans,

= awidespread lack of insulation in houses,

= alack of basic chattels such as carpets and oariiairental accommodation, and

= safety issues around lack of fire guards, inadeqoatside areas for children to
play, unsafe driveways.

Specific examples of poor quality housing obsertgdhealth workers on routine

home visits include:

= Family living in rental home, one room only occupi¢louse generally unfit for
habitation — draughty. Cannot afford heating (Blent).

= Holes in the wall. Damp and cold. Lack of spacetfeo babies and two older
children (Renwick).

= Damp and mould. Family moved out after one weethag all had chest infection
or asthma due to the damp conditions. Moved inforgperty they could not
afford, under pressure to move again (Picton).

Nelson and Tasman housing trusts, low income esrrard social service

organisations also reported examples of poor quiatiising, including dwellings that

lack insulation and are cold and damp. In Nelsan \thlley areas of the city are
known to be damp and smog prone in winter. Sevetatviewees suggested that
renters seek poorer quality or smaller dwellingameffort to reduce housing costs.
Others suggested that, whereas some poorer gimalityes would have once been
difficult to rent, these are now sought after beeaof persistent high demand for
accommodation.

Presbyterian Support in Nelson reported observimg following problems with
housing quality:

= Draughts through windows, floors.

» |nadequate heating.

= Fire risk from the use of portable gas heaters.

= Damp and mould.

= Limited outside space for children to play.

= People living in temporary accommodation such esraverted garage.
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Other comments about poor quality housing from dl@lfasman interviews were:
A lot of older houses don’t have insulation.

There’s quite a bit of accommodation around at t@ment but some of it's
horrid, disgraceful. Really run down, but it's cheegent so you put up with it.

Quality housing is dependent on the managemenerants and a regular
programme of maintenance and repairs.

...a leaky roof, the chimney’s dodgy, buckets evasgavbecause of the rain...
it's unsafe for the kids... maintenance hasn’t bespt kp.

It is not possible to obtain a comprehensive petoir the nature and extent of poor
quality housing in NTM only from these interviewsowever, shortcomings in both
private and public rental dwellings were identifi&@pecific comments about HNZC
housing included a lack of fire guards, curtaind drapes, and reluctance of tenants
to live in certain HNZC neighbourhoods due to fezrsafety.

Household crowding

There was little reporting of household crowdingNsison and Tasman interviewees,
although it was mentioned by the Nelson/Tasman HkgusTrust. However,
Marlborough social service organisations in patéicuhighlighted household
crowding as a problem and noted its associatioh laitk of affordable housing. They
also emphasised the public health implications askls of household crowding,
which include fire, respiratory disease, and smgkimpacts on health. Comments
were also made about the potential for domestiernae and abuse being exacerbated
by household crowding.

In Marlborough examples of household crowding obseérby Plunket and Karitane

nurses in 2005 include:

= Parents and children sharing a bedroom. Parentstwisave their own home, but
rent was so high they live with [grand]parents venooke indoors during winter.
Causes family stress. Mother is on anti-depresg&atsdon).

= 8+ people in house. Solo mother with two childreome room (Blenheim).

= Young family with first baby living with extendedarhily. Cannot afford their
own home, name down on HNZC list (Blenheim).

= Mother, father, two teenagers and baby in two baardiouse. Baby sleeps in
lounge (Blenheim).

= Young couple with baby sleep in one room of hous# tncludes three other
extended family members (Seddon).

= 7 adults and four children in one house. Two oftloenen are pregnant.

Security of tenure

Lack of secure rental accommodation was identifiech problem in all three areas.
The Golden Bay Housing Trust reported that, whdme holiday accommodation is
rented all year, most of it is not available fondgoterm rental. In the holiday season
some tenants must move out for several weeks dvesammer. In Marlborough,

some interviewees noted a similar situation, withg term residents in camping

11



grounds having to move out over summer when denveal high. Social service
providers in all three areas reported that havingdcate rental accommodation due
to it being sold was a common experience of thignts. Providers also observed it
was common for tenants to circulate around the dreasearch of cheaper
accommodation. Rises in petrol prices are expettedncrease the number of
households seeking accommodation closer to worfaditities in order to reduce
living costs.

Families are given notice to quit. Often they act even told why except that
the house is to be used for other purposes. (ChiNelson)

Selling off of rentals is a big issue. It's veryrthdo get a long term rental.
(Social service provider, Nelson/Tasman)

5. THE RENTAL MARKET

In the NTM survey, over two thirds of respondengsatibed the lack of affordable
rental housing as a problem in their communitiesty=four percent viewed the lack
of affordable rental housing to be a ‘very big’ Ipiem, while an additional 24.8
percent saw it as a ‘fairly big’ problem.

Marlborough respondents were more concerned abiftutiable rental housing than

Nelson and Tasman respondents. Overall, 76.8 peateMarlborough respondents

saw the supply of affordable rental housing as lerobtic, compared to 51.9 percent
of Nelson respondents and 70.1 percent of Tasnsponelents. Fifty-one percent of
Marlborough respondents described lack of afforelat@ntal housing as a ‘big

problem’. Nelson respondents were much less likelgee the supply of affordable
rental housing as a ‘big problem’; 28.2 percenmpared to 46.1 percent of Tasman
residents.

Unaffordable rents were a key concern voiced in Nifikérviews. The main issues

that interviewees mentioned were:

= A lack of rentals in the low-medium band.

= The high costs of getting into a rental, with tleed to pay a bond and up to four
weeks rent in advance.

= Debt levels which impact on ability to sustain expenditurehmuising.

In addition, a number of interviewees raised isswescerning the lack of
professionalism of landlords (see section below).

Rental issues in Marlborough

Marlborough interviewees identified the main rengalies as:

= A shortage of rental stock across all price rang#$ZC reports a waiting list of
about 87 potential tenants, around 20 of whom lzakigh priority. MDC reports
that its mainly pensioner rental housing has higimand. They do not cater for
younger people or families. Older pre-pensionees & times given access to

® The reasons for debt are wide ranging, howeversoebt is related to the acquisition and ongoing
maintenance and registration of cars. Many low ine@eople need a car because affordable housing
is not located close to work or other services aménities. Furthermore, public transport is limited
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pensioner houses if there are unfilled vacanciessavere housing need. Those
singles are typically people who have been livieghspermanently at holiday
camps but for health reasons need more adequasingotiNZC has advocated
for more units, but the lag in official statistioslating to population growth and
demographic profiles means that the reality of awgng population and
increasingly tight local rental market is frequgndifficult to demonstrate.

= A shortage of good quality, ‘value for money’ rdné&commodation. Several
people, including young professionals and middime families compared the
quality of rentals in Marlborough unfavourably witthat they perceived they
could get for equivalent money in other centres.

= A long waiting list for HNZC housing. Social sereg providers commented that
many of their clients do not even contact HNZC lasytperceive there is no
chance of obtaining a house.

= A high demand for short term and seasonal accomtioodtnat is not being met
by existing accommodation providers such as badgraand camping grounds.

Comments about rental accommodation included:

Single parents are just finding there’s a limitedmber of houses, rentals
have skyrocketed.

Picton used to have lots of cheap housing, nownetined people are moving
in and rents have gone up hugely.

| think people would be shocked if they knew theng>of housing problems,
it's especially affecting young people.

These concerns with the supply of rental housingeveehoed in the NTM survey,
where over two thirds of Marlborough respondents sdfordability problems as
being generated by an under-supplied rental market.

A number of social service providers highlightedfidilties their clients have in
accessing HNZC provided housing:

Clients feel it's such a long waiting list, HNZnet an option for them.
One day | went in to see them, they said 100 ow#itng list.

A hopeless waiting list. We don’t really botherhwilhem, just ring them up as
a matter of course, but don’t believe you will eget a house.

Rental issues in Nelson/Tasman

Among Nelson/Tasman interviewees, views differedvbiether there is a shortage of
rental stock. Some considered that demand is lems & few years ago, when a
practice of auctioning tenancies was observed. ®©tbemmented that, while there
may be sufficient rental stock, rental prices amehsthat tenants continually seek
cheaper accommodation, which is hard to find. Hea NTM survey, Nelson and

Tasman respondents were more likely to identifyardvmigration, and the region’s

income structure as drivers of affordability prabkein the rental market, rather than
under-supply.
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Landlords, real estate agents and property managersvere interviewed noted that
the supply of rentals is generally short in Motuemlden Bay and in Richmond.
One commented that, because of a shortage of losamepriced houses, people are
increasingly choosing to rent rather than to buyicl increases pressure on the rental
market. In addition, certain types of accommodatsuth as one bedroom flats, are in
short supply.

Demand for rentals rises with the return of stuslezdrly in the year, and with the
peak season for horticulture. In winter there ssldemand, and one property manager
reported that prices will be reduced in order twatd properties. A representative of
the Golden Bay Housing Trust also noted seasouneluitions in the availability of
rentals. Holiday accommodation is rented out dutime year, but tenants have to
vacate over summer.

HNZC reports that there are around 176 potentiaries on the waiting list, with
about 60 high priority. It was noted, by some sse@vice providers and landlords,
that the Accommodation Supplement and income-m@laénts assist low income
individuals and families with housing, however thowho fall just outside of
eligibility for assistance often struggle with hogs costs. Furthermore, although
rental prices are similar across the Nelson andna@asregions, Nelson City and
Richmond attract a higher Accommodation Supplentteerd do other parts of NTM.
Two people considered that the Accommodation Sup@hd also contributed to
keeping rentals highas it enabled landlords to maintain high rents.

Other concerns raised about HNZC housing inclulecheed for more stock to meet
demand, planning and design needs to reflect faragduirements for space including
play areas and perceptions that some HNZC areasasade place to live.

Comments about the rental market included:

The really tight area is the affordable end. (Neld@sman property
manager)

Families involved in seasonal work shift arounddese they can’'t make the
money stretch when they are out of work, they shift cheaper
accommodation. (Nelson/Tasman Housing Trust)

A lot of tenants can no longer afford the calibfehousing they could before
and are therefore moving into smaller houses, flettsaller sections, taking in
flatmates or boarders. (Council officer)

About 3 years ago it was very difficult to rent@bke and you were paying top
dollar.

The levelling off of the market and being able toess more money through
the Accommodation Supplement has helped. (Sociatsgrovider, Nelson)

® In October 2004 income limits for the Accommodat®upplement were raised. From 1 April 2005
Nelson was included in Area 2 (the second highelssidy), which also includes parts of Auckland,
Wellington and Queenstown. In contrast, Takaka,Udké& and Blenheim are included in Area 3.
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Members of the Property Investors Association aothes developers who were
interviewed perceive that some local planning ratjoths impact on the ability of
investors to build rental accommodation. There Mgeav that the current planning
environment makes it uneconomic to replace oldetateproperties. These include
perceptions about restrictions relating to infilusing, the building of one bedroom
units, and the number of car parks required fordesdial dwellings. They also
highlighted the initiative relating to the replacamh of wood burners, part of Nelson'’s
Clearing the Air Programme, which provides a 10€ceet subsidy to Community
Service Card holders, but only a 50 percent subfidylandlords. The Property
Investors Association considered that this wasnanfficient incentive. The Council
is also concerned about improving uptake of theseh

Other developers interested in building accommodafior both rental and sale
commented on the complexities of operating with weomncils over resource and
building consents and other planning matters. T view that the two councils
have different objectives in relation to housingd dhere is a degree of differential
interpretation of legislation. Some suggested arcimated regional approach on both
resident and commercial development is needed.

Landlords

Interviewees in all three areas, including landsotdemselves, commented on the
lack of professionalism of some landlords and lardlinexperience. Examples were
given of private rental properties that were poarngintained, lacked insulation and
were unsafe. In New Zealand, the majority of lamddoown a small number of

properties (three or fewer), and there is a tengdoc them not to see managing
tenanted properties as a business, but rather imay@stment only. Interviewees made
the point that landlords have a responsibility td @rofessionally, by running their

rentals as a business, knowing their legal rights r@sponsibilities, providing clear

expectations and information to tenants, doingirepnd acting quickly to manage

arrears. There was a view that the retention oébld, long term tenants was an
important aspect of running a successful business.

In Marlborough some social service organisationsnroented that they have
experienced difficulties in working with real estadgents and landlords to house
Maori clients. They believe that there are racrsicpces that act as barriers to Maori
accessing rental housing. Some interviewees atsomented that they had
personally experienced difficulties in finding rehtaccommodation, which they
attributed to prejudice relating to their ethnicckground or family circumstances.
Other interviewees were of the view that viticultuworkers were discriminated
against by real estate agents and private landl@tser groups that were identified
as vulnerable to discrimination were young peopld Racific families (which are
often larger than average).

Across the three areas, suggestions were made for:

= Establishment of a national standard or code dftmefor landlords.

= More comprehensive information for new landlordstlining their rights and
responsibilities, and including ‘how to’ informatipbest practices and contacts
for advice.

= Support for landlords supplying affordable housing.
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6. HOME OWNERSHIP

In New Zealand, while some people prefer to rdmdrd is still a huge desire for home
ownership. A number of interviewees commented oairtldesire to achieve
homeownership and their efforts to investigate wafyachieving it. In NTM, home
ownership is above the national average, in pactile of the older population
profiles of these areas. At the 2001 census, Ta®strict had the highest proportion
of owner-occupied households (at 75.8 percent)llafegions. Nelson City had the
greatest dip in home ownership rates from 1991 61 2@lthough at 68.6 percent it
was still slightly higher than the national rate6t.8 percent. Between 1991 — 2001
Tasman District had the biggest increase in nurobemwner-occupied houses, while
Marlborough District had the second biggest incgeas number. Marlborough
District’s level of home ownership was 73.6 perdar001.

NTM has experienced strong increases in house giicehe last few years. After
2001 the ratio of median house prices to incomss gharply in each of the three
aread. In particular, Tasman District has experiencenlilastantial rise in land values
since 2002, with residential values rising 79 petcAlthough house price growth in
Nelson and Tasman was lagging behind the rest efctbuntry in early 2006,
interviewees in property businesses emphasisedt thatv costs considerably more to
own a home than to rent one of equivalent valués iBhdue to debt servicing of large
mortgages and high interest rates. When costsed,ramsurance and maintenance are
added, the costs of ownership increase furtheimists were given of weekly
mortgage repayments being 50 — 60 percent higlaer Weekly rents for a home of
equivalent value.

The NTM survey found that almost three quartereespondents believed that access
to home ownership was problematic. The survey fainadl 42.8 percent viewed the
lack of affordable housing to buy as a ‘very bigolplem, while an additional 31.4
percent considered it to be a ‘moderate’ problelelson and Tasman respondents
were more concerned about the costs of enteringehomnership than were
Marlborough respondents.

Most of the survey respondents were not concerbedtaheir own home ownership
situation, yet they were concerned about the glfitheir children to own their own

home in the local community. Almost half (47.1 e of respondents considered
that their children would not be able to own th@in home in the community. This
was a particular worry of Nelson and Tasman reseotsd (both 54.5 percent),

compared to Marlborough respondents (40.1 percent).

Around three quarters of the non-home owner respatisdin the NTM survey were
worried that increasing housing costs would meat they would never be able to
own their own home. Interviewees in all three arease concerned that first home
buyers and those affected by marriage breakdown fiading it increasingly
unaffordable to purchase a home:

" A. Grimes and A. Aitken 2005 Nelson, Tasman andlbteough Housing: Regional Context and
Characteristics, Motu Working Paper

16



It's never been a cheap place, even to get intoséHouse at the low end ...
it's very difficult to get anything under $200,000(Real estate, Tasman)

We don'’t see a lot of seasonal workers. Their owtiftor buying locally are
very limited. Couples with full employment are thajority of clients ... you
really need a double income. (Mortgage lender N&lBasman)

| have extended my mortgage to 30 years and useslpgrannuation to get

into a house. | have very little discretionary ino®. A lot of women have this
problem, they want to own their own home but it sensible because of the
financial outgoings. (Nelson)

Wages are not allowing savings ... we talk to youegpte, they want to get
out of the rent trap. (Mortgage lender Marlborough)

There’s a strong demand for home ownership hereimrieasingly more
people are having to rent because they can’'t afftrdouy. (Real estate
Marlborough)

Real estate agents and lenders reported that Eviey homes are very limited in
number in NTM. Furthermore, more people are noteramg home ownership with
smaller deposits, and increasingly relying on ofdenily members such as parents to
provide substantial amounts for a deposit, inclgdising their property for security.
It is very difficult for single income families anddividuals to enter home ownership.

There was general agreement that, while savingafdeposit is difficult, it is not
necessarily the only, nor the most insurmountab&erier to home ownership, as
servicing the mortgage with high interest rate® alseds to be considered. Ongoing
housing costs such as insurance, rates and mamt@dso have to be budgeted for.
One social service provider in Nelson commented tha Council’'s rates rebate
threshold excludes all but very low income earnangl is therefore of limited benefit
to those struggling to sustain homeownership. Agofitovider observed that home
owners who cannot afford repairs are unaware ofrmarames that may assist them.
Similarly, home owners would benefit from the imtootion of a retrofitting
programme in Nelson/Tasman. It was also pointedtloat increasing debt levels,
including student debt, are affecting people’sigbib service a mortgage.

The inability of people to enter home ownership wasn as a key problem for the
future development of Nelson and Tasman in padici®everal of those interviewed
considered that home ownership increases peopltgshanent to a job and a
community:

Younger people have a different driver — they'reslenterested in buying a
house, and perceive they will never be able ta@ffohouse, therefore they're
not interested in saving — it's spending on condview There’s less interest
in doing extra hours, or going for promotion. A mation problem. They're

more transient. (Tasman employer)
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It's the emotional impact of lack of affordable Bmg. If you have no
permanent address you become dispossessed. Yoaplg,pgoung families
may be in secure rental accommodation, but theit effiord to buy, therefore
end up feeling trapped. It's affecting their attasdnt to a community.
Housing’s a primary means of belonging to a comtyugChurch, Nelson)

The community is most in danger of losing youngli@sn so the trust is keen
to offer secure tenure to that group. (Golden Bayising Trust)

Others in Marlborough commented on the loss of gopeople from the area, and
were concerned about whether high property pricasgdvaffect their ability to return
in the future.

One example of discrimination in the home ownershaket was given, regarding a
Pacific family that had tried to buy a home throsgiveral real estate agencies. While
eventually successful, there was a view that th@lyahad not been seen as a serious
applicant for home ownership. The Ministry of PeciEland Affairs confirmed that
Pacific people face barriers on the home ownenstaket, and noted that the level of
Pacific people’s knowledge about home ownershiwasy low. The Ministry of
Pacific Island Affairs has identified the need far Pacific strategy for home
ownership.

Building a home

Building a home was seen to be generally unaffdedabNTM, due to a substantial
increase in house and section prices, which habe&et matched by an increase in
incomes. In addition, in Marlborough there is awihat the building industry cannot
meet demand in the more lucrative segments of takeh and are consequently,
hesitant to become involved in a market segmentshseen as having low returns.

Costs affecting affordability include land pricesibdivision costs, construction costs
and costs of building and resource consents. Timysdved in housing development
commented:

No one’s doing low costs houses. Why, becausendfpaices. Both Nelson
and Tasman are running out of land that's cheaper develop.
(Nelson/Tasman)

It costs between $60,000 - $70,000 to develop @osefor subdivision, before
even getting a house on it. (Tasman)

Regulatory requirements are burdensome... developstscand council
levies...previously land was one third of the cossutfdivision, now it's one
quarter the cost. Any cheap land is cheap for asom, e.g. drainage
problems, which increases development costs. (Tigsma

Several of those involved in subdivisions and howsastruction in Nelson,

Marlborough, and Tasman commented that it was inan€ially viable to construct
lower costs housing, or mentioned difficulties thed had with costs of subdivision.
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One interviewee mentioned that some developershae built low cost housing in
the past have stopped because of a drop off in Keéma

There are also geographical constraints on buildingelson City. Much of the land
left for residential development is mainly on hided therefore more expensive to
develop. In Tasman District, there are constraantaind building on the flood plain
at Takaka.

Residential development is also restricted in saneas of Marlborough, due to flood
plain, high water table and use of land for hottime and viticulture. However, an
analysis of Blenheim residential ‘land bank’ foutét there will be no shortage of
land in at least the next 16 years (from 2005),eanal medium or high growth
scenarid The major constraint appears to be a construdtidostry constraint of
high demand and inability to recruit the range lafled trades people needed in the
region.

A big issue identified in NTM is how to manage gsgaton on land. This was
particularly identified in Nelson and Golden Bayaagroblem with sections.

Building on multiple-owned Maori land

Interest in building homes on multiple-owned Matand was raised by one iwi
authority and three Marlborough Maori social sesviproviders. There was
considered to be an increasing desire to buildViasri families are returning to live
in Marlborough.

Ngati Kuia Trust commented that it is receiving engs from people wishing to
settle on whanau land around Ruapaka (Canvastowm)tlee Sounds. They are
seeking information on:

= How to identity their ownership in land

= How to negotiate with other owners to use landhimuse building

= Subdivision requirements

= Arranging finance

= Building costs.

The Trust is currently gauging interest in holdimgrkshops on home ownership, and
if so, would like to use information from the affi@ble housing project. The Trust is
also developing plans for marae development, whely include kaumatua housing
in the future.

Infrastructure needs related to housing

Interviewees in all three areas noted that incebasenand for housing raises issues
about the adequacy of supporting infrastructurejuoing sewerage reticulation,
water supply, shops and facilities, power supplplig transport and roads. If smaller
settlements are to be used for residential devetopnsignificant infrastructural
development, particularly of sewerage and watetesys may be required. One
person described Nelson and Tasman as being ioh‘agp mode’ as population

8 Davie Lovell Smith, 2005 Blenheim Residential GthwAssessment of the Adequacy of the Urban
Blenheim Land Bank.
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growth and demand for residential development opsstoverall infrastructural
development. In Marlborough, issues around watpplsu lack of a coherent public
transport system, and the dangers of using feprteguctive land for housing were all
identified as potential problems.

7. VULNERABILITY TO HOUSING NEED

In all three areas, those on low incomes, renterd, first home buyers were all seen
as being negatively affected by poor housing a#bility. In addition to those broad
groupings, a number of specific demographic or ietlgnoups or sections of the
population were identified as experiencing hougimgblems. These include older
people, people with disabilities, students, vitioté workers, Pacific peoples and
Maori.

Furthermore, all three areas identified specifipsggan housing provision for those
groups most vulnerable to housing difficulties amanost housing need. Those gaps
are supported housing, emergency and transitiomasihg, and, quality hostels for
single workers.

Population groups

The future housing needs of a growing older poputatwho may not be home
owners, was identified. Older people’s housingdsemay include a desire to move
to a smaller unit or house that is easy to maintaase of access, warmth and a safe
environment are also important considerations. fTimeeds may particularly influence
council decisions about the provision of housing.

All three councils have community housing for olgeople, with their primary focus
being on older people with limited means. Nelsoty Ciouncil owns 142 community
housing units in nine locations around the citysman District Council owns 97
dwellings at eight locations. The councils alsopmupAbbeyfield to provide housing
for older peoplé In Nelson City, approximately one third of sug@muitants living
in rental accommodation live in council propertiége Council estimates that, over
the next 20 years, the number of older people iisdteCity in rental accommodation
will increase nearly four fofd.

Marlborough District Council owns 178 units. Thejandy are located in Blenheim,
with others in Picton, Renwick and Seddon. Prefeges given to the 60 years and
older age group, while a small number of tenargsirathe 50 — 59 age group. These
are sickness and invalids beneficiaries and haea peovided with accommodation
when there have been vacancies. There is a wéisingnowever some on the list are
already housed in Council units and wish to chdagation, and others are not yet in
housing need but wish to be considered for a anibé future. Few on the list are in
urgent need of accommodation, although in the fest years the Council has
received an increasing number of applications fpmaple who have recently moved

® Nelson City Council and Tasman District CouncikRige Ageing Policy
19 Nelson City Council, Community Housing Policy.
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to the area and are living in camping grounds. Rstgufor two bedroom units are
increasing. The Council is gradually convertingdgduwinits to one bedroom units and
has a maintenance and upgrade programme. Mostareitsot accessible for people
with disabilities. The Council is currently reviawg its housing policy.

Those with disabilities, including mental illnessere identified as experiencing
problems in finding accommodation that they coufdrd, or that is suitable for their
living circumstances. One property manager higidighthe need for support
networks for mental health service users to asgit situations when there are
complaints from neighbours, evictions or other peots. A Nelson/Tasman service
provider suggested that councils and HNZC may e tabwork together to provide
suitable accommodation for mental health servieesusComments included:

Those coming out of psychiatric care always hawe dlmost difficulty in
finding housing. (Church, Nelson)

They don’t have anywhere to go ... if there are motd with non-payment or
annoying neighbours, there’s no one to look outtfeem ... we have had
problems, we have not known who to contact andnm iastance ended up
contacting the Police. (Property manager Nelsonfias)

There are a lot of people falling into the gap, ythere heavily reliant on
whanau who can’t cope. (Maori provider Marlborough)

Whanau with mental health problems and disabiljties almost impossible
to find accommodation for them ... We can’t get slgtaaccommodation for
people on dialysis, they need extra room for sterafequipment, they can'’t
afford the extra space. (Maori provider Marlboroggh

The stress of finding accommodation often contebuto clients’ mental
health issues. (mental health service Marlborough)

Affordable housing for students was mainly raisetNelson/Tasman, although it was
also mentioned by a few in Marlborough. Nelson Marbugh Institute of
Technology (NMIT) has three campuses at NelsonhiRand and Blenheim,
although Nelson campus has 80 percent of stafsardents.

The Students Association and student support ssrvieported that affordable
housing is a major issue for students. As welbidfsculties in finding affordable
housing to rent, students sometimes take up accaatoo that is distant from
campus, which therefore pushes up transport chiture students, of which there
are many on campus, experience problems with maintgatheir mortgages. If they
are renting, they generally require accommodatia@t s suitable for children, and
must take into account location considerations sashbeing close to a school.
Students Association data on student enquiriesatels the extent of housing-related
enquiries they receive; in 2004 it was 371 and @93it was 283. The student
counselling service reported that housing is fAen®st common reason why students
use the service (on par with childcare and tranigpsues).
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Student allowance doesn’t cover housing costs, ganit afford to live by
yourself ... finding good inner city accommodatioatthaffordable is hard.

Housing struggle compounds with other financial lpeons like the power

bills and money for food ... many are only just beabte to make ends meet,
there’s no reserves if anything goes wrong. A igttb find jobs and get

cheaper accommodation. There are some that drofpecsuse of the cost of
living.

New accommodation is provided on campus by a m@ieampany. There is a mix of
studio, two, three and four bedroom self-contaiapartments that will provide for up
to 96 students. However, this will accommodate @nproportion of student demand.
The Students Association operates a list of remd@hncies and board/homestays,
which is periodically updated. The Association daseloped relationships with some
landlords, and is able to advise students on acamhation that is available.

A significant sector experiencing problems of affable housing is viticulture
workers in Marlborough. This is a very diverse groeomprising both overseas
visitors on working holidays and New Zealandersnirother areas. While the
viticulture industry provides seasonal and casuatkyincreasingly workers are
permanent, able to be engaged in vineyard jobs rgesrd. While many workers are
singles or couples, increasingly families are mgwio Marlborough to find work in
viticulture. All these have different housing neetBis issue is discussed at length in
Section 8.

Pacific peoples

Pacific peoples are particularly vulnerable to hogsieed. They are more likely than
all five ethnic group’s to be renters rather than home owners, with oOgueicent of
households with people of Pacific ethnicity in erdaccommodation. Pacific people
are also more likely to have large families andoéoliving in an extended family
household. Statistics New Zealand estimated in 26@i 27 percent of households
with people of Pacific ethnicity were in crowdechditions?.

Because of acute labour shortages in NTM, thesasaaee increasingly becoming
recipients of Pacific peoples, both from Pacificicties and from elsewhere in New
Zealand. Pacific workers are found across the pgmadustries, (agriculture,
horticulture, viticulture, forestry, and fishinghé in manufacturing associated with
those. Some come for seasonal work, being patteofjtiota of Pacific people taking
up employment in New Zealand under the Departménktabour. Also, Pacific
families from other parts of New Zealand are gaitlin NTM. It is likely that this
trend will grow with chain migration. While Nelsoand Tasman have a well
established Pacific community that has been deveidjor at least the last ten years,
the Pacific community in Marlborough is relativelgw, but growing fast.

Pacific newcomers often need additional supportamfrthe host community,
particularly if English is their second languagéey may find it difficult to engage
with local services and interact with others in toenmunity.

M statistics New Zealand data is collected for Eaeap Maori, Pacific, Asian and Other.
2 Housing New Zealand Corporation 2005 The New Zehldousing Strategy, p.71.

22



The Ministry of Pacific Island Affairs has underéak consultation with Pacific
communities in Nelson/Tasman and Marlborough in 2005. An indicator of the
extent of interest of Pacific people in engaginghwtheir host communities is the
turnout of over 50 Pacific people at the Nelson tmgeand over 70 at the Blenheim
meeting.

The two most critical issues identified throughdtaonsultations were health and
housing. The main issues related to housing weoedability of rentals, availability
of HNZC housing, size of houses, quality of housargl security of rentals, with
houses being sold and tenants having to ffo\Racific workers tend to be over-
represented in low paid work, which limits theiildp to access housing.

The Ministry of Pacific Island Affairs comments th&outh Island agencies and
communities tend to be less aware of and less nssgo to the needs of Pacific
residents. Often agencies have very little or npeeience in dealing with Pacific
people. Currently the Ministry is preparing a Cbbaation Protocol with 19 agencies
in Nelson and Tasman, including councils, the DHEI government agencies, to
promote engagement with Pacific communities in dleland Tasman.

Maori

Maori are increasingly a growing proportion of NTNFor at least the last 20 years,
the number of Maori living in NTM has grown. Theptof the South has been a
recipient of Maori from other areas in New Zealartatistics New Zealand
projections to 2016 are that Nelson City will expace the largest proportional
growth of Maori of any region, followed by Tasmaistict. Marlborough District’s
Maori population increase will be slightly high@an the national increas.

Maori providers commented that housing problemsraagor and prevalent issues
they contend with. The housing problems experiettgethose renting, and by young
Maori were especially mentioned.

Maori are more likely to live in rental accommodati in 2001 this was 51.9 percent
of households with at least one person of Maornietty. Nelson region had the
highest percentage of renting households with eayl Maori ethnicity (59.6
percent). Between 1991 and 2001, Nelson and Tasmgions saw the largest
percentage increases in households with at leastpenson of Maori ethnicity in
rental accommodation. However, it should also btechdiome ownership among
Maori is relatively high in NTM. Nelson, Tasman ahthrlborough are among the
regions with over 50 percent of households witleast one person of Maori ethnicity
that are in owned dwellings.

13 See also Marlborough Midweek July 20 2005, “Hogstieadache”, which describes housing
problems faced by Pacific families.

4 Projection Maori population increases are: New l&@ed 36% (high scenario), 22% (medium
scenario), 8% (low scenario); Nelson 53% (high ace), 40% (medium scenario), 27% (low
scenario); Tasman 50% (high scenario), 36% (medinenario), 23% (low scenario); Marlborough
36% (high scenario), 24% (medium scenario), 13% @oenario).
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Gaps in housing provision

Supported housing refers to support programmes Himw people to live
independently in the community with the help of eth that assist with housing
management (such as understanding tenancy agreenmetacting with neighbours,
maintaining a dwelling) and link the individual amy other services that are required
(such as health services, counselling or employrassistance). There are various
types of supported housing services, includingdestial services and supports to
people in private sector accommodation. Serviceg Ipealong term and permanent,
or provided to assist with short-term needs.

A number of social service providers in Nelson,mas and Marlborough identified a
need for supported housing for such groups as pemjilof prison integrating into the
community, older people, and people with disaledifiincluding mental illness. These
groups often have difficulties in accessing safd affordable housing both in the
public and private rental markets. A need was aldentified for transition
accommodation incorporating support and supervigiohelp those recovering from
mental illness or addictions to find their feet antually move on to satisfactory
and affordable accommodation. Two social serviaavigers in Nelson considered
that there is an unfulfilled demand for supportedoanmodation, and a pressing need
to develop services in line with best practice.

A Maori provider in Marlborough identified a needr fspecific housing responses
targeted to young adults with no secure accommaualand often at risk of criminal
behaviour. One group, in their teens, are eithetransition from school, or have
dropped out of school. They tend not to be equidpeentering the workforce and
lack living skills such as budgeting. Another granghousing need are in their early
20s, perhaps in the labour force, but of no fixbdde. This provider assesses that
there are at least 10 young adults who would ctlgrdmenefit from a supported
housing model:

They are not getting the support within the whaaad they are a drain on
the whanau resources which escalates into violeand,they are vulnerable
to getting into crime. They are in an unsafe homerenment ... currently
these kids are just moving around different houkkho

A lack of emergency and transitional accommodai®rseen as a major gap in
accommodation services in NTM arising from theuik in the current housing
market.

In Nelson, some evidence of homelessness was natikbdpeople sleeping rough, or
frequently moving between the households of friemold relatives. Not well catered
for by emergency and transitional accommodationewgomen, particularly those
with children and those coming out of institutiamso may need transitional housing.

Nelson has one night shelter for men, and a caravd@ahunanui camping ground is
also available for emergency accommodation. Itndeustood that the night shelter
cannot keep up with demand for beds. In the pastm@h’'s Refuge has provided
temporary accommodation for women with housing |mois. The Refuge maintains
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a safe house for women victims of domestic violeddes is usually only for a short
while until the woman'’s partner is dealt with by tG@ourt and she is re-established in
her own home.

The Nelson/Tasman Housing Trust may provide somergemcy accommodation as
part of the mix of housing services it is planniogorovide. Currently the Trust has a
memorandum of understanding with seven social senagencies, which have
pledged to work together for the provision of imterand emergency housing. The
Trust has also been working with HNZC to obtainoade for interim and emergency
housing, but it appears that a suitable housetigetavailable.

In Marlborough, examples were given of people vin cars and under bridges, or in
temporary accommodation such as sheds and gar&gesk and Income and
Salvation Army have provided tents and sleepinghiageople with no housing.

Marlborough social service organisations report tihe@ reasons why people seek
emergency or transitional accommodation include:

= arriving in Marlborough for work and having nowhéoestay.

= collapse of shared accommodation arrangements.

= eviction because the rental accommodation is soid arrears.

= inability to find affordable accommodation.

= exclusion from camping grounds over the holidayquker

The Community Housing Action Trust is the only argation in Marlborough
providing emergency or transitional accommodatmmfamilies with nowhere else to
go. The Trust has one three bedroom house. Clieohsde both working families
and those on benefits. Most of the workers araneyards or horticulture. The Trust
receives many calls from single people althougly e ineligible for the service.
The Trust reports that it cannot keep up with deinéor its service. There are
constant phone calls from people seeking accomnmrgaand referrals from
organisations such as CAB and HNZC. The commuotyse often has two families
in residence at same time, and in recent yeardattigty has been constantly full.
Increased demand from larger families has beerceutiResidents are increasingly
staying for longer periods of up to six months heseaof difficulties in finding
accommodation. Some residents in the communityéhstraggle to pay the rent there
and leave owing rent.

With regard to mainstream housing opportunitiegrehis a significant gap in

seasonal and casual workers accommodation for faotilies and single workers.

Some of that accommodation demand is short-termh,fdsumany workers in the

emerging industries, there is a requirement fog{tarm, stable accommodation. This
is discussed at length in Section 8.

8. IMPACTS OF AFFORDABLE HOUSING ON LABOUR SUPPLY
This section considers the impacts of the problémaffmrdable housing on labour
supply. In the NTM survey, a large majority (8@&cent) of NTM respondents said

they were worried that the cost of housing is tepemsive for the workers needed in
the area. Residents in Tasman (81.8 percent) amtbddaugh (81.5 percent) were
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slightly more concerned than Nelson residents (pér8ent) about the availability of
affordable housing for workers. Furthermore, 6Jefcpnt of respondents thought that
the cost of housing is hurting the local economgsiBents in Tasman (67.5 percent)
and Nelson (65.4 percent) were more concerned thase in Marlborough (56.3
percent).

Interviewees in NTM commented on the effects offiamdable housing on:
= (difficulties in attracting prospective employeeghe top of the South,

= difficulties in retaining employees, and

= jssues around ensuring a reliable supply of housingeasonal workers.

Attracting and keeping employees were identifiedissies affecting a range of
industries. It is not confined to seasonal indestror the primary sector, but also
impacts on secondary industries such as constnyctind tertiary sector industries
such as tourism, education and health. A range cotimations from workers to
managers, technical staff, trades people and (wioiesls are affected.

Difficulties in recruiting and retaining employees

In NTM, employers, representatives of the chamisérsommerce and the regional
development trusts commented on difficulties iruémg and retaining workers due
to unaffordable housing. Those involved in realaistand home financing also
identified affordable housing as a factor in emplesy movement. It was noted that
young people find it especially difficult to remaiim NTM because of unaffordable
housing. Single income families and workers on msbdecomes may all leave in
search of more affordable housing.

Examples were given of applicants who accepted johly to decline taking them up
because they could not find affordable accommodaiitiere were also examples of
people who moved from Nelson/Tasman to the WestsCCor other South Island
centres, and of those who were commuting greastamties to work in Nelson (from
Motueka or Murchison for example), rather than mgwut of the district. Some
talked of professional staff moving to other cestneth more affordable housing and
better infrastructure. It was noted that Golden Bageriences problems in attracting
professionals such as teachers and police to #zeaand this is attributed to the cost of
housing there.

Comments included:

The real issue is to attract people to Nelson. fiels by all industries, housing
is too expensive for people to move in. When pemptes from Auckland for a
job interview they’re put off by the price of hagi (Nelson)

It's a struggle to supply [accommodation], but thbgve to, to attract
[orchard] workers. (Tasman)

We have lost and continue to lose staff becaubereibey can’t afford to buy
a house, or want to reduce their expenditure onshrau This is staff from
factory workers to management. In some cases hpisutefinitely a factor in
leaving the district. (Tasman employer)
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Anecdotally we hear of workers moving out of thgiae because of housing
costs. (Tasman District Council)

Small to medium businesses face problems of reteafistaff. (Nelson)
We won't attract good labour without good housifigarlborough)

It's difficult to source apprentices locally in eteical, agriculture, mechanics,
engineering, aquaculture and marine. (Marlborough)

One person employed in horticulture pointed out tha affordability of housing is

not the only, and perhaps not the primary factéeciihg employee recruitment and
retention. In seasonal and primary industries sichorticulture, fishing, forestry and
dairying, recruitment and retention is stronglyeafed by the potential worker’s
perception of the industry — whether the industfiers good pay and working

conditions, and whether it's a good career prospect

Housing the viticulture labour force

Those in Marlborough’s viticulture industry, and ethViticulture Workforce
Development Group, have identified housing as dnéh® major factors affecting
recruitment and retention of workers. There is artsige of rental housing and
backpackers cannot meet demand, particularly irpdak season. People sleeping in
cars and in temporary accommodation is not unuswall community organisations
have provided sleeping bags and tents to workefsmwa accommodation.

The industry requires not only a large number ofk&cs at peak times of harvest and
pruning, but it is also a year round industry emgplg an increasing number of
workers. The Marlborough Seasonal Co-ordinator arRAand Income, who deals
with viticulture labour needs, reports that in 200 industry will need around 3,000
workers from May to September. More workers, bampanent and temporary, will
be needed in future, as a 30 percent growth ratéigulture is expected within the
next ten years.

Increasingly the viticulture industry is seekingdstablish a stable workforce and is
therefore interested in employing workers with fie@si The industry is trying to
build up a core base of skilled viticulture workerso will train others. Three years
ago the industry was 40% reliant on transient labBrom 2005 it is predicted that it
will be 75% reliant on transient labour, a majodigation of the difficulty the
industry is experiencing in building up a permaneote labour force. Retention of a
permanent workforce is critical for workforce plamgp and skill development. One
contractor observed that training is a major expehat would be more effectively
used if the industry did not continue to lose elgrered workers.

Comments from Marlborough employers in the vitiotdtindustry included:
The majority of vineyards have not accepted thera problem. If they can’t

get their vines pruned, then they’ll have to do sttnimg about housing. It will
have to be a crisis before they react.
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We definitely need families. We can’t sustain thdustry on backpackers
alone ... housing does impact on our ability to attreabour ... [recruiting
overseas workers] what happens when they get hémfjust can’t bring
them without help and advice.

Its a huge issue for selling the wine, workers dato be housed
appropriately.

The negative impact of poor and unaffordable haugin the image of viticulture,
both domestically and internationally, was espéciaised in Marlborough, and was
also commented on in Nelson/Tasman, although Viiticeliis a smaller component of
that local economy.

A range of backpackers accommodation caters forymaarseas visitors working in

short term viticulture employment, and for some N2ealand workers. The few

employees who were interviewed noted that Marlbghois losing workers to other

areas, because of a lack of affordable housing.l&mas, contractors and employees

gave many examples of seasonal workers experiendgiiffjculties with

accommodation and permanent workers strugglingnis fiousing in Marlborough.

These included:

= 12 New Zealand workers recruited and only one methi Others left due to
problems in finding accommodation.

= Two families of skilled viticulture workers spediarecruited from overseas and
still living in caravans after nine months. The éoyer is considering buying a
house for them to rent.

= Winemakers recruited from overseas living in flagtisituations with insecure
tenure.

= Workers renting off contractors being charged & memnt.

Several organisations criticised what they perckite be Work and Income’s
practice of encouraging workers to move to Marlligio for jobs in the viticulture
industry, without assisting them to find accommatat Those workers then become
reliant on community organisations to assist th&he Community Workers Forum
and the Community Law Centre have raised their eorsc with the Marlborough
office of Work and Income.

A contentious issue has arisen concerning the hgusi workers. Some employees
are housed by contractors that buy or rent housdstleen rent out beds in those.
Currently this situation appears to be definedhm® Council as private rental, rather
than a hostel. The local Backpackers Collective damaplained to the Ombudsman
about what they perceive to be unlicensed propsetbat are operating private
dwellings as hostels, but are not bound by appatgregulations. They estimate that
there are 20 — 25 houses in Blenheim not registasdolackpackers, which are being
used to accommodate workers, with 12 — 14 peopleach house. The Collective
maintains that its members are unlikely to expdredrtumber of backpacker beds in
the area while this situation remains, becausg litneconomic for them to invest in
the provision of accommodation with associated d@npe requirements while
unlicensed operators are undercutting the market.
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Further to the debated issue over what is defirsed hostel, several contractors and
employers made the point that, while temporary awoodation such as that available
in backpackers and camping grounds fills a majqr fga housing seasonal workers
from overseas, it is does not meet the overall deimand is not suitable for
permanent workers and families. Furthermore, backer proprietors and others
commented that some New Zealanders did not fitith the culture of backpackers
and have caused disruption.

Housing workers near their work is another issuat ttequires attention. For
example, with 3,000 hectares now in grapes, thetdwas an area where workers’
accommodation is increasingly in demand and chelapasing is becoming difficult

to find.

A number of developers have sought to establistkevei accommodation recently,
but the main barriers have related to meeting phgnrequirements, and problems in
proposed locations concerned with the scale of Idpueent proposed, lack of
infrastructure, impacts on rural residents and remvnental issues relating to poor
drainage and high water table. The Council hasdtat preference for workers’
accommodation to be located in areas with existifigistructure for roading, water
and sewerage.

Examples of housing related assistance provided by employers

Employers were well aware of the potential impé&ctimaffordable housing on their
ability to attract and retain employees. Across ttivee areas, some employers are
providing forms of housing assistance, ranging frohelp with finding
accommodation, to supplying accommodation. The reaand extent of housing
assistance differs considerably from employer tglegrer, and from industry to
industry. There were different views on the extenivhich industries, and individual
employers were both willing and able to provide @&wyt of housing assistance to
employees. Key issues were around:

= The priority that the employer places on providimugising assistance.

= Cost of providing housing.

= Regulatory restrictions.

=  Tax implications.

Comments included:

If we want to retain them, have to go that extrdenand help them get
accommodation. (Marlborough employer)

We place a high value on attracting good staff. Mg above average wages
and have good conditions. Housing is part of thed fTasman employer)

In Marlborough generally winegrowers do not seeirthele as providing

accommodation and prefer to leave it to the priwaetor to supply. However, some

housing-related services provided by viticulturegpéayers are evident. They include:

= Viticulture contractors buying or renting housestfeeir employees. This includes
accommodation for families in some instances.

= Assisting workers to find housing, e.g. by matchipgworkers with homestays.
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= Employer arrangements with backpackers, which suaptommodation and the
employer provides transport to work sites.

The Marlborough Seasonal Co-ordinator assists witice workers to find
accommodation by providing an accommodation dirgotd backpackers, hotels and
camping grounds. The co-ordinator also matches opkers with householders
offering board.

Nelson and Tasman have a more diverse range ofengrkccommodation than
Marlborough, due to the historical practice of @mas providing accommodation on
site. Even so, there are still accommodation sgedaaround picking time. In the
horticulture sector, about six large growers sumplsignificant amount of workers’
accommodation that can house up to 50 people. Sahevorkers accommodation
remains and is still in demand, often for permarssdommodation. To replace or
convert it and bring it up to current building ahealth and safety standards would
require considerable investment. Very few vineyandsNelson/Tasman provide
workers’ accommodation, although one has orchaié-stccommodation as well as
housing available. Most vineyards are small andlvoot have the capital available
for housing. Like Marlborough, a variety of backkaxs and camping grounds
provide accommodation for seasonal workers. Sonmmapiray grounds provide
permanent sites for long stay residents.

In the past, the Tasman District Council has beenctant to allow workers’
accommodation to be built that would be defined eunthe Tasman Resource
Management Plan as a dwelling and as such enatoies faubdivision to take place.
However, the council has also been aware of théaisiesl demand for workers’
accommodation, and has discussed with industryesemtatives ways of facilitating
the development of workers’ accommodation withoaimpromising the council’s
subdivision rules. The approach is that amenitieshsas ablutions and kitchen
facilities should be stand alone and separate fstemping quarters. This solution
provides accommodation for seasonal workers, bas dmt constitute a dwelling as
such. However, it has been pointed out that thecagh does not deal with affordable
housing for permanent workers such as managersddés it always address the need
to convert existing facilities to permanent accordatmn.

Other examples of housing-related assistance tdogewgs in horticulture and fishing

include:

= Housing rented to employees.

= Transition houses that are rented out to manageamhtsupervisory staff until
they find their own accommodation.

= Help for staff with sought after skills to re-loedb the area and to find housing.

Not all employees need or want to be accommodatesimployer-supplied housing,

and the downsides of such housing should be resednit can tie an employee to
unsatisfactory housing, or if they lose the jolgytlean also lose their accommodation.
However, all agree that there is a definite needvirious types of assistance for
workers to access accommodation.
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Whose problem?

In the interviews no-one thought that the supplyatibrdable housing is the sole

responsibility of particular industries or employeNor did anyone see it as only a

problem for central or local government to addréssas variously defined as:

= a problem that the community as a whole needsdceasd;

= something that affected industries, together wabal and central government
agencies need to work on solutions; and

= a matter for the housing market to ‘correct’ anyrent imbalances over time.

The diverse views are evident in these followinghoeents:

Housing is not a wine industry problem, it's a coamity problem. (Tasman
employer)

Housing will be a driver of movement. If it's natdressed, people will leave,
schools shut, businesses go. (Golden Bay resident)

Let the market take care of it. (Nelson/Tasman ey&p)

We've got to take a different approach to housimghis region. There’s a
need for social responsibility ... government haséomore proactive, you
can’t leave it to local government, they can’t afffdt, or to private industries,
they are profit driven. (Nelson)

Don’t subsidise the grape growers by providing vesrkhousing!
(Marlborough)

The most desirable approach is to let the markerage. If the situation is left
to itself it will resolve itself naturally througie market. (Marlborough)

It's got to be a combined approach, council, goweent and |[viticulture]
industry. (Marlborough)

These clear differences in perspective point t@sarfer debate when solutions are
discussed.

9. STAKEHOLDERS’ VIEWS ON HOUSING SOLUTIONS

In the interviews in all three areas, there werengt views about who should be
involved in solutions for affordable housing, ahe extent to which there should be
intervention in the housing market. Some interviesvbelieved that poor housing is a
major social problem that is leading to other peatd for their community, including
poor health, crime and problems in labour suppiythleir view the public impacts
need to be managed as the externalities genergtpdds housing are costly for all.
Other interviewees clearly expressed a preferencaminimal intervention in the
housing market. In their view, interventions leaddistortions in the market, which
have unintended and often adverse consequencésefgroups that the intervention
seeks to help. These interviewees expect the hpusarket to eventually re-balance.
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They see the private sector as having the abifity @apacity to respond quickly and
efficiently to changes in demand for housing.

Almost all who were interviewed made suggestionsaddressing the problem of
affordable housing, or identified what they consedieto be the priority issues to
tackle. These priorities and suggestions are getalaw. It should be noted that some
suggestions may be already occurring or in planfifmjudgement is made about the
feasibility or practicality of the suggestions. Vhare simply presented to assist the
next stage of identifying and discussing optiond aolutions for affordable housing
in NTM.

In Marlborough the priorities in relation to affadole housing were identified as:
= Establish accommodation for workers in the vitiatdtindustry.

= Increase HNZC stock and re-generate existing stock.

= Establish emergency and interim housing.

= Establish supported housing.

= Address overcrowding and poor quality accommodation

= Address the issue of the operation of private dngdl as hostels.

= Address infrastructure needs related to residedéatlopment.

The solutions suggested by Marlborough interviewee®:

= The Council or central government to appoint a Babugh housing co-
ordinator to work with all stakeholders.

= Focus on infill and ‘brownfields’ development in édlheim and the smaller
townships, rather than greenfields development.

= Establish accommodation for workers in the vitiotdt industry. There were
varied views on who should do this, with key roseen for private developers,
employers and Council.

= More camping grounds, including long stay faciitter motor homes.

= Expansion of Council housing, with consideratiorttod extent to which Council
has a role in provision of housing for groups whiseds are not currently met on
the housing market.

= Enabling the development of quality, medium denlsaysing.

= Investigate a range of tenure models, such asdloavreership and rent-to-buy.

= Central government to develop policies to assistilfas and those on low
incomes to enter home ownership.

= Review Council resource consent processes and iptamagulations to assess
how they can be more facilitative of housing depetents.

= Employers to investigate a collective approachdwoaate for the housing needs
of the local labour force.

= Support landlords who are supplying affordable hmysThe types of supports
envisaged were not clearly identified.

= Develop national standards and codes of practicelaiodlords. Establish an
independent organisation to monitor landlord passtiand to provide information
and assistance for landlords.

= Establish emergency housing and supported housing.

In Nelson/Tasman the priorities were:

= Review councils’ resource consent processes anthipig regulations to assess
how they can be more facilitative of housing depetents.
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Establish emergency and interim housing.

Establish supported housing.

Address infrastructure needs related to residedéaélopment.
Deal with speculation.

The solutions suggested by Nelson/Tasman intengswere:

10.

Development of a regional housing strategy for bieland Tasman, supported by
both councils.

A consistent regional approach and consistencysadd@€C and TDC with regard
to planning.

Develop affordable housing initiatives through parships between the public
sector, private sector developers and non-proaoisations.

Consult with industries regarding the best placenoénvorkers’ accommodation
and transport needs.

Review councils’ resource consent processes anthiplg regulations to assess
how they can be more facilitative of housing depetents. Examples include the
minimum size of sections and requirements for 2oeaks per house.

Develop initiatives to raise overall median incoma&sthe region, including
encouragement of tertiary education and trainimgl attraction of high paying
industries.

Investigate a range of tenure models, such asdaloaveership and rent-to-buy.
Support landlords who are supplying affordable hmmg®.g. through improving
subsidies for replacing wood burners.

Central government to develop policies to assistbilfas and those on low
incomes to enter home ownership.

Support work being done on the bond bank.

Continue to facilitate the development of ‘compretiee housing'.

Re-zone land for residential use and ensuringatsectly serviced.

Discourage speculation, e.g. impose a levy if dd-saithin a particular
timeframe.

Support local housing trusts.

Develop supported housing for a whole range of saadluding people with
disabilities, mental health service users, ex-pess, people recovering from
addictions. Central and local government to wogetber on viable solutions for
these groups.

Provide more information and publicity concerningséng programmes such as
EECA'’s retrofit programme and HNZC'’s essential repkending programme and
improve uptake of such programmes.

Greater involvement of community organisations INAL’s regional planning
processes.

CONCLUSIONS

The interviews provide a detailed overview of affable housing issues in NTM, the
housing experiences of different groups within gogulation, and the relationship
between affordable housing, the labour market d@héraocial issues.

Across NTM, the main groups having difficulties atcessing affordable housing
were identified as those on low incomes, rentard,fast home buyers. Interviewees
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identified problems of affordability in both thental and home ownership markets.
Within that broad consensus, Nelson and Tasmarviateees were more concerned
about the costs of entering home ownership thare iéarlborough interviewees.

Marlborough interviewees focused more on the supplgental accommodation and
were more concerned about the quality of rentalsnuinber of interviewees

considered that unaffordable housing was a drivestleer social problems, such as
poor health and crime.

With regard to home ownership, interviewees noted entry level homes are very
limited in number in NTM. The inability of peopte enter home ownership was seen
as a key problem for the future development of NTiMerviewees in Nelson and
Tasman in particular considered that home ownergitpeases people’s attachment
to a job and a community, while Marlborough inteswwees were concerned about
providing home ownership for young people as a wiagiving them a stake in the
community.

Three other housing issues were highlighted intaddito affordability. Quality of
housing and ‘value for money’ were seen as critissles. Marlborough social
service organisations in particular highlighted $ehold crowding as a problem and
noted its association with lack of affordable hogsi Lack of secure rental
accommodation was identified as a problem in a#t¢rareas.

Several demographic groups or sections of the pdipal were identified as
experiencing housing problems. These include gb@eple, people with disabilities,
students, viticulture workers, Pacific peoples dabri. Furthermore, all three areas
identified specific gaps in housing provision fdret groups most vulnerable to
housing difficulties and in most housing need. Ehgaps are supported housing and
emergency/interim housing.

In Marlborough, while viticulture workers are a keyoup needing affordable
housing, it is also reported that problems in fmgdiaffordable housing are
widespread. They are not confined to any particgart of the district, to any
industry, or to newcomers. Providers are dealinth vengoing housing problems
facing families, who are living in unsatisfactoryituations, whose rental
accommodation has been sold, or who have beeredvict

While many of the housing issues identified by Melsand Tasman interviewees were

similar to those raised in Marlborough, there walso differences. The following

factors contribute to those differences:

= A bigger population base.

= A more diverse industrial base.

= Some tradition of housing workers in certain indestsuch as horticulture, which
means that there is an existing stock of workecsoemmodation, albeit much is
old and not meant to be used for permanent accomatiood

= A strong and sustained housing market, with averagise price sales well above
the national average.

= Particularly in Nelson, some shortage of flat laamtd other land suitable for
housing.

= A significant demand for lifestyle housing in rueald coastal areas.

34



Interviewees in NTM commented on the effects offiandable housing on attracting

and retaining employees in a range of industriess Inot confined to seasonal

industries or the primary sector, but also impawtssecondary industries such as
construction, and tertiary sector industries siuectoarism, education and health.

In Marlborough the accommodation needs of vitia@tworkers are very evident.
There is a shortage of rental accommodation an#dpaag&ers are not able to fulfil

demand at peak times. A particularly contentiogsiasis the housing of workers in
crowded accommodation that is not licensed as IsoSthere are also workers living
in cars and temporary accommodation. Some Marllgronterviewees are very
concerned that housing problems may negatively ainpa the viticulture industry’s

international image and threaten the district'saation as a tourism destination.
Others point to potential health and safety prolslesuch as fire in temporary and
overcrowded dwellings.

The nature and extent of housing assistance differsiderably from employer to
employer, and from industry to industry. There weiféerent views on the extent to
which industries, and individual employers werehbwilling and able to provide any
sort of housing assistance to employees. Key issaes around:

= The priority that the employer places on providiugising assistance.

= Cost of providing housing.

= Regulatory restrictions.

=  Tax implications.

Priorities in relation to affordable housing arengar across NTM. There is an
emphasis on addressing:

= workers accommodation

* resource consent processes and planning regulations

= emergency and transitional housing

= supported housing

= infrastructure needs related to residential devala, and

= gpeculative tendencies.

In Marlborough there are also specific prioritietating to increasing and upgrading

HNZC stock, overcrowded and poor quality accommiodatand the operation of
private dwellings as hostels.
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ANNEX A
INTERVIEW GUIDELINES
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AFFORDABLE HOUSING IN NELSON, TASMAN, & MARLBOROUGH
Background Information:

The Affordable Housing study is being carried out to address the causes of, and
solutions to, housing affordability problems in the Nelson, Marlborough and Tasman
regions. The study will look at causes of housing stress in the regions with a
particular focus on connections between the housing market and the local economy.
The nature of stresses borne by workers, families and employers will also be
highlighted. Finally the researchers will work with local reference groups to use the
research findings to develop relevant solutions for each of the NTM regions. The
research is funded by the Centre for Housing Research, Aotearoa New Zealand
(CHRANZ), the Ministry of Economic Development and the Ministry of Social
Development, through the Work and Income regional office for Nelson, Marlborough
and the West Coast. Final research reports are due in June 2006. A group of
researchers are involved, including the Centre for Research, Evaluation and Social
Assessment (CRESA).

Questions for Key Interviews:
1. What are the particular housing problems in your local area that affect your

service and/or your clients ?

2. How significant are housing problems for your clients, in comparison to other
problems they might be experiencing?

3. Are there areas of the region that are affected by housing problems more than
others?
* Where and what type of problems?

4. What are the emerging demands for housing in your local area?

5. What do you do to help your clients who have housing problems?
» Contact with housing providers?
* What gaps do you see in local housing services at the moment?
» Are current housing services easily accessed and available when needed?

6. What housing services do you provide (if any)?
» Are there services in relation to housing that you would like to provide?
* If so, what'’s stopping you from providing them?

7. What do you think is the main priority housing issue to address?

8. What can be done to improve the supply of affordable housing?

9. Who should be involved in the provision of affordable housing?
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ANNEX B
LIST ORGANISATIONS INTERVIEWED
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Marlborough

Abel Properties

Backpackers Collective

Community Housing Trust

Individuals on a Working Holiday
Marlborough Chamber of Commerce
Marlborough Contractors Association
Marlborough District Council
Marlborough Resource Development Ltd
Marlborough Resource Development Trust
Marlborough Seasonal Co-ordinator, Work and Income
Marlborough Winegrowers

Master Builders Association

Mataawaka

Mortgage Link

Ngati Apa Social Services

Pernod Ricard

Plunket Nurses

Police

Poumanawa Oranga

Public Health NMDBH

REINZ

Salvation Army

Te Raupuora Health & Social Services
Te Runanga o Ngati Kuia

Te Runanga o Rangitane a Wairau
Vinestay Accommodation Ltd

Women'’s Refuge

Nelson/Tasman

Beneficiaries & Unwaged Workers Trust (BUWT)
Focus group of low income earners
Golden Bay Housing Trust

Habitat for Humanity

Master Builders Association
Mortgage Link

Nelson Budget Service

Nelson Chamber of Commerce
Nelson City Council

Nelson Property Investors Association
Nelson Regional EDA

Nelson Tasman Housing Trust
Nelson Winegrowers

PARS Nelson

Pip Fruit Industry

Presbyterian Support Services
Salvation Army

Service and Food Workers Union
Summit Real Estate

Talleys

Tasman District Council

Wakatu Incorporation

Women's Refuge

Al NTM

Housing New Zealand Corporation
Ministry of Maori Development
Ministry of Pacific Island Affairs
Work and Income
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