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FROM THE DIRECTOR
Welcome to this report—Home Truths: What recent data on New Zealand’s housing is telling us.

Housing is a critical contributor to any nation’s social and economic wellbeing. Without secure, 
affordable and heathy housing people and communities cannot thrive.

This is why housing is one of the five focus areas for the Social Policy and Parliamentary Unit (SPPU). 
Housing is key to achieving our goal of eradicating poverty in Aotearoa New Zealand.

In the State of the Nation report this year, the scorecard for housing was concerning. While housing 
availability had improved, affordability had not, and homelessness was shown to be getting worse.  
It was clear that more work, some of it urgent, needed to be done at a policy and delivery level.

As an organisation, The Salvation Army sees firsthand the needs of individuals and communities, 
and we always want to achieve more for those we serve. As a unit, therefore, SPPU was delighted 
when Major Campbell Roberts, the founding Director of SPPU, and Alan Johnson, a previous Principal 
Analyst, both with years of housing policy experience, volunteered to research this housing stocktake.

Sound policy, and housing solutions that are deliverable, start with good data. We need to know  
what we know, and what it means. From there we can build evidence-based policy and plans.

In an election year, understanding the data, basing and judging policy on sound research, is ever  
more important. 

SPPU offers this stocktake as a resource for everyone interested in housing. Our goal is to assist 
all those working in this area—individuals, community groups, housing providers, businesses, 
government and political parties—to have key housing data available. For data, evidence-informed 
debate and discussion are a huge part of what is required to ensure that every New Zealander can  
live well in a healthy, secure affordable home.

Dr Bonnie Robinson 
Director 
Social Policy and Parliamentary Unit, The Salvation Army NZFTS
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KEY QUESTIONS FOR THE 2026 ELECTION
This stocktake has been prepared in advance of the 2026 General Election and describes New 
Zealand’s housing system as it stands in mid-2026. It does not prescribe solutions. That task belongs 
to political parties, communities and the democratic process this election represents. What the data 
does allow, however, is a clearer statement of the questions that the process must address.

Is adequacy enough?
At an aggregate level, New Zealand has built enough housing to keep pace with population growth 
and then some. The headline story (a nominal surplus of 70,000 dwellings over five years) could 
reasonably be read as success. But this stocktake has shown repeatedly that aggregate measures 
obscure as much as they reveal. Housing poverty, overcrowding and unmet social housing demand 
coexist alongside that surplus. The central question for policy is not whether New Zealand has enough 
housing in total, but whether the right housing is in the right places at prices people on modest 
incomes can afford. Any credible housing policy will need to grapple with distribution, not just supply.

What is the role of the state?
Over the past decade, public investment in social housing expanded substantially, then slowed. The 
data shows that new social housing builds are currently trending at around 1,500 to 1,600 completions 
annually, well below the pace of the five years prior. At the same time, applications for social housing 
have remained stable at 5,500 to 6,000 new entries per quarter, and unmet need is increasingly 
concentrated in smaller and more isolated regions that have historically received little social 
housing investment. The electorate deserves a clear account from each party of what it believes the 
appropriate size, ownership model and geographic distribution of the social housing stock should be, 
and how it proposes to get there.

Are the current subsidies working, and for whom?
Government expenditure on housing subsidies will reach $4.8 billion in 2026/27. This is a substantial 
public investment, but its distribution raises questions. The Accommodation Supplement, which 
supports more than 380,000 people renting from private landlords, has declined in real value by 
14% per recipient over the past five years. Meanwhile, tax expenditures, including landlord interest 
deductibility concessions and the non-taxation of owner-occupiers’ imputed rent, represent 
forgone revenue of several billion dollars annually, most of which accrues to those who already hold 
significant housing wealth. Whether this overall configuration of subsidies and tax concessions is 
achieving the outcomes New Zealanders want from their housing system is a legitimate question for 
an election campaign.

Are tenants adequately protected?
Nearly one in three New Zealand households rents. Yet the data in this stocktake consistently shows 
that tenant households have lower wealth, higher housing cost burdens and less security than 
owner-occupiers. The average tenancy lasts less than three years. Landlords initiate more than 80% 
of adjudication proceedings. The adjudication system is largely funded through interest on tenants’ 
own bond money. The legislative framework governing these relationships, the Residential Tenancies 
Act, has been repeatedly amended as governments change. Voters who rent are entitled to ask parties 
what kind of tenure security they believe tenants should have, and what they will do to provide it.
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What about the regions being left behind?
Auckland’s housing market is improving by almost every measure in this stocktake: more supply, 
falling real rents, better affordability. This is genuine progress. But Auckland’s statistical weight has 
masked deteriorating conditions elsewhere. Rents in Gisborne, Taranaki, Southland and West Coast 
have risen sharply in real terms. Social housing waiting lists relative to available stock are most acute 
in Northland, Bay of Plenty, West Coast and Southland. Overcrowding is increasing in parts of the East 
Coast. Signs of gentrification (the displacement of tenant households by wealthier internal migrants) 
are visible in several smaller towns and cities. A housing policy calibrated primarily to Auckland and 
the other main centres will not address these dynamics. Parties need to explain what regional housing 
policy looks like in practice.

Who bears the cost of the current system?
Almost 90% of New Zealand’s $1,260 billion in housing wealth is held by the wealthiest 40% of 
households. Tenant households, who make up 36% of all households, collectively hold just 6.5% 
of total wealth. The proportion of tenant households spending more than 30% of their income 
on housing rose from 44% to 48% between 2021 and 2025. Housing costs are the single largest 
contributor to child poverty differentials. These are not findings that point to a particular solution. 
Reasonable people will disagree on the right policy response. But they are findings that describe the 
stakes. The housing system as currently configured transfers substantial wealth to those who already 
hold it and imposes the greatest burden on those who do not. Any party seeking a mandate to govern 
inherits that reality and should be asked directly what, if anything, it intends to do about it.

Major Campbell Roberts
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INTRODUCTION
Much of the media commentary frames housing as a market when in fact it is part of a more complex 
and intriguing housing system. This commentary is dominated by the opinions and analyses of 
bank economists, real estate agents and occasionally developers. It focuses on the current price of 
housing, mortgage interest rates and house sales. From time to time the notional yield of housing as 
rental investments is mentioned and references to rent levels are then made. 

Homelessness is discussed in media commentary but not in any context of the housing markets 
of economists, real estate agents, investors and developers. No attempt is made to consider how 
housing fortunes and misfortunes are distributed. Rather, homeless people are often presented 
pathologically as anti-social nuisances to be moved out of sight of shoppers and shopkeepers. 

This stocktake of New Zealand’s housing system avoids this market framing and instead attempts 
to take a systems view although, of course, with references to supply and demand. This systems 
view considers some of the background to housing demand, such as population changes, household 
wealth and housing-related debt. Several maps of various parts of the system are offered to help 
describe the systemic nature of housing. This stocktake does not, however, attempt to integrate these 
perspectives into an enveloping narrative which might conveniently describe the system. 

This paper has nothing to say about house prices, real estate markets or homelessness. This is mainly 
because these topics are well covered in the analyses and commentary of others. From a systems 
perspective it is however useful to note that although these topics tend to dominate public debate 
around housing, they represent only a small proportion of the housing system. In any year less than 
5 percent of the housing stock is bought and sold,1 so the prices paid are a flimsy indicator of what 
all the housing stock is worth. While agreed definitions of homelessness are vexed, people without 
shelter perhaps number 10,000 at any one time. Even by the broadest measure of severe housing 
deprivation, the 2023 Census reported that this affected around 112,500 people or one in 40 New 
Zealanders.2 This comment is not intended to trivialise these people’s experiences but merely to point 
out that the housing system serves the vast majority of people living in Aotearoa mostly adequately 
and even well.

It is hoped that this stocktake can be used as a resource in the pre-election debate around housing. 
This paper offers a substantial body of data from the past five years to inform such a debate although 
the in-depth interpretation of this data is left to the reader.

1	 The Reserve Bank reports that in 2025 there were 94,492 house sales while Statistics New Zealand estimates that in 
December 2025 there were 2.12 million dwellings in the national housing stock.

2	 Statistics New Zealand (2025) Housing in Aotearoa New Zealand pp.166–167.
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SUMMARY OVERVIEW
Population changes and new housing: Over the five years to March 2026 New Zealand’s housing stock 
grew by 9.1% while its population expanded by 5.5%. On the face of it, New Zealanders are becoming 
better housed but alongside this surfeit of new housing is another story of small increases in rates 
of overcrowding and housing-related income stress. New Zealand’s population trends are volatile 
with high levels of outward migration of younger New Zealanders mainly to Australia. A net of almost 
125,000 New Zealand citizens have left over the past three years. This is dampening demand for rental 
housing which in turn is driving real rent declines in some regions.

Housing tenure: Reported rates of homeownership rose modestly between the 2018 and 2023 
censuses―the first such increase in almost 40 years. Other data paint a more complex picture with 
most adult cohorts experiencing lower incidences of homeownership in 2023 than in 2018. More 
recently there appears to be some displacement of tenants in some regions by migrating homeowners 
in a new form of gentrification.

Housing wealth: Just over half of the wealth of New Zealanders is held in housing. In March 2026 this 
housing wealth was estimated at $1260 billion. In inflation-adjusted terms this is 26% lower than 
at the house price boom of 2022 but still 20% (or $200 billion) more than in 2016. Ninety percent 
of this housing wealth is held by the wealthiest 40% of New Zealand households and while tenant 
households make up 36% of all households, they collectively own just 6.5% of the overall wealth, 
which is held as savings and financial assets such as KiwiSaver.

Housing debt: New Zealanders owe almost $400 billion in mortgage debt, and interest payments  
on this debt amounts to 5% of the country’s GDP. In inflation-adjusted terms this debt has grown little 
since the house price/housing debt boom of 2022 and as a share of GDP it has fallen from 93% to 88%.

Rents: In aggregate and in inflation-adjusted terms New Zealand rents are falling. The median rent 
fell 5% between March 2021 and March 2026 while the lower quartile dropped 3%. Auckland dominates 
this statistical story as it accounts for almost 40% (by value) of the national residential rental market. 
Rents in Auckland are declining, in part due to a rapidly expanding rental housing stock alongside only 
modest population growth. Auckland’s experience masks a countervailing story of rapidly rising rents 
in many regional cities and towns including those of Gisborne, Taranaki, West Coast and Southland. 
Gisborne now has some of the highest rents in New Zealand although this is off a very small sample  
of recently reported rents.

Rent affordability: The statistical dominance of Auckland in rental housing means that national 
aggregate indicators of rental affordability have limited value. While these indicators point to little 
overall change in rental affordability or even small improvements, the story in some regions is far less 
rosy. Rents are becoming less affordable in Gisborne, Taranaki and most of the South Island except 
the sunbelt regions of Nelson-Tasman and Marlborough.

Rental housing supply: The rental housing stock appears to be growing at twice the rate of population 
growth. This stock growth has been particularly strong in Auckland and Canterbury, which received 
almost two-thirds of the additional rental housing provided by the market between 2023 and 2026. 
While this may be good news to tenants, especially in Auckland, elsewhere in smaller regional housing 
markets, there are signs of gentrification. Cashed-up owner-occupiers from other regions are buying 
up rental housing, diminishing the remaining pool for tenants and causing rents to rise rapidly and 
most likely tenant households to become more crowded.
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Social housing supply: Credible progress was made over the five years, from March 2020 to March 
2025, in building adequate social housing stock. During this period more than 15,600 social housing 
units were added―a growth of 22%. Progress since March 2025 has been more modest. The social 
housing stock of community housing providers (CHP) grew 53% in five years from 9949 units in March 
2021 to 15,161 units in March 2026. Almost half this increase was from redirects, which are units leased 
rather than owned by CHPs so not properly part of the permanent social housing stock.

Social housing demand: Social housing demand, as measured by official waiting lists, fluctuated over 
the five years to March 2026. This fluctuation appears to be due to two factors―the expansion of social 
housing encouraging more households to seek housing assistance and then possibly a more active 
management of the waiting lists to cull applicants presumably with less acute needs. Applications for 
social housing assistance have remained relatively stable. Past provision of social housing has tended 
to favour the three largest urban centres and, consequently, unmet housing need has become more 
entrenched in the smaller and often more isolated regions.

Housing subsidies: Government spending on housing subsidies will reach $4.8 billion during the 
2026/27 financial year. This spending is on the Accommodation Supplement ($2.3 billion), Income-
Related Rent Subsidies to Kāinga Ora and other social housing providers ($2.2 billion) and $200 
million on various shelter-related income support programmes. These subsidies should be weighed 
against the tax expenditures on landlord tax concessions ($750 million annually) and owner-occupiers’ 
tax-free imputed rents (estimated at $4–7 billion annually). Recent Government policy has shifted 
to greater reliance on recoverable debt for shelter-related income support. The expectations of 
recovering $150 million annually through this stance need to be questioned.

Housing-related poverty: Households across the income range have paid more of their income 
toward housing over the five years to mid-2025 and for the poorest households this has most likely 
contributed to increasing rates of material hardship.3 Recent data on overcrowding shows little if  
any change over the past three years.

Tenants and landlords: Tenure security for private sector tenants is limited and this insecurity  
co-exists with moderately unstable tenancies, which typically last less than three years. Landlords  
are increasingly dominating the adjudication system, while it is mostly funded by tenants though 
interest on the now $1 billion in tenants’ bonds held by the Crown.

3	 Statistics New Zealand’s Child Poverty Statistics reported that the proportion of children living in households with 
severe material hardship rose from 4% in 2022 to 6% in 2025.
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POPULATION CHANGES AND NEW HOUSING
This section considers recent changes in the housing system on account of population dynamics and 
the construction of new dwellings.

An overview
In a crude or aggregate sense, it appears that over the past five years enough new housing has been 
built in Aotearoa New Zealand to cater for population growth and the movement of people around the 
country. This adequacy, in an overall sense, of course says little about the distribution or affordability 
of this housing so it can be, and is, a minor case of ‘want among plenty’. We have empty or under-used 
housing alongside housing poverty and homelessness. This is a distributional rather than an adequacy 
issue, which is considered elsewhere in this paper.

Figure 1 below records annual changes in New Zealand’s population and housing stock. The changes in 
this decade-long story hinge around the Covid-19 era (approximately the year to March 2022) although 
the supply side of the story (as measured by the numbers of dwellings) has nothing really to do with 
the pandemic and associated lockdowns. Before Covid-19 the pattern was that population growth 
outstripped housing supply growth while following Covid-19 the reverse applied.

Between 2016 and 2021 New Zealand’s population grew 8.3% while the stock of dwellings grew 7.4%. 
This relatively small gap represents 16,000 dwellings if the assumption of adequacy is that the 
population growth should move in parallel with changes in the housing stock. Between 2021 and 2026 
New Zealand’s population grew 5.5% while the stock of dwellings grew 9.1%, a gap which is equivalent 
to a surplus of 70,000 dwellings. 

Figure 1: Annual changes in New Zealand’s population and housing stock—2017–264

Construction of new dwellings
Over the five years between March 2021 and March 2026, New Zealand’s housing stock grew by an 
estimated 176,000 dwellings to around 2.06 million homes. Over the same period 205,000 consents 
for new dwellings were issued and perhaps 190,000 dwellings were built. These volumes are 

4	 Statistics New Zealand—Infos database—Population Estimates (DPE) and Demography Dwelling and Household  
Estimates (DDE).
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unprecedented in New Zealand’s recent house-building history and are only comparable with those 
consented and built in the early 1970s. 

While this recent surge in new house building has been widespread, Auckland has taken the lead 
with more than 40% of all new dwelling consents originating in that region. This trend is illustrated 
in Figure 2. This data shows that most of the surge took place in 2022 and 2023 and has subsequently 
waned―in terms of consents at least. 

Figure 2: Consents for new dwellings—Auckland and the rest of New Zealand—2017–265

Changes in housing supply
Consents for new dwellings are only an approximate indicator of what is happening or likely to happen 
in terms of housing supply. There are a number of other factors impinging on this supply as indicated 
in the conceptual model offered below.

Figure 3: Conceptual model of housing supply

Several of the contributors to new housing supply are not well measured so it is not always possible 
to estimate the current housing supply accurately. For example, the conversion of existing dwellings 
to non-residential uses, such as offices, or into short-term visitor accommodation, such as through 
Airbnb, most often takes places informally and without official consent. As a result, these changes are 
most often not measured. The impact of Airbnb conversions of residential properties has however 

5	 Statistics New Zealand—Infos database—Building Consents (BLD) dataset.
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been studied and in some local housing markets can be quite disruptive especially in tourism 
hotspots.6 This paper adopts Statistics New Zealand’s estimate of dwellings.7 It is, however, useful to 
appreciate the extent of these estimates―what is and is not included―and the relationship between 
this and other indicators, such as building consent data.

Table 1: Comparisons of Census and Statistics New Zealand’s estimates of the housing stock

Mar 2018 Mar 2023 Change 2018-23

Census data
Occupied Private Dwellings 1,664,313 1,793,613 129,300

Unoccupied Private Dwellings 191,649 220,455 28,806

Private Dwellings under construction 15,972 27,168 11,196

All Private Dwellings 1,871,934 2,041,236 169,302

Occupied Non-private Dwellings 9,567 10,491 924

Unoccupied Non-private Dwellings 4,860 4,710 -150

Non-private Dwellings under Construction 159 141 -18

All non-private dwellings 14,586 15,342 756

Total dwellings all types 1,886,517 2,056,578 170,061

Statistics NZ Estimates 0
Total households 1,785,100 1,961,600 176,500

Total dwellings 1,858,600 2,014,200 155,600

Between the times of the 2018 and 2023 censuses (March 2018 and March 2023), 211,000 consents for 
new dwellings were issued while the numbers of dwellings rose by between 155,600 (Statistics NZ’s 
estimates) and 169,300 (Census). If we allow a 12-month delay for the time it takes to build a house 
post  consent, (ie, the Jun 2017 to Mar 2022 quarters), the potential number of dwellings built between 
the 2018 and 2023 censuses was 195,000. This means that the actual additional number of dwellings 
created is around 80% of the number of consents issued. This result offers a useful rule of thumb for 
estimating stock changes between censuses.

Auckland Council reports the number of code completion certificates (CCCs) issued for new dwellings. 
This data is more reliable as an indicator of new dwellings in the housing stock. As can be expected 
there is a close correlation between consent numbers and CCCs issued although with a two-year lag 
between issuing of consents and CCCs. This available data is reported in Figure 4 and illustrates this 
close relationship.

This Auckland Council data also reports that about 80% of new dwellings consents are completed and 
a CCC issued within two years of the consent being issued. Analysis of the whole data set (from 2017 
to 2026) suggests that just over 90% of all consents end up being built. In other words, a further 10% 
of consents are completed eventually and more than two years after consent is issued. There is no 
reason to expect that consenting and completion patterns are different in other council areas so this 
90% ratio can usefully be applied across New Zealand. This also provides a useful rule-of-thumb for 
accessing the relationship between consent data and new housing stock.

6	 See Campbell, M, McNair, H. Mackay, M and Perkins H (2019). Disrupting the regional housing market: Airbnb in 
New Zealand, Regional Studies Vol.6 No.1 pp. 139–142.

7	 Statistics New Zealand—Infos database—Demography Dwelling and Household Estimates (DDE).
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The difference here between the 80% rule of thumb between censuses and the 90% rule-of-thumb 
relationship between consents issued and completions is dwellings being demolished in the 
development process or otherwise abandoned. 

Figure 4: Comparison of new dwelling consents and CCCs for Auckland 2018–25

As discussed above, one measure of adequacy of housing supply is the relative changes in the 
population and in the stock of dwellings. This measure suggests that over the most recent five years 
of available data, the New Zealand economy delivered 47,000 more dwellings than was required to 
maintain the occupancy rate (average number of people per dwelling). In other words, the overall 
occupancy rate fell because the housing stock grew faster than the population. 

To claim that this faster growth of the housing stock means New Zealand has addressed prior 
problems with homelessness and housing poverty is tenuous. One reason is that stock numbers tell 
us nothing about distribution so it is possible that some groups are becoming better housed while 
others remain poorly housed. Questions of housing adequacy are considered in following sections, 
but one measure of distribution available within housing stock data is that of unoccupied dwellings.

Dwellings may be unoccupied for a variety of reasons including: the long-term absence of the usual 
occupants, the house being sold, or dwellings are a family’s or household’s second or third house, 
such as with holiday homes or inner-city apartments. The 2023 Census reports that on Census night 
10.9% or 220,500 dwellings were unoccupied. This compares with 10.3% of the dwelling stock at the 
time of the 2018 Census. This means that more than 18% of the additional dwellings created during the 
inter-censual period became unoccupied.

The distribution of unoccupied dwellings is far from even geographically. This suggests that most 
of this vacant stock exists as second or third houses for wealthy households as the proportion of 
housing remaining empty for sale or redevelopment should be similar in every district, town or 
suburb. This distribution is shown in Figure 5 which reports the share of the housing stock in each 
council area that was unoccupied on Census night. Topping the chart is Thames–Coromandel District 
where 50% of its dwellings were unoccupied. At the bottom of the chart is Upper Hutt City with a 
vacancy rate of 5.2%. Typically districts and towns that are popular holiday and tourism locations have 
high vacancy rates, while suburbs with high levels of housing-related poverty have very low vacancy 
rates. This is as can be expected but also suggests that the background vacancy rates due to the sale 
or redevelopment of dwellings is around 6% to 7% while the remainder are second and third homes 
for holidays or renting out as short-term visitor accommodation.



13

The Salvation Army Social Policy and Parliamentary Unit	 Home Truths

Figure 5: Proportion of dwelling stock unoccupied on Census night 2023

Natural increases in population
Unlike many other western countries, the natural increase in New Zealand’s population remains 
positive although declining.8 Some projections suggest that this natural increase will fall below 10,000 
people by 2043 and will turn negative (ie, deaths exceed births) by around 2056.9 This decline is not 
on account of further falls in fertility rates but simply a rise in the numbers of deaths due to the 
mortality of the Baby Boomer generation.

Auckland accounts for more than half of New Zealand’s natural population increase with some South 
Island regions beginning to experience an excess of deaths over births―most likely for the first time. 
Estimates of recent rates of natural increase by region are provide in the following graph. 

8	 See World Population Review data at https://worldpopulationreview.com/country-rankings/natural-increase-by-
country. In 2024 New Zealand was reported to have a rate of natural increase in its population of 0.4% which is the same 
as Australia and Ireland. United Kingdom, United States and Canada reported a rate of 0.1%. Across most countries the 
rate of natural increase is falling.

9	 Statistics NZ National populations projections—2024(base)—2078 available on Aotearoa Data Explorer. 

https://worldpopulationreview.com/country-rankings/natural-increase-by-country
https://worldpopulationreview.com/country-rankings/natural-increase-by-country
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Figure 6: Natural population increases by region—2025

These differences in rates of natural increase point to the importance of migration, and especially 
international migration, to the future of the regional housing markets across New Zealand. Auckland’s 
relatively high rate of natural growth is mainly due to the age structure of its population. Typically, 
Aucklanders are a little younger than other New Zealanders. The region’s median age in 2025 was 
estimated to be 36.3 years compared with a national median age of 38.2 and the median age of South 
Islanders of around 40.10 While Auckland has a slightly higher proportion of women in their child-
bearing years, it has far fewer older people. This means that this region’s birth rate is only slightly 
higher than the national average (11.43 v 10.84 births per 10,000 people) while the region’s death rate 
is much lower than in other parts of New Zealand.11

Migration
Migration is really the population-change story both within Auckland and across the rest of 
Aotearoa New Zealand. To some extent this story is shaped by the prevailing policy settings around 
international migration at any given time, although there is parallel narrative to be offered around 
internal, or inter-regional, migration.

Figure 7 indicates the contribution that international migration made to each region’s population size 
for the five years between 2021 and 2025. During this period a net 168,200 people are judged to have 
migrated to New Zealand from other countries.12 This figure is 3.3% of the national population in 2021 
meaning that over this five-year period international migration grew this population by an average of 
0.6% each year. Natural increases contributed an average of 0.4% annually during the same period.

10	 Statistics New Zealand Infos database—Sub-national population change components. 

11	 In 2025 the crude death rate in New Zealand was 7.04 (deaths per 1000 people) while it was 5.27 in Auckland and 7.96 
across the rest of New Zealand.

12	 Measuring migrant flows in and out of New Zealand is vexed as immigration officials have no way of knowing (at the time 
of arrival or departure) how long a person will stay or leave New Zealand. Statistics NZ measures international migration 
flow through its 12-16 month rule. See https://www.stats.govt.nz/methods/defining-migrants-using-travel-histories-
and-the-1216-month-rule/.

https://www.stats.govt.nz/methods/defining-migrants-using-travel-histories-and-the-1216-month-rule/
https://www.stats.govt.nz/methods/defining-migrants-using-travel-histories-and-the-1216-month-rule/
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Figure 7: Contribution by international migration to regional population growth—2021-2513

The populations of all regions (except Tasman) grew from net international migration between 
2021 and 2025. For half the regions, all their population growth can be attributed to international 
migration―ie, it more than cancelled out the balance of any natural increase and people leaving the 
region for somewhere else in New Zealand. In other words, without people arriving from overseas,  
half the regions would have experienced a declining or static population over this period. Such 
population decline or inertia has significant, although not necessarily detrimental, effects on local 
housing markets.14

Auckland dominates international migration becoming home to almost half the people settling  
in New Zealand from other countries. Between 2021 and 2025 Auckland received 48% of net 
international migration and this population gain made up 73% of Auckland’s overall population  
growth of 112,000 people.

These net international migration figures don’t show the contributing inward and outward flows of 
people nor the picture of who is moving and where they are moving to. A more detailed picture is 
only relevant to housing questions to the extent that it might offer glimpses of the types of housing 
demand that attends these movements of people. For example, is the exodus of people mainly that of 
New Zealanders leaving from across the country and to Australia while those arriving permanently are 
settling in Auckland? Also, are those leaving more likely to be tenants while those arriving more likely 
to have cash to buy a house? The data available offers some answers to such questions.

Figure 8 indicates the high volumes of flows of people which make up the net migration figures 
referenced in this paper and elsewhere. For example, since the disruptions of Covid-19 and over 
the four years to March 2026 nearly 1.1 million people either moved in or moved out of New Zealand 
as long-term migrants. This is one quarter of all New Zealanders―those who are either citizens 
or permanent residents. Over this period net migration was 206,000 people or nearly 4% of the 
population or 1% per year. Such a volume of movements of people is reflected in the turbulence within 
housing markets and suggests perhaps a reality that conditions in some local housing markets can 
change quickly. Wellington region’s housing market is a case in point.

13	 Statistics New Zealand Infos database—Sub-national population change components.

14	 Communities with declining populations are likely to see falling or static house prices and rents and low levels of 
replacement or of new house construction. Such situations are frequently lamented by market commentators seeking to 
talk the market up, although housing is generally more affordable and often poorer quality in low growth or no-growth 
communities and regions. 
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Figure 8: International migration flows—2016–202615

Unsurprisingly migration is a younger person’s game. Figure 9 illustrates this both for those arriving 
and leaving. Disproportionately it is people in the younger half of the workforce who are most inclined 
to depart Aotearoa. By policy design, it is this age cohort (15- to 39-year-olds) who are targeted for 
the issue of immigration visas. It is the departures side which is perhaps most disappointing. Between 
2021 and 2025, but more or less since the end of the Covid-19-related border closures, almost 290,000, 
or one in six New Zealanders aged between 15 and 39 years old, have left. In doing so they have of 
course taken their energy, training and skills. This age cohort is less likely to own their home or to live 
in a home that is owned by its occupants. 

The 2023 Census reported that 48% of 15- to 39-year-olds lived in a dwelling owned, somehow, by 
its occupants while just 35% of dwellings overall weren’t owner-occupied. By comparison 27% of 40- 
to 64-year-olds lived in dwellings not owned by its occupants and 17% of those aged over 65 years 
old did so. This data of course reinforces the well-established trend that rates of homeownership 
increase with age although it appears that gaining such ownership is becoming more difficult over 
time for all age groups. The 2013 Census reported that 44% of those aged 15 to 39 years old lived in 
dwellings which weren’t owner-occupied and 33% of dwellings overall were not. 

Clearly then, the exodus of one in six 15- to 39-year-olds over the past five years is more likely to 
impact rental housing markets than it is owner-occupier ones. This outward migration is likely too, to 
be a contributor to the soft rental markets highlighted elsewhere in this paper.

15	 Statistics New Zealand—Infos database—International Travel and Migration data series.
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Figure 9: Ages of migrants—2021–202516

More than one-third of outward migration is that of New Zealanders leaving permanently for Australia. 
This exodus is indicated in Figure 10. This data shows that over the most recent four years of available 
data (to December 2025) a net 133,500 New Zealand citizens emigrated to Australia. The motivations 
for this migration do not appear to have been researched in any depth although media reports 
suggest that these drivers are primarily economic opportunity and higher living costs in New Zealand. 
Comparative housing costs and the wages/rent nexus are frequently mentioned in these reports.17

Figure 10: Migration by New Zealanders to and from Australia—2015–202518

Internal or inter-regional migration is more difficult than international migration to measure simply 
because official consent is not required for such shifts. Statistics New Zealand estimates components 
of regional population growth and this data is reported in the following table. Noticeable in this data 
is the extent of outward migration from Auckland and inward migration into Canterbury. 

16	 Ibid.

17	 See recent reports in The Australian at https://theaustralasian.com.au/news/192-why-people-from-new-zealand-
emigrate-to-australia and Radio New Zealand at https://www.rnz.co.nz/news/national/578848/painfully-easy-why-
more-kiwis-are-choosing-to-go-to-australia.

18	 Statistics New Zealand—Infos database—International Travel and Migration data series. Outward migration data was 
only available to the September 2025 quarter.

https://theaustralasian.com.au/news/192-why-people-from-new-zealand-emigrate-to-australia
https://theaustralasian.com.au/news/192-why-people-from-new-zealand-emigrate-to-australia
https://www.rnz.co.nz/news/national/578848/painfully-easy-why-more-kiwis-are-choosing-to-go-to-australia
https://www.rnz.co.nz/news/national/578848/painfully-easy-why-more-kiwis-are-choosing-to-go-to-australia
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Table 2: Components of regional population growth—2021–2519

Natural  
increase

Internal  
migration

International 
migration

Northland Region 2,000 4,620 4,090

Auckland Region 57,400 -37,000 82,000

Waikato Region 12,900 9,860 17,710

Bay of Plenty Region 6,400 560 9,820

Gisborne Region 1,190 -1,560 1,910

Hawke’s Bay Region 2,390 -3,120 5,230

Taranaki Region 1,830 830 2,640

Manawatu-Whanganui Region 2,850 -430 5,780

Wellington Region 9,700 -5,140 5,870

Tasman Region 290 2,560 -100

Nelson Region -190 -1,260 1,810

Marlborough Region -10 150 310

West Coast Region -100 510 1,260

Canterbury Region 11,200 26,400 18,670

Otago Region 2,110 5,150 6,300

Southland Region 840 -2,090 5,160

Comparisons of population growth and new housing stock
As reported above, between 2021 and 2026 the housing stock grew 9.1% while the national population 
grew 5.5%. This gap, which represents a nominal surplus of 70,000 dwellings, is significant. So it is the 
case that a surplus arises in most districts and cities across New Zealand.20 Between the 2018 and 
2023 censuses these respective figures were 8.1% housing stock growth and 5.6% population growth 
and a dwelling ‘surplus’ of 28,000.21 This higher growth rate for the housing stock has meant that there 
are only a few districts and cities with a housing deficit―that is where the local population grew at a 
faster rate than the housing stock.

The pattern of growth in local populations and housing stocks for the 2018–23 inter-censual period is 
provided below in Figures 11 to 13+. 

19	 Statistics New Zealand—Aotearoa Data Explorer—Subnational population component changes and median age dataset.

20	 This nominal surplus is estimated by applying the existing occupancy rate to the population growth to calculate the 
number of dwellings required to be built to maintain this occupancy rate. The difference between this number and the 
actual dwellings built is nominated here as a surplus or deficit.

21	 The estimate of this surplus is based on using the occupancy rate existing at the 2018 Census (2.94 people per occupied 
dwelling) and applying this to the 2023 Census population (5.2 million people) to calculate the number of dwellings 
needed to cater for the 2023 population at 2018 occupancy rates (5,200,000/2,94 = 1,765,993). This calculated dwellings 
total is deducted from the actual number of occupied dwellings in 2023 to get an estimate of this surplus (1,793,613 – 
1,765,993 = 27,620). This surplus is however just notional as the occupied dwellings in 2023 were occupied except at a 
slightly lower occupancy rates (2.90 people per occupied dwelling). Falling occupancy rates are to be expected with an 
aging population as we will see more one and two-person households arising if the economic opportunities for this to 
occur exist.     
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Figure 11 reports this data for every city and district in New Zealand as well as for the 19 local board 
areas in Auckland. Outliers in this graph as Papakura (population growth 28.0% v housing stock growth 
25.6%) Aotea Great Barrier Island (29.0% v 11.7%) and Taupō District (7.5% v 5.5%). Both Aotea Great 
Barrier Island and Taupō as visitor destinations have high proportions of unoccupied dwellings, which 
explains some of this gap although there may still be a shortage of adequate housing in these areas.

Figure 12 reports population and housing stock growth between 2018 and 2023 for the six main urban 
areas in New Zealand. In this paper these areas include districts adjacent to cities which combined 
work as an urban system.22 These urban areas are home for nearly two in three New Zealanders (64.4% 
in 2023) and accounted for 70% of New Zealand’s population growth between 2018 and 2023. Notably 
this data shows that only Tauranga-Western Bay of Plenty has a housing deficit (11.4% v 9.2%) while 
Auckland’s figures are very much on the surplus side (6.1% v 10.7%).

Figure 13 reports population and housing stock growth for the urban local board areas in Auckland. 
Of note in this data is the housing deficit in Papakura (28.0% v 25.6%) and Howick (10.5% v 9.2%), while 
communities normally associated with overcrowded housing and housing-related poverty have an 
apparent surplus of stock. These include Māngere-Ōtāhuhu (0.6% v 10.6%), Ōtara-Papatoetoe (3.8% 
v 10.6%), Maungakiekie-Tāmaki (3.6% v 10.4%) and Manurewa (4.9% v 11.2%). These areas have been 
the sites of significant redevelopments of Kāinga Ora housing, high levels of private sector infill 
development as well as population churn, and these drivers account for much of these outcomes. As 
reported elsewhere in this paper, problems with overcrowding have worsened in these communities.

Figure 11: Comparisons of population and housing stock growth by council areas in  
New Zealand—2018 –2323

22	 Greater Hamilton includes Hamilton City and adjacent Waikato District, which includes Huntly and Ngāruawāhia, and 
Waipa, which includes Te Awamutu and Cambridge. Greater Christchurch includes Christchurch City and adjacent Selwyn 
District, which includes Rolleston, and Waimakariri District, which includes Kaiapoi and Rangiora.

23	 Statistics New Zealand—Aotearoa Data Explorer—2023 Census dataset.
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Figure 12: Comparisons of population and housing stock growth for main urban areas— 
2018–2324

Figure 13: Comparisons of population and housing stock growth for Auckland area—2018–2325

24	 Ibid.

25	 Ibid.
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Estimates of recent housing stock growth
The following table provides estimates of the housing stock for the regions of New Zealand for the 
March years 2023 to 2026. These estimates are based on Statistics New Zealand’s quarterly estimates 
of private dwellings and building consent data for the year prior to each reporting date—for example, 
the March 2024 estimate is based on consent data from June 2022 to March 2023. While recent growth 
has been strongest proportionately in Marlborough and West Coast, this growth is on small numbers. 
In terms of total numbers, Auckland made up 35% of national housing stock while Canterbury 
contributed 18%. 

Table 3: Estimates of regional housing stock—2023–2626

Mar-23 Mar-24 Mar-25 Mar-26 Growth  
2023–26

Northland Region 86,361 88,000 89,000 90,000 4.2%

Auckland Region 596,000 611,000 621,750 632,500 6.1%

Waikato Region 212,814 217,000 220,500 223,500 5.0%

Bay of Plenty Region 135,198 137,000 138,000 139,500 3.2%

Gisborne Region 19,218 20,000 19,750 20,000 4.1%

Hawke’s Bay Region 70,137 71,000 71,500 72,000 2.7%

Taranaki Region 52,386 53,000 53,250 54,000 3.1%

Manawatu-Whanganui Region 107,259 109,000 109,500 110,500 3.0%

Wellington Region 212,910 217,000 218,000 220,000 3.3%

Tasman Region 25,416 26,000 26,250 26,500 4.3%

Nelson Region 22,446 22,750 23,000 23,500 4.7%

Marlborough Region 24,171 24,500 27,750 28,000 15.8%

West Coast Region 17,874 18,250 19,500 19,750 10.5%

Canterbury Region 275,958 283,250 289,000 294,500 6.7%

Otago Region 109,671 111,750 113,500 115,750 5.5%

Southland Region 45,888 46,500 47,000 47,500 3.5%

New Zealand total 2,014,068 2,055,900 2,087,300 2,117,500 5.1%

26	 Based on Statistics New Zealand’s Dwelling Estimates and Building Consent data.
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Summary
•	� Analysis of data from the 2023 Census shows that the average occupancy of New Zealand’s  

housing stock fell from 2.94 people per occupied dwelling in 2018 to 2.90 in 2023. On the face of 
it, New Zealanders are better housed as the housing stock grew faster (8.1%) than the resident 
population (5.6%).

•	� However, as reported elsewhere in the paper a higher proportion on New Zealand’s households 
are overcrowded. As well, over 18% of new housing provided between 2018 and 2023 is unoccupied 
and is most likely second or third homes for wealthier households. There are two stories here―one 
of the well housed and another of the poorly housed.

•	� Since the 2023 Census new house building has remained strong in the face of volatile population 
trends. This volatility is on account of rapid shifts in our immigration settings accompanied by a 
mass exodus of younger New Zealanders to Australia―100,000 net loss over the past four years. 
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HOUSING TENURE 
The reported proportion of New Zealanders living in housing which they did not own (either directly 
or through a family trust) fell from 35.5% at the time of the 2018 Census to 34.0% at the 2023 Census. 
Albeit that this is a slight decline, it is the first time the rate of homeownership has risen since 1981. 
This overall result may mask a story of contradictions. 

The numbers of owner-occupier households rose by 10% between 2018 and 2023 against an overall 
inter-censual population growth of 6.3%. The number of households not owning the dwelling they 
occupy rose just 3.2% between censuses while the numbers of people living in these households rose 
6.3%―the same rate as the overall population. Consequently, the average occupancy of non-owned 
(and mainly rented) housing rose from 2.62 people per dwelling in 2018 to 2.69 in 2023, while the 
same occupancy measure for owner-occupier households fell from 2.59 to 2.56 people per dwelling. 
As reported below, rates of overcrowded housing increased between censuses and this occurred 
predominantly in rented housing.

Changes in tenure patterns
The census measures housing tenure in three ways and these measures have produced somewhat 
contradictory results.

All three measures of tenure are based on a three-way division of types of tenure as follows:

•	 owned directly (or partly owned by way of a mortgage) by the occupants,

•	 owned (or partly owned) by a family trust of which the occupants are beneficiaries, or 

•	 not owned either directly or through a family trust.

The three census measures based on these tenure types are as follows.

•	� The numbers of households occupying private dwellings by their type of tenure. In the case of 
owner-occupation this requires someone living in the house to have some measure of ownership 
of it even if other adult household members don’t have this.

•	� The numbers of people living in a household by that household’s tenure of the dwelling it occupies.

•	� The numbers of people aged over 15 years old who don’t have an ownership interest in the 
dwelling they live in.

Figure 14 reports changes in tenure by households between 2018 and 2023, while Table 4 reports the 
proportion of households or people not owning their home by each of the above three tenure measures.

Table 4 reports mixed results for changes in tenure between 2018 and 2023. Tenure patterns by 
household swung in favour of modest increases in rates of owner-occupation. This trend shows up 
on an ‘individuals-in-households’ basis although at a lower rate of change. This difference is most 
likely explained by the rising size of tenant households as discussed above. The third measure―that of 
individuals reporting some level of personal homeownership―shows a deteriorating trend. This may 
be explained by apparent declining opportunities to achieve owner-occupation among most adult age 
groups, as reported below, and those adults missing out subsequently living as a tenant with other 
adults rather than in their own household. 
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Figure 14: Tenure of households—2018 and 202327

Table 4: Proportion of households and people not owning their home—2018 and 202328

2018 2023

Household not owning the dwelling it occupies 35.5% 34.0%

Individuals in households not owning dwelling 35.7% 35.1%

People per household not owning 2.62 2.69

Individuals (over 15 years old) reporting not owning 48.2% 48.7%

Tenure by age
Table 5 summarises the proportion of individuals reporting homeownership by age in 2013, 2018 and 
2023. This data shows the as-expected increase in such rates as a person ages. For example, a person 
aged 30 to 34 years old in 2013 (born between 1979 and 1983) would typically (on average) have a 36% 
chance of owning their home. Ten years later when this cohort was aged 40 to 44 years old on average 
56.8% of them had achieved some level of homeownership.

The data in Table 5 also shows that between 2018 and 2023 the prospects for homeownership 
diminished for every age group except for those aged over 65 years old. While a pattern of improving 
homeownership prospects appears to have existed between 2013 and 2018 censuses, the 2013 data 
should be viewed with some caution as it has a high proportion of residual data (classified as Not 
Elsewhere Included) which was not present in the 2018 and 2023 data.29 

27	 Source Statistics New Zealand Aotearoa Data Explorer Census database.

28	 Ibid.

29	 For the individual housing tenure data set in 2013 this Not Elsewhere Included category represented over 5% of the total 
data count while in 2018 and 2023 it was less than 0.1%.



25

The Salvation Army Social Policy and Parliamentary Unit	 Home Truths

Table 5:  Proportion of individuals owning their home by age—2013 to 202330

Age at time of Census 2013 2018 2023

25-29 years 18.4% 21.6% 20.8%

30-34 years 36.0% 39.0% 37.4%

35-39 years 49.6% 51.7% 49.2%

40-44 years 57.9% 60.3% 56.8%

45-49 years 63.8% 66.2% 62.7%

50-54 years 68.4% 70.1% 67.3%

55-59 years 72.1% 73.2% 70.8%

60-64 years 74.9% 75.1% 73.5%

Over 65 years 74.5% 74.2% 76.1%

Tenure by ethnicity
Figure 15 compares rates of non-homeownership by ethnicity from the 2018 and 2023 censuses. This 
data is offered on a household (rather than individuals) basis. Consistent with other data showing 
small declines in rates of non-homeownership such declines are reported for all major ethnic groups 
with the exception of Pacific Peoples. Pacific households reported falling levels of homeownership on 
already low proportions. In 2018 35% of Pacific households owned their home in some way while this 
fell slightly to 34% by 2023. 

Figure 15: Household not owning the dwelling it occupies by ethnicity—2018 and 202331

Tenure by region
Figure 16 reports the proportion of households not owning their home by region at the time of the 
2023 Census. Only Auckland and Gisborne regions have rates of non-ownership significantly above 
the national average―40.5% and 37.1% respectively. All South Island regions have much lower non-
ownership rates than the national average. 

All regions saw the rates of non-ownership fall between 2018 and 2023 although there was a net 
increase of 18,600 in the number of dwellings not owned over this period on account of population 

30	 Statistics New Zealand Aotearoa Data Explorer Census database. 

31	 Ibid.
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growth and an associated increase in the numbers of households and occupied dwellings. Over this 
period, 10 of the 16 regions witnessed a numerical decline in the numbers of occupied dwellings 
not owned while such dwellings increased by 16,900 in Auckland, which was 90% of the overall New 
Zealand-wide increase of 18,800 households/dwellings. 

Figure 16:  Proportion of households not owning dwelling by region—202332

Figure 17 below shows the relative changes, by region, in the numbers of people living in rented  
(non-owner-occupied) housing―along the horizontal axis, against changes in the numbers of non-
owner occupier households (or rented dwellings)―along the vertical axis. This data reports changes 
between 2018 and 2023. Above the horizontal axis are regions where the stock of rental housing is 
growing while below this axis the rental housing stock is most likely shrinking.33 Only six of the 16 
regions had a growing rental housing stock although these regions accounted for 72% of the national 
housing stock and 78% of growth in this stock over the inter-censual period. Six regions experienced a 
declining rental housing stock alongside slight growth in the populations of people living in this stock.

Clearly what is happening in regions with declining rental housing stock is that more of the housing 
stock is becoming owner-occupied and sometimes at the expense of tenants who have to crowd 
into fewer available dwellings. This trend is illustrated somewhat in a discussion below on changes 
in overcrowding. Quite why this displacement or crowding out is happening cannot be explained by 
the available data. It may in part be due to the pressure from internal migration whereby cashed-up 
homeowners shift into other regions and purchase former rental housing for owner-occupation. In 
regions where the value of this housing is less than its replacement value, new housing to cater for this 

32	 Ibid.

33	 There is an approximation here that non-owner-occupier households occupy rented housing and this will probably not 
entirely be the case. Some non-owner-occupied housing is offered rent-free to its occupants which, while there may be 
no rent paid, the nature of the tenure is probably as precarious as formally rented accommodation so can for the sake  
of comparisons be considered the same.
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additional demand will not necessarily be built. In most regions where there is a shrinking rental housing 
stock this differential between sale price and replacement cost existed between 2018 and 202334 

Figure 17:  Households and people not living in owner-occupied housing 2018–2335

Summary
•	� Tenure patterns between the 2018 and 2023 censuses show a slight shift toward owner-occupation 

and rates of owner-occupation rose for all ethnic groups except Pacific Peoples over this period.

•	� The extent that this slight shift toward owner-occupation represents improving prospects for 
homeownership cannot by explained by the data available in the censuses. That most adults 
(except those aged over 65) had a slightly lower chance of owning their home in 2023 than in 2018 
suggests that this ‘improving prospects’ hypothesis is doubtful.

•	� There is evidence in many regions that tenants have been crowded out of housing by homeowners. 
This may be due to internal migration trends, although the data offered here does not confirm this 
suggestion.

34	 The reported build cost of a dwelling during 2025 was around $3,250 per m2 which means the build cost of a modest 
120m2 house would be $390,000. Allowing on top of this for design and consent fees and development contributions  
(say $20,000) site development costs (say $30,000) and a land price of $200,000 suggests that the replacement cost of 
such a dwelling is $640,000. Where the median house sale price is less than at least $600,000 it will be financially more 
viable to buy an existing modest house than build a new one. Real Estate Institute of New Zealand reported that in May 
2026, 30 districts (of 63 TLA areas) had a median house sale price of less than $600,000—see REINZ (2026) May 2026:  
New Zealand Property.

35	 Source Statistics New Zealand Aotearoa Data Explorer Census database.
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HOUSING WEALTH
In 2024 New Zealand households were estimated have a total wealth of $2,062 billion of which just 
over half (55%) was held in real estate. In December 2025 New Zealand’s housing stock was valued 
at $1,656 billion against a mortgage debt of almost $400 billion and against a housing stock of 
2.118 million dwellings. In 2025 just under 40% of New Zealand’s capital sat in residential buildings 
(excluding land) and this proportion has been falling gradually over the past two decades.36 

A problem here is that this data comes from a variety of sources and is not entirely compatible or  
even measuring the same things. This section of the stocktake attempts to compare results from 
these sources in an attempt at tracing the extent of New Zealanders’ apparent love affair with  
housing as their investment asset of choice. This section also seeks to explain the distribution of  
this ownership and the changes in housing-based wealth over the past decade.

Net wealth held in housing
In December 2025 New Zealand’s housing stock was valued at $1,656 billion37 against which there was 
a mortgaged debt of $396 billion38 meaning the net wealth represented by this housing stock was 
around $1,260 billion. 

Based on then house sale prices, the value of New Zealand’s housing stock peaked at the end of 2021 
due in part, to additional liquidity in domestic debt markets brought about by the Government’s 
Covid-19 responses.39 At the end of 2021 New Zealanders’ net wealth held in housing exceeded $1,400 
billion. This net wealth has depreciated almost continuously since as shown in Figure 18. In inflation-
adjusted terms, this decline has been 26% (Dec 2022 to Mar 2026) or almost $450 billion. Allowing for 
inflation, house values in March 2026 were at similar levels as in September 2020.

Figure 18: Changes in New Zealanders’ wealth held in housing—2016–2640

36	 Data offered in this section is from Statistics New Zealand Household net worth statistics—June 2024—available  
at https://www.stats.govt.nz/information-releases/household-net-worth-statistics-year-ended-june-2024/  
and Reserve Bank of New Zealand—Statistical Series data sets hc5 and hm10.

37	 Reserve Bank of New Zealand—Statistical Series data set hm10—this is the December 2025 figure.

38	 Reserve Bank of New Zealand—Statistical Series data set hc5.

39	 This liquidity was driven in part by Government’s Funding for Lending programme, which between December 2020 and 
December 2022 offered banks $18 billion to support lending to households and businesses. Subsequently, over this 
period borrowing by the registered banks doubled to $64.7 billion (RBNZ) and lending on housing rose 15% and by $46 
billion (RBNZ). This rapid growth in borrowing and lending coincided with a 27% increase in house prices during 2021  
(as measured by RBNZ’s House Price Index) although prices fell back during 2022 to an overall increase of 13% between 
2020 and 2022. 

40	  Ibid.

https://www.stats.govt.nz/information-releases/household-net-worth-statistics-year-ended-june-2024/
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Housing in the total wealth picture
The most recent estimate of the wealth of New Zealand households dates back to June 2024 when this 
net wealth was estimated at $2,062 billion.41 More than half (55%) of this wealth was held directly in 
real estate property, which at the time was worth $1,137 billion. Of this real estate-based wealth, $865 
billion was held in owner-occupied dwellings. Just how much of the remaining real estate wealth was 
housing is not reported but it seems likely that it is divided between investments in residential rental 
property and commercial property. Reserve Bank data on mortgage lending by buyer type shows that 
about 20% of such lending over the past 10 years has been to investors. This suggests that perhaps 
$200–220 billion of the non-owner-occupier debt of $272 billion in June 2024 was also for residential 
properties. In other words, approximately 52–53% of New Zealanders’ wealth in 2024 was held in 
residential property.

In 2015, 42% of New Zealand households’ wealth was held in real estate. Perhaps 41% of this overall 
wealth was held in residential property.

The proportion of New Zealanders’ wealth held in housing has probably fallen since June 2024 
on account of at least two factors. Since that time the net housing wealth of New Zealanders has 
remained static while the value of financial assets such as pension funds and equities has increased 
slightly. Possibly around 51–52% of New Zealanders’ wealth was held in housing in early 2026.

Recent changes in New Zealanders’ wealth are provided in Figure 19 below.

Figure 19: Changes in New Zealand households’ wealth by asset class—2015–2442

Who owns this housing wealth?
Figure 20 reports the inflation-adjusted value of real estate property wealth held by New Zealand 
households as divided into quintiles. Quintile 1 (the poorest) has been omitted from this analysis 
because significant negative wealth is reported within this group of households. It seems unlikely that 
this is an accurate representation of many households’ circumstances given banks’ lending practices 
and the debt-to-equity ratios normally applied.

The data represented by Figure 20 shows both the extent to which housing wealth is concentrated 
into the wealthiest 20% of households and the extent to which this cohort of households benefited 
most from the appreciation of house values between 2015 and 2024. In 2024 the wealthiest 20% of 
households held $490 billion of real estate property wealth, of which as much as $450 billion was 

41	 Statistics New Zealand Household net worth statistics—June 2024.

42	 Ibid.
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in residential property. This cohort’s wealth represented about 54% of residential property wealth 
held by New Zealanders. Between 2015 and 2024 the residential property wealth of this wealthiest 
20% more than doubled in inflation-adjusted terms. Between 2015 and 2024 the wealthiest quintile 
captured almost 60% of the total appreciation in real estate property wealth over this period―a gain 
(in inflation-adjusted terms) of more than $250 billion. The wealthiest 40% of households (quintiles 
4 and 5) in 2024 held over 86% of New Zealand’s real estate property wealth and received 88% of the 
value appreciation of this asset class between 2015 and 2024. 

Figure 20: Value of property wealth held by New Zealand households between 2015 and 202443

Wealth by housing tenure
Given that over 50% of New Zealanders’ wealth is held in residential property and that almost 90% of 
this housing-based wealth is owned by the wealthiest 40% of households it should be expected that 
tenant households have very little wealth. In 2024 the median wealth of a tenant household was just 
$57,000 while that for a household owning houses with a mortgage was 23 times more at $1.29 million. 
Trends in median wealth by household tenure between 2015 and 2024 are shown in Table 6 below. This 
data is reported at June 2024 values, so the reported increases take account of inflation.

Table 6: Median household wealth by housing tenure—2015 to 2024—in June 2024 $ values44

2015 2018 2021 2024 % increase

Dwelling owned by occupants with a mortgage 434 503 562 727 67%

Dwellings owned by occupants without a mortgage 859 1039 1080 1287 50%

Dwelling not owned by occupants 47 49 65 57 22%

Dwelling held in a family trust by occupants 854 1213 1393 1206 41%

43	 Ibid.

44	 Ibid.
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Summary
•	� In 2024 around 52–53% of New Zealanders’ wealth was held in housing. Given the subsequent 

decline in house values, this proportion is now around 50-51%. Before this decline, the proportion 
of wealth held in housing had gradually risen―in 2015 this proportion was 40%.

•	� New Zealanders’ total housing wealth is worth $1260 billion (March 2026 figure) although this has 
declined from the peak of the house price boom in 2022. In inflation-adjusted terms this decline 
was 26% or almost $450 billion. However, taken over a decade (2016 to 2026) housing wealth has 
appreciated by almost 20% or around $200 billion after allowing for inflation.

•	� Almost 90% of the housing wealth is owned by the wealthiest 40% of households. This group of 
New Zealanders received perhaps 85% of the capital gains in house prices. 

•	� In 2024, tenant households had a median net wealth of $54,000 and collectively tenant households 
represented about 36% of all households but held just 6.5% of the wealth.   
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HOUSING DEBT
At March 2026 New Zealand residential property owners owed banks almost $400 billion in mortgage 
debt and over the previous year these indebted households had paid the banks more than $20 billion 
in interest payments, which is just under 5% of New Zealand’s GDP. Around 1.4 million New Zealand 
households own at least one house and 55% of them report having a mortgage.

Total housing-related debt
Figure 21 reports nominal and real changes in the New Zealand’s total housing-related debt. In nominal 
terms this debt rose from $215 billion at March 2016 to $395 billion in March 2026. In real (inflation-
adjusted) terms this was a 34% increase and allowing for population growth a real per capita increase 
of 18%.

Figure 21: Housing-related debt in nominal and real terms—2016–2645

Who is holding this debt?
Statistics New Zealand estimates that in March 2026, New Zealand’s housing system comprised 
2.065 million households occupying 2.118 million dwellings. The 2023 Census reported that 55% of 
owner-occupiers (including dwellings owned through family trusts) had a mortgage and that 34% of 
dwellings were rented. The mortgage status of rented properties is not reported but the proportion 
of these with a mortgage is likely to be as high or even higher than for owner-occupied dwellings for 
tax minimisation reasons. Assuming that 55% of households owning residential property still have a 
mortgage, the number of mortgaged dwellings at March 2026 is estimated at between 1.16 million and 
1.17 million. This would put the average value of a residential mortgage at about $340,000.

Interest rates and interest bills 
Figure 22 reports the floating mortgage interest rate and the average mortgage rate paid between 
2016 to 2026.46 This shows the historically low rates through to the end of the borrowing and house 
price boom of 2022 followed by the rising rates in the face of post-Covid 19 inflation.

45	 Reserve Bank of New Zealand statistical series—Sector Lending C5.

46	 The average interest rate is estimated from the reported values of interest payments divided by the reported mortgage 
debt for each period—see RBNZ statistical series—Residential mortgage loan reconciliation—C35.
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Figure 22: Mortgage interest rates—2016–2647 

Figure 23 reports aggregate interest payments made to banks and other financial institutions by 
mortgagors. For the year to 31 March 2026 these payments totalled $20.4 billion or 4.5% of GDP, while 
over the previous 12 months these payments reach $22.6 billion of 5.2% of GDP.

Figure 23: Interest paid on New Zealand mortgage debt—2016–2648

Figures 24 and 25 compare trends in housing-related debt in New Zealand and Australia. While 
Australians also prefer housing as an investment asset and while levels of housing-related 
indebtedness were at similar levels in both countries eight to ten years ago, Australia’s indebtedness 
has ballooned less over the past five years. Over the decade to March 2026, housing-related debt in 
Australia grew 69% in nominal terms49 while this debt grew 84% in New Zealand. Total inflation across 
this period was similar―34% in Australia and 37% in New Zealand. 

Housing debt as a proportion of GDP in New Zealand is about five points higher than in Australia 
although this proportion has fallen in both countries since 2022. Both countries experienced a debt 
boom during the Covid-19 era although Australia’s was less extreme. In New Zealand, and between 
March 2020 and March 2021, housing debt as a proportion of GDP rose from 87% to almost 94% as  
New Zealanders borrowed an additional $27 billion to fund their housing obsession. Between March 
2020 and March 2022 this proportion rose from 87% to 89% in Australia.

47	 Reserve Bank of New Zealand—statistical series—Retail interest rates— 
B5 and Residential mortgage loan reconciliation —C35.

48	 Reserve Bank of New Zealand—statistical series—Residential mortgage loan reconciliation—C35.

49	 Reserve Bank of Australia—statistical series.



34

The Salvation Army Social Policy and Parliamentary Unit	 Home Truths

Figure 24: Changes in housing debt—New Zealand v Australia—2016–2650

Figure 25: Housing debt as proportion of GDP—New Zealand v Australia—2016–2651

Summary
•	� The lending/borrowing boom of 2022 has left a housing debt legacy on the New Zealand economy 

which is being moderated somewhat by time―a slow-down in rates of debt growth, inflation and 
modest GDP growth. In inflation-adjusted terms, housing-related debt has grown little since 2021 
and as a share of GDP it has fallen five points.

•	� The extent that these settings are problematic remains to be seen although it should be a concern 
to New Zealanders that our mortgage interest bill costs $1 for every $20 of our national income.

50	  Sources: Reserve Bank of New Zealand and Reserve Bank of Australia—statistical series.

51	  Ibid.
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RENTS
While rent prices continue to climb in some regions, on an aggregate basis and taking account of 
inflation, rents did not rise much if at all over the five years to December 2025. More recently rent 
prices dropped in some regions. 

The analysis of rent price changes offered below tends to focus on lower quartile rent prices. This 
is seen to be most relevant to the experiences of poorer tenant households who are the most likely 
to be experiencing housing poverty, which is discussed as a topic later in this paper. Trends in lower 
quartile rents have typically been close to those of median rent prices so this focus on lower quartile 
rents still offers a representative picture of rent trends overall.

Rent price indicators
Three indices of rent price changes over the five years to March 2026 are offered in Figure 26. These 
are the lower quartile and median rents as reported through tenancy bonds lodged with the Ministry 
of Business Innovation and Employment (MBIE) and Statistics New Zealand’s rental price indicator 
(CPI—rents) which is reported as part of its consumer price index (CPI) data series. For comparison the 
All-Groups CPI is also included in Figure 26 to show how these rents price indicators have moved with 
general consumer inflation. 

Two trends are noteworthy in the data present in Figure 26. The first is that taken over the five years 
in question, rents have risen less than general consumer inflation—in other words rents have become 
relatively cheaper in comparison with other living expenses. In inflation-adjusted terms, the lower 
quartile dropped 5.1% between March 2021 and March 2026 while the median rent dropped by 3.0%. 
These differences point to a conclusion that rents have fallen slightly relative to other household 
costs over the past five years. 

The second noticeable trend in the data offered in Figure 26 is that rents have not risen at all in 
nominal terms since mid-2024. The rent prices reported in tenancy bonds data tend to be a little 
volatile month to month but between June 2024 and March 2026 both the median and lower quartile 
rent prices bounced around within a $10 range. 

The CPI rents measure typically lags the MBIE reported rent price measures, and this is true in the 
data offered in Figure 26 through at least until early 2025. The CPI rents measure is based on reported 
household expenditures and so records (on a sampled basis) the changes in the rents actually paid 
by tenant households. As such this is a stock measure―it measures rents paid in the stock of rental 
housing covered by the survey. The MBIE reported data measures rent from recently settled new 
tenancies so is a flow measure recording, in effect, the clearing price of rents of various types of 
property in a variety of locations. That the two measures have converged recently points to the price 
stability across new tenancies. 
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Figure 26: Indices on rent price changes in New Zealand—2021–2652

Changes in regional rents
While rents on an aggregated New Zealand-wide basis remained static over the five years to March 
2026, there was significant variability between regions. Some of the national picture of rent price 
stability is on account of the Auckland experience where rents fell by almost 13% in inflation-adjusted 
terms over this period. Auckland accounts for almost 40% of the rental housing market so a drop of 
this size will impact on all of New Zealand results as well. Real rent prices declined in the Wellington 
region by almost 14% but rose in Canterbury and Waikato regions (by 6% and 5% in real terms 
respectively). These four regions account for 73% of the rental housing stock so changes there heavily 
influence any New Zealand-wide outcome. 

Figure 27: Indices on rent price changes in selected regions—2021–2553

Figure 27 reports relative and nominal (no inflation adjustment) changes in rents across New Zealand’s 
four largest regions over the five years to March 2026. This data shows the rich variability between 
regions which is illustrated in more detail in Figure 28 below. Figure 28 offers three stories. The first, 
and most influential in terms of relative size, is Auckland which experienced only modest nominal 
increases in lower quartile (and median) rents. Wellington experienced little nominal change in rents 
while Canterbury and Waikato had sharp nominal increases—in the order of 31%–33%.

52	 Ministry of Business Innovation and Employment (MBIE)—Tenancies Services—Tenancy Bonds database and Statistics 
New Zealand—Consumer Price Indices database.

53	  MBIE Tenancy Services—Tenancy Bonds database.
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Figure 28 reports lower quartile rents by region during the first quarter of 2026. Figure 29 reports real 
(Inflation-adjusted) changes in lower quartile rents between the March 2021 quarter and that of March 
2026.  Figure 30 combines the data provided in Figures 28 and 29 into a scattergram to illustrate the 
relative fortunes of the respective regions. 

Figure 28: Lower quartile rents for New Zealand regions—March 2026 quarter54

Figure 29: Real changes in lower quartile rents by regions—2021–2555

54	  Ibid.

55	  Ibid.
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Figure 30: Comparison of rent prices and real price changes by region—2021–2656

The data offered in Figures 28 through 30 points to some concerning trends in rental housing markets 
in small and relatively isolated regions such as Southland, West Coast, Taranaki and Gisborne. These 
trends are picked up in later parts of this paper which address rent affordability and rental housing 
availability, which of course are issues intertwined with rent prices. 

Taranaki and Gisborne are relatively small rental housing markets, comprising perhaps 14,500 and 
7,000 tenancies respectively. Combined they represent just 3.2% of the New Zealand rental housing 
market. Both regions have relatively high rents which have risen sharply over the five years to March 
2026―lower quartile rents by 15% in real terms across Taranaki and 47% in Gisborne.57 Such settings 
are indicators of some stress in these markets which is most likely disadvantaging poorer tenant 
households. These stresses are considered later in this paper.

Similarly, the rental housing markets in Southland and West Coast are small and these regions tend 
to have high homeownership rates as well. Southland has around 13,000 rental units while West Coast 
has less than 5,000 and together these regions have less than 3% of New Zealand’s rental housing 
stock. While both regions have relatively low rent prices, they experienced high rates of rent-price 
inflation between 2021 and 2026―lower quartile rents 15% and 26% in real terms respectively. This 
also points to stress in these markets, most likely driven by population shifts. While such changes 
are small at the national scale, they are relatively significant regionally and especially on already thin 
local rental housing markets.

Summary
•	� Because Auckland holds nearly 40% of the nation’s rental housing stock by value of rents, what 

happens in Auckland can, in a statistical sense, mask what is happening elsewhere in New Zealand. 
This was the case between 2021 and early 2026. This means that aggregate nationwide trends in 
rent prices do not represent regional or local trends.

56	  Ibid.

57	  The median rents between March 2021 and March 2026 rose (in real terms) by 12% in Taranaki and 27% in Gisborne.
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•	� Auckland has seen rent prices fall in real (inflation-adjusted) terms as the supply of rental housing 
has outstripped population growth. Between 2020 and 2026 Auckland’s population grew by 6% 
while its rental housing stock expanded by 21%.58

•	� Canterbury and Waikato saw modest rent-price growth between 2021 and 2025 (lower quartile rents 
by 6% and 5% in real terms respectively) although these regional outcomes will be driven by locally 
different experiences. Parts of these regions are growing fast while others are relatively quiet.

•	� The experiences of smaller and more isolated regions show rapid increases in rent prices which 
suggest new dynamics in these local rental markets are at play. These include population growth 
through international migration (see Table 2 above) and most likely consequential tenure changes. 

58	  This estimate is based on the number of active tenancy bonds in Auckland.
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RENT AFFORDABILITY
One of the purposes of this paper is to highlight the extent to which the current housing system is or 
is not meeting the needs of the most vulnerable New Zealand households. Most of these vulnerable 
households are tenants so measures of rent affordability are important in identifying the adequacy, 
or otherwise of the settings and especially the public policy settings within this system.

Measuring rent affordability is problematic as it depends on whose rent you are using to measure 
affordability and what you expect to explain from the measure or indicator of affordability used. 
Comparisons of averages (rents and incomes) or even medians are unlikely to be that representative 
of typical tenant households―these households generally don’t earn the average income. As well, 
comparisons of averages say little about the experiences of the poorest tenant households. 

Three rent affordability measures are offered in this part of the paper. These suffer as much as any 
other measures from the abstractions required to usefully capture and match data which is even 
closely representative of people’s and whanau lived experience, while at the same being sufficiently 
clear to usefully inform any narrative around adequacy and change. This part also references other 
composite indicators of rent affordability.

Rent affordability measures
Ministry of Housing and Urban Development (MHUD) has usefully categorised housing affordability 
and this categorisation forms the basis of the descriptive table offered below.59

Table 7: Overview of types of rent affordability measures

Type of indicator Focus Examples Pros and cons

Price-to-income 
ratios

Ratio of a rent price 
measure to a broad 
income measure 

Median rent as 
multiple of average 
wages

Data for measure is readily 
available so change over time  
can be reported

May not be that representative  
of a lived experience 

Proportion of 
income spent on 
housing costs

Rent as a % of 
representative 
households’ 
incomes.

Reported rents paid 
as a percentage of 
reported household 
incomes

An easy measure to understand  
and relate to and in aggregate 
refers to lived experiences

Measures middle position saying 
little about outliers’ positions

Residual income

How much of a 
household’s  
income is left  
after paying rent.

Dollar value  
of remaining 
household income 
once rent is paid.

Offers a tangible measure  
of the impact of rents on  
household budgets

Relies on a construction of 
hypothetical households which  
may not always be realistic

Subjective 
measures

Reported 
experiences of 
income adequacy as 
a result of rent paid

Self-identified 
quality of life

Offers a glimpse at lived experience

Perceptions differ between 
individuals and over time and other 
factors impinge on wellbeing too 

59	 See MHUD’s categorization at https://www.hud.govt.nz/stats-and-insights/change-in-housing-affordability-indicators/
ways-to-measure-housing-affordability#tabset.

https://www.hud.govt.nz/stats-and-insights/change-in-housing-affordability-indicators/ways-to-measure-housing-affordability#tabset
https://www.hud.govt.nz/stats-and-insights/change-in-housing-affordability-indicators/ways-to-measure-housing-affordability#tabset
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The distinctions offered in Table 7 overlap, and it is possible to use the same data to calculate 
different measures. Some common indicators of rent affordability are something of second tier 
measures―that is a measure based on an aggregate of two other measures. This can lead to 
an obscurity―that the resulting indicator represents a position or situation which is difficult to 
understand as an everyday reality. An example are the child poverty measures which are relative 
to comparisons against types of households and subtracts a housing cost figure which may not be 
directly related to actual housing costs faced.

Wages-to-rents ratios
Figure 31 reports changes in two wages-to-rent ratios over the five years to March 2026. Both ratios 
are expressed as the number of hours required to work at each indicative wage in order to pay the 
respective rent used in the indicator. No allowance is made for paying taxes or receiving income 
transfers as part of this required waged labour effort. Consequently, the indicators record changes in 
rent affordability relative to a market income measure rather than reflect the more complex reality of 
people’s work, after-tax income and housing costs arrangements.

The indicators in question are the number of hours at the average ordinary time hourly wage for 
employees required to pay the median rent―New Zealand-wide, and the number of hours at the 
statutory adult minimum wage required to pay lower quartile rent―New Zealand-wide. The former 
indicator is intended to offer a representative picture of rental affordability changes for an averagely 
paid tenant while the later indicator attempts to illustrate such changes for lower paid tenants.

Figure 31 shows two minor trends in changes in these indicators. The statutory adult minimum wage 
indicator shows no discernible change over the five-year horizon considered here. While the indicator 
oscillates around annual adjustments to adult minimum wage, overall, this ratio has stayed close to 
20 to 21 hours per week.

The average wages indicator, as well as indicating a better overall level of affordability (13–14 hours 
per week v 20–21 hours), also indicates a possible slight improvement in affordability. This trend is 
not statistically significant however so it would be safer to conclude that there has been no change 
(positive or negative) in affordability as measured by either indicator.

Figure 31: Hours of work required to pay rent at a weekly wage—2020–2560

60	 Data is sourced from Statistics New Zealand’s Quarterly Employment Survey, Ministry of Business Innovation and 
Employment’s (MBIE) Tenancy Services tenancy bond database and its minimum wage reviews at https://www.mbie.govt.
nz/business-and-employment/employment-and-skills/employment-legislation-reviews/minimum-wage-reviews.

https://www.mbie.govt.nz/business-and-employment/employment-and-skills/employment-legislation-reviews/minimum-wage-reviews
https://www.mbie.govt.nz/business-and-employment/employment-and-skills/employment-legislation-reviews/minimum-wage-reviews
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Rents to household income proportions
This indicator reports the relationship between median rents and median equivalised household 
incomes for tenant households. As a measure of affordability (or more accurately unaffordability) 
this is a challenging measure, so it is useful to trace changes in the contributing data to prove the 
legitimacy of the indications it offers.

This indicator is constructed from two data sources. Median rents data is taken from Ministry of 
Business, Innovation and Employment (MBIE)’s Tenancy Services tenancy bonds database and 
household income data from Statistics New Zealand’s (Stats NZ) Household Income and Living Survey 
(HILS), which was until 2025 the Household Economic Survey (HES). This household income data is 
reported on an equivalised basis so takes account of variations in household’s size and composition.

Figure 32 reports changes in the median rent for New Zealand between March 2021 and March 2026. 
This data shows a total nominal increase over this period of 19% or about 4% per year on average.  
In early 2026 this median rent was just under $600 per week. 

Figure 32: Median weekly rent—New Zealand wide—2021–2561

Figure 33 reports and compares median household equivalised incomes for tenants and all 
households from 2021 to 2025. During this period tenants’ median household equivalised income 
rose 22.6% (or 5.6% annually) to $46,000 per annum while that for all households grew by 25.9% (6.5% 
annually) to an annual income of $55,250. The ratio of tenants to all households hovered around 0.85.

Figure 33: Median equivalised household incomes—tenants and all households—2021–2562

61	 MBIE’s Tenancy Services tenancy bond database.

62	 Statistics New Zealand’s Household Income and Living Survey.
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Figure 34 compares the data offered in Figures 32 and 33 as a proportion. This graph illustrates both 
rent as a proportion of household income (on an equivalised basis)―around 68% and the fact that this 
proportion remained virtually constant during the five years to mid-2025. 

The proportion of 68% is daunting if it actually indicated that a typical tenant household spends 68% 
of their income on rent but this isn’t quite the case. Equivalisation attempts to create a comparative 
income measure which takes account of households’ different sizes and compositions (eg, adults v 
children, ages of children, number of adults etc). As such it might be seen to represent the circumstances 
of a typical tenant household. Such a typical tenant household is unlikely to rent the median-priced 
rented house. Such a house will be a three-bedroom house and likely to be located in Waikato or 
Christchurch, which of course is a small subset of the renting arrangements tenant households face 
and choose. Despite the qualifications around these generalisations, this 68% proportion still points 
to a considerable financial burden being faced by many tenant households. The fact of this burden is 
proven in the following indicator. 

Figure 34: Median rent as proportion of median equivalised household income—2021–2563

Table 8: compares housing costs to disposable household incomes in 2025 and changes between 
2020 and 2025. These are all housing costs―not just rents, but the data does indicate the extent of 
difference between regions in terms of housing costs relative to household income. The proportion  
of households in each region which are tenants is also provided here for context.

63	  Tenancy Services tenancy bond database and Statistics New Zealand’s Household Income and Living Survey
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Table 8: Housing costs relative to household disposable income—2020 and 202564

Housing costs as 
% of disposable 

income—2025

Change in ratio  
2020–2565

Proportion of 
households as 

tenants

Northland 20.3% 0.2% 28.5%

Auckland 23.9% 0.4% 40.5%

Waikato 21.9% 1.3% 34.4%

Bay of Plenty 21.9% 1.0% 30.3%

Gisborne / Hawke’s Bay 19.7% 3.5% 31.9%

Taranaki 20.7% 2.9% 28.6%

Manawatū–Whanganui 20.0% 0.8% 31.2%

Wellington 23.5% 3.5% 33.7%

Tasman / Nelson / Marlborough / 
West Coast 18.8% 0.5% 25.6%

Canterbury 20.9% -0.3% 30.4%

Otago 23.8% 5.2% 31.0%

Southland 19.4% 4.5% 28.5%

New Zealand 22.3% 1.2% 34.0%

Threshold-based proportional indicators
Statistics New Zealand’s Household Economic Survey (HES) and its more recent Household Income 
and Living Survey (HILS) report households’ incomes and housing costs and from this the proportion 
of incomes which are spent on housing―either owner-occupied or rented. These proportions are 
reported in bands and some of these bands are reported in Figures 35 and 36 below.

Figure 35 shows changes in the proportions of households facing housing costs in excess of 30% of 
their income for tenant and owner-occupier households. The data here (and elsewhere in this data 
series) consistently shows that tenant households are worse off than owner-occupiers financially and 
around twice as likely to be living with the hardship represented by the reported threshold. Figure 
35 indicates that between 2021 and 2025 the proportion of households facing housing costs of 30% 
of their income rose slightly for both tenants and owner-occupiers. For tenants this was from 44% to 
48% and for owner-occupiers from 22% to 27%.

Figure 36 reports the extent of households spending more than 40% of their income on housing  
costs. This shows the same deteriorating trend (of increasing proportions) for both tenants and 
owner-occupiers. Between 2021 and 2025 the proportion of tenant households facing housing costs  
in excess of 40% of their income rose slightly from 28% to 31% while that proportion for owner-
occupiers rose more sharply―from 11% to 15%. The increase in owner-occupiers’ housing costs is 
mainly due to rising mortgage interest rates―from a floating rate of 4.4% in March 2021 to 8.6% in  
June 2024 (see Figure 22 above).

64	 Statistics New Zealand’s Household Income and Living Survey.

65	 A negative change in this ratio represents improving affordability.
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Figure 35: Proportion of households spending more than 30% of income on housing—2021–2566

Figure 36: Proportion of households spending more than 40% of income on housing—2021–2567

Other rent affordability indicators
There are two other noteworthy rent affordability indicators although one appears to have ended 
recently. These are Ministry of Housing and Urban Development’s (MHUD) Change in Housing 
Affordability Indicators series68 and Massey University’s New Zealand Residential Report.

MHUD’s Change in Housing Affordability Indicators (CHAI) portal offers a comprehensive, interactive 
dataset which provides detailed and timely data on price, income and affordability in national, 
regional and local housing markets. This data is presented as indices which are not always intuitive in 
that it is not clear what an index is measuring. Nevertheless, this portal is one of the key repositories 
of housing affordability data. Some summary data relating to residential rental markets from this site 
is offered below.

For context Figure 37 reports relative changes in rent prices over the five years to December 2025. This 
data is presented for New Zealand, Auckland and the rest of New Zealand to illustrate the influence 

66	 Statistics New Zealand’s Household Economic Survey and Household Income and Living Survey.

67	 Ibid.

68	 Available at https://www.hud.govt.nz/stats-and-insights/change-in-housing-affordability-indicators/affordability-
indicators.

https://www.hud.govt.nz/stats-and-insights/change-in-housing-affordability-indicators/affordability-indicators
https://www.hud.govt.nz/stats-and-insights/change-in-housing-affordability-indicators/affordability-indicators
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which Auckland has on aggregated New Zealand-wide results. Auckland’s rental housing market is 39% 
of New Zealand’s markets by volume (or tenancies) and perhaps 42% by value of rents paid. The trends 
identified in Figure 37 are similar to those offered in Figure 27 above.

MHUD’s rent price index suggests that, in aggregate, rents rose 17% across New Zealand between 2020 
and 2025. However, Auckland’s rents only rose 10% over this period, which of course weighed down 
the average expressed in the New Zealand-wide figure. This weighing-down masks the experiences 
of tenant households in other rental markets where, once again in aggregate, rents have risen faster 
than the national average. This collective (non-Auckland) experience is illustrated in Rest of New 
Zealand composite index provided in Figure 37.69 This composite index suggests that out-of-Auckland 
rents rose around 21% between 2020 and 2025. As shown below the rest of New Zealand rental 
affordability story is more complex and layered than is indicated by this aggregate figure.

Figure 37: MHUD’s rent price indices—2020–2570

Figure 38 shows rent affordability indices for New Zealand’s four largest regions which together 
comprise 73% of all rental housing nationally. Similar to the overview offered in the previous section, 
Figure 38 suggests a mixture of stories between these four regions. Auckland’s rent affordability has 
improved at a faster rate than the national average while that of Waikato has tracked this average 
closely. Wellington’s rent affordability improved rapidly from mid-2024 onward as rents plunged at 
the same time as Government job losses were announced. Canterbury’s declining affordability shown 
in Figure 38 is on account of rents rising faster than incomes. It should be remembered however that 
Figure 38 shows changes in affordability not the relative affordability between regions. Auckland 
remains the least affordable region.

69	 The Rest of New Zealand index has been estimated as a residual (of NZ and Auckland) on an weighted average basis.

70	 MHUD’s Change in Housing Affordability Indicators portal. Data was available to December 2025 at time of completion  
of this paper.
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Figure 38: MHUD’s rent affordability index for selected regions—2020–2571

Figure 39 summarises the change in rental affordability between 2020 and 2025 by regions. This graph 
illustrates the vastly different fortunes of tenants across New Zealand. Essentially most of the South 
Island has seen rent affordability deteriorate while it has improved across the North Island, with the 
exception of Gisborne and Taranaki regions. The impact of the collapse in rents in Wellington is well 
illustrated by this graph.

Figure 39: Changes in MHUD’s rental affordability index by regions—2020–2572

71	 Ibid.

72	 Ibid.
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Until September 2025 Massey University’s Real Estate Analysis Unit published its New Zealand 
Residential Report.73 Among other things this report summarised regional data on wages and rents 
sourced from Statistics New Zealand and Tenancy Services’ tenancy bond database. Its wages-to-rents 
comparison reported regions’ positions relative to a national average. Over time this allowed relative 
changes in regional affordability to be tracked. A summary of these ratios is provided in Table 9.

Of some interest in the data offered in Table 9 is the rising relative unaffordability of rents in 
Northland, Gisborne and Hawkes Bay and to some extent in Bay of Plenty and Otago. Against these 
rises has been rapidly improving affordability in Wellington. These trends are identified in other data 
offered in the section.

Table 9: Wages-to-rent ratios as proportion of NZ average—2020–2574

  December 2020 December 2023 September 2025

Northland 93.6% 108.2% 107.6%

Auckland 107.9% 102.5% 103.5%

Waikato 88.6% 94.6% 97.3%

Bay of Plenty 95.9% 114.6% 114.0%

Gisborne 66.7% 121.4% 114.1%

Hawke’s Bay 90.5% 110.5% 118.2%

Taranaki 67.3% 105.3% 102.4%

Manawatu-Whanganui 88.0% 96.6% 94.6%

Wellington 105.8% 90.1% 83.0%

Tasman 93.8% 105.6% 114.2%

Nelson 102.0% 96.8% 106.4%

Marlborough 116.9% 107.3% 105.5%

West Coast 75.4% 63.2% 81.3%

Canterbury 80.8% 90.8% 94.0%

Otago 100.3% 97.9% 110.0%

Southland 63.3% 81.1% 88.0%

Summary
•	� Given the statistical dominance of Auckland and the divergent experiences of other regions in 

New Zealand, rent affordability indicators based on national aggregates are of little use. Regional 
analysis is more useful although much of the data used to generate regionally based indicators is 
taken from small sample surveys so may be less reliable.

•	� Rent affordability has generally improved in Auckland and the gap between rents there and 
elsewhere in New Zealand is narrowing. This improving affordability appears to be on account  
of rents not rising as quickly as household incomes or general inflation.

73	 Available at https://www.massey.ac.nz/about/colleges-schools-and-institutes/massey-business-school/research-at-
massey-business-school/business-research-centres-groups-special-interest-groups/real-estate-analysis-unit/#NZRe
sidentialRentalSurvey.

74	 Ibid.

https://www.massey.ac.nz/about/colleges-schools-and-institutes/massey-business-school/research-at-massey-business-school/business-research-centres-groups-special-interest-groups/real-estate-analysis-unit/#NZResidentialRentalSurvey
https://www.massey.ac.nz/about/colleges-schools-and-institutes/massey-business-school/research-at-massey-business-school/business-research-centres-groups-special-interest-groups/real-estate-analysis-unit/#NZResidentialRentalSurvey
https://www.massey.ac.nz/about/colleges-schools-and-institutes/massey-business-school/research-at-massey-business-school/business-research-centres-groups-special-interest-groups/real-estate-analysis-unit/#NZResidentialRentalSurvey
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•	� Affordability in Wellington has dramatically improved over the past two years most likely on account 
of job cuts in Government agencies. Here affordability improvements are due to falling rents. 

•	� Most of the South Island outside of the sunbelt regions of Nelson, Tasman and Marlborough  
are experiencing declining affordability. Rental markets in Christchurch and surrounding  
districts and in Central Otago appear to be especially under pressure on account of rents  
rising faster than incomes.

•	� Rising unaffordability appears to be a significant problem in Gisborne and Hawke’s Bay regions. 
This is due to rising rents which in turn has been caused by a paucity of rental housing supply 
alongside modest levels of inward migration.
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RENTAL HOUSING SUPPLY
Statistics New Zealand offers the most consistent and timely estimate of New Zealand’s rental 
housing stock in its Demography Dwellings and Households Estimates (DDE) data series.75 This data  
is reported and analysed below to provide a picture of how the rental housing stock has grown over 
the past decade.

Several definitions of what New Zealand’s rental housing stock may comprise are however included in 
Statistics New Zealand’s estimates of households and dwellings. Estimates of households and those 
of dwellings are not identical―there are 2.6% more dwellings than households perhaps because about 
this proportion of households occupies two dwellings at the same time. In either estimate series, 
rented dwellings make up 32.4% of the stock. This proportion has risen gradually from 31.9% in March 
2023 when the series was rebased on the 2023 Census results. Around 2.1% of dwellings are provided 
to the occupants for free and while these are not owned by the occupants, for conciseness they have 
been omitted from the definition of rented dwellings adopted in the following discussion.

Estimates of New Zealand’s rental housing stock
At March 2026 there were an estimated 686,800 dwellings rented in New Zealand and of these 511,900 
or nearly 75% had a bond registered with MBIE’s Tenancy Services. Trends in these indicators and that 
of households in private occupied dwelling is provided in Figure 40.

Figure 40: Indicators of New Zealand’s rental housing stock—2016–2676   

75	 Available at https://infoshare.stats.govt.nz/.

76	 Sources: Statistics New Zealand’s Demography Dwellings Estimates data series and Ministry of Business Innovation  
and Employment’s Tenancy Services tenancy bonds dataset.

https://infoshare.stats.govt.nz/
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Over the five years to March 2026 the rental housing stock has grown faster than both the resident 
population and overall housing stock in relative terms. These trends are illustrated in Figure 41 for the 
decade to March 2026 and show that since late 2021, following the Covid-19 lockdowns, both the rental 
housing and total housing stocks outstripped population growth. From around early 2024 the rental 
housing stock began increasing as a share of the total housing stock.

Between March 2021 and March 2026 the population grew 5.5% or by 278,000 people while the housing 
stock expanded by 176,000 dwellings. Over the same period the rental housing stock is estimated to 
have grown by 10.8% or 66,700 dwellings. This is firm evidence that the availability of rental housing 
overall (across New Zealand) is improving.

Figure 41: Population and housing stocks change—2016–2677

Tenancy bonds data as a useful indicator
Tenancy bonds data offer the only directly measured indicator of possible shorter-term changes in 
the size of the rental housing stock although at present this data is somewhat unreliable for at least 
three reasons.

•	� Not all tenancies are registered with Tenancy Service either because no bond has been taken by the 
landlord (in which case registration is not required) or because of non-compliance by landlords. 

•	� The number of registered bonds as a proportion of estimated rented dwellings is not stable and 
has risen gradually over the past 25 years—see Figure 42 below for this data over the past decade. 
This means that growth in the numbers of registered bonds may be because of increasing numbers 
of tenancies or because a greater proportion of tenancies are being registered. Over time we 
might expect the proportion of tenancies registered to stabilise so that this problem is obviated 
although there is no sign that this stability or maturity is close.

•	� A significant proportion of reported bonds do not appear to be geo-coded, so it is not possible 
to attribute a region, city or district to all tenancies. This problem affects over 15% of tenancies.  
While this is not a problem in aggregate for national data it makes regional analysis less reliable.

77	 Statistics New Zealand’s demographic estimates.
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Figure 42: Registered bonds as proportion of rented dwellings—2016–2678

Estimates of regional rental housing stock
Estimates of rental housing stock on a regional basis are provided in Table 10 at March 2023 and March 
2026. Two approaches are used to make these estimates. The first uses overall regional housing stock 
estimates and tenure patterns by regions from the 2023 Census adjusted for small increases in rates 
of renting.79 The second approach considers changes in the numbers of registered tenancy bonds and 
increases in registration rates to estimate possible increases in the numbers of tenancies in each 
region. Given the reservations expressed above on relying on tenancy bonds data as an indicator, 
this second approach has been used here as a sense check to the first method used. For Auckland, 
Wellington and Canterbury regions and to some extent the Waikato region too, the match between the 
two approaches is reasonably close proportionately. These four regions received 78% of the estimated 
growth in the rental housing stock between 2023 and 2026.

Table 10 also includes estimates of regional population growth to March 2026. Excepting Auckland and 
Waikato regions, growth in rental housing stocks is at a rate of twice or more than population growth. 
This offers evidence that supply conditions in most rental housing markets are easing.

78	 Sources: Statistics New Zealand’s Demography Dwellings Estimates data series and Ministry of Business Innovation  
and Employment’s Tenancy Services tenancy bonds dataset.

79	 Built into Statistics New Zealand’s dwelling estimates is an assumed proportionate breakdown between owner-
occupation and renting. In 2023 this ratio was 66.0% to 31.9% (residual to ‘Provided Free’ category). In 2026 this  
ratio was 65.5% to 32.4%. This small shift toward renting is built into the stock based approached use here.
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Table 10:  Estimates of rental housing stock by regions—2023–2680

Estimated 
stock  

Mar-23

Mar-26 estimates 
based on housing 

stock changes

Mar-26 estimates 
based on tenancy 

bonds data

Estimated 
% growth 

Estimated 
population 

growth 
2023–26

Northland 23,200 24,900 24,500 6.5% 2.0%

Auckland 227,000 244,000 248,000 8.4% 4.9%

Waikato 68,800 73,500 72,000 5.7% 4.1%

Bay of Plenty 38,600 41,000 40,000 4.9% 2.3%

Gisborne 6,700 7,100 7,000 5.2% 1.6%

Hawkes Bay 20,000 21,000 20,500 3.8% 1.1%

Taranaki 14,100 14,900 14,500 4.3% 1.6%

Manawatu-Whanganui 31,400 33,000 33,000 5.1% 1.9%

Wellington 67,300 71,000 71,000 5.5% 1.7%

Tasman 5,400 5,700 5,500 3.7% 2.2%

Nelson 6,100 6,400 6,200 3.3% 0.7%

Marlborough 5,900 7,000 6,100 11.0% 0.7%

West Coast 4,300 4,800 4,500 8.1% 3.2%

Canterbury 79,000 85,000 87,000 8.9% 4.4%

Otago 32,000 34,500 34,400 7.7% 3.2%

Southland 12,300 13,000 12,800 4.9% 3.0%

New Zealand 642,100 686,800 687,000 7.0% 3.5%

The prospect of gentrification
That supply conditions are easing in all regions, and especially so in smaller ones, is somewhat 
paradoxical to the mixed evidence offered above around rents and affordability and in the discussion 
on overcrowding and housing poverty below. Granted, empirical evidence of these easing supply 
conditions is weak and mainly relies on incomplete data on tenancy bonds. The case for this easing 
claim rests mainly with Statistics New Zealand’s dwelling estimates which, while being authoritative, 
are derived from desk-based research. In the past these estimates have been adjusted to align with 
new data on tenure patterns from a recent census―although this adjustment was minor.81

Table 2 above reports components of regional population growth between 2021 and 2025. This data 
shows the relative unimportance of natural increases in such growth and the increasing importance  
of net inward migration―especially through international migration.

80	 These estimates are based on Statistics New Zealand’s Demography Dwellings Estimates (DDE) and the 2023 Census 
 and also use regional housing stock estimates offered in Table 3 above.

81	  As a result of data from the 2023 Census, Statistics New Zealand revised its rented dwellings count upward by 15,500 
dwellings (March 2023 comparisons) or by 2.5%.
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It is feasible that some local housing markets are experiencing housing stock growing at a faster rate 
than population while seeing a declining stock of rental housing. This can arise through gentrification, 
a process of displacement of existing tenant residents by wealthier owner-occupiers. The process can 
have at least five contributing drivers.

•	 External population pressure—outsiders are wanting to move into an existing community.

•	� Wealth inequalities—those wishing to move in have more resources than many of the existing 
residents and are bringing these resources with them.

•	� Smaller households—the movers will often form smaller households which are older than those 
of the already resident households (on average) and as these existing residents are displaced the 
population density of a neighbourhood, town or suburb can fall slightly.

•	� Relatively affordable housing—the existing housing stock costs less than where the movers are 
coming from which amplifies the wealth inequalities between incoming and existing residents.

•	� Tenure change—rental housing is lost to owner-occupiers or even holiday homes purchased by  
the new arrivals.

Closer study of internal migration patterns―especially from the data offered in the 2023 Census― 
is required in order to determine the extent and impacts of this migration on local housing markets. 
These impacts will in some places be significant as the extent of migration is often not small. For 
example, in 2023 almost 10% of the 194,000 people living in Northland had lived in Auckland within  
the previous five years.82 

It seems likely that the apparent easing of supply conditions in rental markets is only part of the 
story around these markets. While in general things may have improved for tenants both in terms of 
more housing options and less competition due to outward external migration, in some local housing 
markets rents may not have dropped much from levels which were already often unaffordable.

Summary
•	� From available data, New Zealand’s rental housing stock appears to growing faster than 

population. This stock may have grown at twice the rate of the population. 

•	� This growth was strongest in Auckland and Canterbury regions which, combined, received almost 
two-thirds (64%) of all new rental housing between 2023 and 2026.

•	� While other regions have seen only modest increases in rental housing stock these changes are 
often against a background of very small local markets―a few hundred dwellings―so they are 
significant in scale terms for these communities.

•	� The story of things getting better for tenants on account of growing rental housing supply needs 
to be tempered by the prospect that gentrification is occurring in some towns and smaller cities. 
This will be disrupting local housing systems to the disadvantage of poorer tenants. This may be 
particularly so in Northland, Waikato and Bay of Plenty which have become home to more than  
half the Aucklanders leaving Auckland.83

82	  Statistics New Zealand 2023 Census—data on usual place of residence five years previously. For Northland this data 
showed that the region lost 22,400 people to other regions including 10,800 to Auckland but gained 41,300 people from 
elsewhere in New Zealand including 19,300 Aucklanders.

83	 Ibid. This data shows that between 2018 and 2023 Auckland received 78,700 people from other regions but lost 136,700  
to them. Of those leaving Auckland 50,700 (52%) settled in either Northland, Waikato or Bay of Plenty regions.
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SOCIAL HOUSING SUPPLY
Social housing is the term used in New Zealand by government agencies and others to define socially 
rented housing. The term is sometimes broadened to include rented housing which receives a public 
subsidy through the Accommodation Supplement even though the bulk of such housing is provided 
by private landlords at market-based rents. The term public housing has also been used to describe 
socially rented housing even though perhaps as much as 10% of this particular housing stock is not 
owned publicly. 

The official use of the term social housing to define socially rented housing is adopted in this paper. 
Such housing is receiving, or eligible to receive, the Income Related Rent Subsidy (IRRS) from central 
government. It is rented to tenants at an income-related rent and allocated to them through an 
explicit social allocation system.84 As its name suggests, under IRRS tenants pay an agreed proportion 
of their income in rent—this proportion is soon to increase from 25% to 30%.85

It is however important to appreciate that social housing is broader than social rental housing which 
receives IRRS. Social housing is somewhat counterposed to market housing―the difference being how 
each housing type is allocated. Market housing is allocated through market transactions and is based 
on the willingness of sellers to accept and buyers’ willingness and ability to pay an agreed asking 
price (as a sale price or rent). Social housing is allocated via some social criteria. These criteria may 
be related to public policy objectives and based on an assessment of social need. Alternatively, the 
allocation may be based on the private objectives of private property owners and based on notions  
of charity (deserving and undeserving) or entitlement such as with kinship as through allocations by 
iwi/hapū to members.

However defined, social housing is distinct from market housing in its ownership as the conceptual 
model offered below suggests. Public subsidies may or may not figure in how social housing is 
provided and allocated. Public subsidies might be allocated to both social and market housing.

Figure 43: Conceptual model of forms of housing ownership and allocations

New Zealand’s stock of social housing
Ministry of Housing and Urban Development (MHUD) reported that at 31 March 2026 New Zealand’s 
social housing stock totalled 87,773 dwellings which represented 4.15% of the overall housing stock. 
These figures 12 months earlier were 86,258 dwellings and 4.16% of the housing stock―a growth in 

84	 For a summary overview of eligibility criteria for social housing see Work and Income’s website at  
https://www.workandincome.govt.nz/housing/find-a-house/who-can-get-public-housing.html.

85	 https://www.workandincome.govt.nz/about-work-and-income/news/2026/changes-to-housing-support.html.

https://www.workandincome.govt.nz/housing/find-a-house/who-can-get-public-housing.html
https://www.workandincome.govt.nz/about-work-and-income/news/2026/changes-to-housing-support.html
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numbers of 1,515 or just 1.8%. This period can perhaps be seen as the first full year of the National/
ACT/New First Coalition Government’s social housing efforts. 

Over the five years to March 2026 the social housing stock grew by over 13,700 units or 18.5% and from 
3.83% of the national housing stock to 4.15%.

Data on social housing stock changes over the past 10 years is provided in Figure 44 and as a proportion 
of the national housing stock in Figure 45. Figure 46 reports these stock changes on a quarterly basis 
for the five years to March 2026. The stock data reports stock numbers for Kāinga Ora and overall―the 
difference being the stock managed and perhaps owned by community housing providers (CHPs).

Figure 44: Social housing stock—2016–2686

Figure 45: Social housing as a proportion of total housing stock—2016–2687

86	 Data pre-2018 is taken from Housing New Zealand’s annual reports while post 2018 is from Ministry of Housing and Urban 
Development’s Housing Dashboard portal at https://www.hud.govt.nz/stats-and-insights/the-government-housing-
dashboard/social-housing.

87	 Above sources for social housing stock data and Statistics New Zealand’s estimates of private occupied dwellings for 
housing stock data.

https://www.hud.govt.nz/stats-and-insights/the-government-housing-dashboard/social-housing
https://www.hud.govt.nz/stats-and-insights/the-government-housing-dashboard/social-housing
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Figure 46: Social housing stock changes—2021–2688

New builds
As discussed below many of the stock changes are a result of either disposals of properties by Kāinga 
Ora or property transfers between Kāinga Ora and CHPs. Perhaps the thing that matters most in terms 
of the adequacy of the social housing stock are new builds―actually additional stock which has been 
created as or for social housing. Figure 47 reports new builds by both Kāinga Ora and CHPs for the 
period March 2021 to March 2026.

Over the five years to March 2026 Kāinga Ora completed 13,125 new dwellings while the CHP sector 
completed 2,187―a total of 15,312 units. Yet the social housing stock only grew by 13,700 units over 
this period. The difference here are sell-offs or demolitions by Kāinga Ora in part to make way for 
property redevelopments. 

Over the 12 months to March 2026, 2,481 new dwellings were built in the social housing sector of 
which 1,894 were by Kāinga Ora and 587 by CHPs. Of Kāinga Ora’s new builds 1,260 were completions 
during the quarter to June 2025, which are most likely a legacy of the efforts by the former Labour 
government. Over the three quarters to March 2026 around 350 to 400 dwellings have been completed 
suggesting that annual builds are trending to 1,500 to 1,600 completions. The adequacy of this effort 
in the face of unmet demand is discussed below.

88	 Ministry of Housing and Urban Development’s Housing Dashboard portal at  
https://www.hud.govt.nz/stats-and-insights/the-government-housing-dashboard/social-housing.

https://www.hud.govt.nz/stats-and-insights/the-government-housing-dashboard/social-housing
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Figure 47: New builds in the social housing sector—2021–2689

Stock changes for Kāinga Ora
Kāinga Ora’s housing stock numbers are impacted by several factors including the numbers of new 
builds completed, disposals through sales, demolitions and transfers to the CHP sector, as well as 
losses or gains in the stock it leases from private investors. 

Over the five years to March 2026 Kāinga Ora’s housing stock grew more than 13% and by 8,500 
dwellings. Over the 12 months to March 2026 this growth shrunk to just 336 units. 

Figure 48 reports new builds and disposals by Kāinga Ora on a quarterly basis for the five years to 
March 2026. Over this period the Crown agency oversaw 13,125 new builds and disposed of almost 
3,400 dwellings.

Figure 48: New builds and disposals by Kāinga Ora—2021–2690

89	 Ibid.

90	 Ibid.
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Stock changes for community housing providers
During the five years to March 2026, the social housing stock delivered by CHP and receiving IRRS grew 
53% or by 5,212 dwellings. This growth was achieved through a combination of new builds, leasing of 
existing properties from the private sector (so-called redirects) and stock transfers from Kāinga Ora.

Figure 49 reports the volumes of new builds and redirects in CHPs for the five years to March 2026. 
Over this period the CHP sector delivered 2,187 new builds which made up just under 41% of its total 
stock increase. The remainder of this increase was through the addition of existing properties into 
CHP management. These increases included 2,552 dwellings leased from the private sector and almost 
900 units transferred from Kāinga Ora.91 

Figure 49: New builds and redirects in CHPs—2021–2692

Increases in IRRS tenancies
Around 5% of Kāinga Ora’s housing stock is either unoccupied or rented at market rents to tenants who 
no longer meet the income-related rent criteria. Vacancies in Kāinga Ora’s housing may occur as part  
of a redevelopment project or sales process, or due to maintenance on recently vacated properties.  
As a consequence, the actual number of IRRS tenancies provided in the social housing stock is 4% to  
5% less than the actual stock numbers. These tenancy volumes are reported in Figure 50.

At 31 March 2026 there were almost 85,000 IRRS tenancies in place of which nearly 70,000 were with 
Kāinga Ora. This overall number was an increase of 19.3% over the five years earlier.

91	 These units were transferred in 2020 into a joint Crown/iwi partnership known as Te Āhuru Mōwai Limited Partnership 
which now manages the Kāinga Ora housing estate in western Porirua.

92	 Ministry of Housing and Urban Development’s Housing Dashboard portal at  
https://www.hud.govt.nz/stats-and-insights/the-government-housing-dashboard/social-housing.

https://www.hud.govt.nz/stats-and-insights/the-government-housing-dashboard/social-housing
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Figure 50: Income-related rent subsidised tenancies—2021–2693

Regional breakdown of social housing stock
The distribution of social housing across the regions is far from even as shown in Figure 51 and Table 
11. The overall picture is dominated by Auckland which accounts for 34% of the population, nearly 30% 
of the overall housing stock but 46% of the social housing stock. Auckland has a social housing-to-
total housing stock proportion of 6.4% compared with an across-New Zealand proportion of 4.1% and 
an out-of-Auckland (the rest of New Zealand) proportion of just 3.2%.

Other regions relatively well served by social housing include Gisborne and Wellington. Regions 
poorly served tend to be in the central North Island and the whole South Island and, in particular, 
Otago and Southland.

Regions that saw the greatest proportional increase in social housing between 2021 and 2026 were 
Northland and Bay of Plenty and to a lesser extent Waikato. Nelson-Tasman and Marlborough have 
also seen large proportional increases although of a small existing social housing stock.

93	 Ibid.
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Table 11: Regional  social housing stock—2021–2694

March 2021 March 2026 % growth

Kāinga Ora CHPs Total Kāinga Ora CHPs Total 2021-25

Northland 2,161 52 2,213 2,456 433 2,889 31%

Auckland 29,514 5,188 34,702 32,854 7,513 40,367 16%

Waikato 4,665 238 4,903 5,702 477 6,179 26%

Bay of Plenty 1,606 1,390 2,996 2,451 1,829 4,280 43%

Gisborne 1,256 32 1,288 1,426 39 1,465 14%

Hawke’s Bay 2,818 108 2,926 3,337 180 3,517 20%

Taranaki 1,108 17 1,125 1,196 40 1,236 10%

Manawatu-Whanganui 2,519 72 2,591 2,781 189 2,970 15%

Wellington 7,766 1,406 9,172 8,173 2,140 10,313 12%

Tasman 166 2 168 212 14 226 35%

Nelson 708 21 729 761 92 853 17%

Marlborough 447 41 488 544 96 640 31%

West Coast 291 0 291 355 0 355 22%

Canterbury 7,243 1,334 8,577 8,350 1,966 10,316 20%

Otago 1,437 48 1,485 1,563 135 1,698 14%

Southland 401 0 401 451 18 469 17%

New Zealand 64,106 9,949 74,055 72,612 15,161 87,773 19%

94	 Ibid.
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Figure 51: Regional distribution of social housing as % of housing stock—March 202695

Summary
•	� Credible progress was made over the five years from March 2020 to March 2025, in building an 

adequate social housing stock. During this period more than 15,600 social housing units were 
added―a growth of 22%. Progress since March 2025 under the stewardship of the National-led 
Coalition Government has been more modest. Just 1,851 additional units were offered overall and 
of these 1,260 new builds were completed in the quarter to June 2025―a legacy commitment from 
the previous administration.

•	� Growth in the housing stock owned or managed by community housing providers is, on the face 
of it, a major success story. The CHP sector stock grew 53% in five years from 9,949 units in March 
2021 to 15,161 units in March 2026. Almost half this increase was from redirects, which are units 
leased rather than owned by CHPs.

•	� Most South Island regions are poorly served with social housing especially in relation to Auckland. 

95	 Ibid.
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SOCIAL HOUSING DEMAND
Measurement of demand for social housing relies on official figures on social housing waiting lists. 
These in turn rely on people having their housing needs acknowledged and recorded by a government 
agency and then being placed on the waiting lists. Recent shifts in apparent levels of demand for 
social housing identify how vexed this reliance is on administrative fiat. 

This problem is something of a two-edged sword as reported demand can be inflated or deflated by 
the policy settings around the availability and allocation of social housing. On one hand, demand 
for social housing can expand as its availability appears to improve because of an expanding 
supply of such housing and from less restrictive gatekeeping by welfare agencies that administer 
the application and needs assessment process. This may become a form of induced demand where 
improved availability or opportunities to have better housing encourages people to ask for help.

Conversely, demand for social housing can be suppressed by more stringent gatekeeping by welfare 
agencies and perhaps even by a more hostile political stance toward social housing tenants. This 
gatekeeping can take the form of a more restrictive application process or more aggressive culling  
of applicant lists. It is difficult to know if this is happening because such practice changes are seldom 
acknowledged by either politicians or government officials and most do not require a statutory or 
regulatory change―they simply happen behind a bureaucratic wall. Thus, the changes in ‘demand’ 
reported below need to be read in this context. 

Social housing waiting lists 
At the end of March 2026 19,700 households were recorded as applicants for social housing and waiting 
for a home. This number was 400 households more than a year earlier and 4000 fewer than five years 
previously. Data on the social housing waiting list for the past five years is offered in Figure 52.

This data shows a moderately sharp decline in applicant numbers between March 2024 and March 
2025. This decline was almost 25% and from 25,500 applicants to 19,300. 

The National-led Coalition Government was elected in November 2023 so its policy influence was 
coming into effect from March 2024. A shift in political priorities which attended the change in 
government appears to only partially explain this 25% decline in the waiting list. Two other factors 
appear to have influenced this notable decline―an increase in the available social housing stock and a 
jump in households exiting the waiting list for reasons not given and with no signalled policy change.

Figure 46 above reports changes in the social housing stock between March 2021 and March 2026. 
This shows a significant increase in this stock during 2023 when an additional 5000 dwellings were 
added―this was the largest increase in social housing in New Zealand’s history. The stock increase 
contributed substantially to the decline in the waiting list during 2024.



64

The Salvation Army Social Policy and Parliamentary Unit	 Home Truths

Figure 52: Households on social housing waiting list—2021–2696

Households being housed
Households finding housing within the social housing system depend on one of two factors―dwellings 
being added to the stock or other tenants leaving. Stock additions are discussed above while this 
second factor―that of churn―is discussed in this section.

Figure 53 records the numbers of households on the social housing waiting list that were housed 
between March 2021 and March 2026. As noted above there was a sharp increase in households housed 
during 2024―almost 12,000. More recently the numbers being housed has settled a little lower than this 
peak at around 2,200 to 2,300 per quarter.

The median number of days it takes for an applicant to be housed is reported in Figure 54. This shows 
a significant improvement in the wait times since later 2024. In December 2024 the median wait time 
was 243 days, and this dropped to 150 days by March 2026.

96	 Ibid. This data reports the numbers of households on the waiting list for a social rental unit and does not include  
those on the transfer list.
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Figure 53: Households housed in social housing—2021–2697

Figure 54: Median days to be housed in social housing—2021–2698

Figure 55 reports the annual churn of tenancies within the social housing system during the five years 
to March 2026.99 This shows a significant rate increase between March 2025 and March 2026―from 6.2% 
and 8.0%. This increase is equivalent to an additional 1500 to 1600 tenancies turning over each year. 
The increase most likely can be attributed to more active management of tenancies where tenants are 
paying market rents on account of their incomes. This change coincides with the effective stewardship 
period of the National-led Coalition Government.

97	 Ibid.

98	 Ibid. This data records the days to be housed for all applicants including those tenants seeking a transfer. The data for 
all applicants is only a little different from that for Priority A applicants—March 2026 the median for all applicants was 
150 days while that for Priority A applicants was 153 days.

99	 Data is from MHUD’s Housing Dashboard portal. The churn is calculated as (Households housed—additions to IRRS 
housing stock)/Total housing stock.



66

The Salvation Army Social Policy and Parliamentary Unit	 Home Truths

Figure 55: Tenancies churn within the social housing system—2021–26100

Entries and exits of social housing applicants
There is no evidence to support claims that households with an unmet housing need were less likely 
to seek social housing assistance in 2026 than in prior periods under Labour-led governments. There 
is however some recent evidence to suggest that waiting lists may have been administered more 
actively in what amounts to a cull under the National-led Coalition Government.

Figure 56 reports the numbers of social housing applicants entering and leaving the waiting list, on a 
quarterly basis, for the five years to March 2026. This data shows two notable trends:  

The number of entries has stabilised at 5,500 to 6,000 per quarter. Outside of a radical change in 
eligibility criteria this seems to be the extent of demand that should be planned for. Households are 
likely to leave and re-enter the waiting list so this 5,500 to 6,000 figure is not necessarily an absolute 
number that will lead to cumulative growth in the waiting list.

The second notable trend was the sharp rise in exits between March 2024 and March 2025 when total 
exits exceeded 17,200. This compares with 11,800 the previous year and 13,800 the following year (to 
March 2026). This higher exit volume accounts for some of the drop in the social housing waiting list 
recorded during 2024 and noted above. The reason for this sharp increase has not been explained by 
Ministry of Social Development, which administers the application and allocation process.

100	 MHUD’s Housing Dashboard portal.
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Figure 56: Entries and exits from social housing waiting lists—2021–26101

Regional analysis of waiting lists
Historically Auckland, Wellington and Christchurch have received most of the social housing supply―
accounting for 68% of the stock yet 55% of New Zealand’s population―this is illustrated somewhat in 
Figure 51. Today this has meant that unmet demand for social housing is greatest in non-urban regions 
which have longer waiting lists―relative to available social housing stock―than urban centres. These 
relativities are illustrated in Figure 57, which compares waiting lists as a proportion of the local social 
housing stock on a regional basis. 

Regions with the highest levels of unmet need are Northland, Bay of Plenty, West Coast and 
Southland. While Tasman has a very high proportion of waiting list to available stock, this is a small 
region (60,000 people) and functionally connected with Nelson so can be considered as a Nelson-
Tasman region for the purposes of this analysis. Aggregated, these regions have a proportion of 41%, 
which is still high relative to the New Zealand average of 22% and the urban centres’ proportions of 
17-18%. In waiting list terms, the greater Christchurch urban area represents 91% of the demand in 
Canterbury so the Canterbury region’s results are really those of Christchurch. 

101	 Ibid. There are some anomalies with this data as there are discrepancies in the numbers of households entering and 
exiting the waiting list. Over the five-year period there are 2,600 households in the system but not accounted for―that  
is the number of recorded entries is 2,600 more than the recorded exits. 
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Figure 57: Waiting lists as proportion of social housing stock by regions—March 2026102

Summary
•	� Social housing demand, as measured by official waiting lists, fluctuated over the five years to March 

2026. This fluctuation appears to be due to two factors: the expansion of social housing encouraging 
more households to seek housing assistance and then possibly a more active management of the 
waiting lists to cull applicants presumably considered to have less acute needs.

•	� Applications for social housing assistance have remained relatively stable and, while the rate of 
new builds has dropped, a recent increase in the turnover of tenancies is making it easier to house 
priority applicants within the existing social housing stock.

•	� Past provision of social housing has tended to favour the three largest urban centres and, as a 
consequence, unmet housing need (as evidenced by the relative size of waiting lists) has become 
more entrenched in the smaller and often more isolated regions.

102	  Ibid.
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HOUSING SUBSIDIES
Some housing subsidies are explicit and accounted for in government budgets and financial 
statements while others are overlooked either because they are tax expenditures―tax breaks given 
for policy or political reasons103—or are provided in-kind through another mechanism such as the 
provision of public infrastructure. Most discussion of housing subsidies only mentions these explicit 
or direct subsidies, but it is important to remember that other parts of the housing system are 
receiving favoured status in the form of indirect subsidies. Figure 58 below offers a conceptual model 
of these various subsidies and provides estimates of their value in 2026.

Of note in this conceptual model is that the foregone tax revenues against housing are at least as 
much―in value, as the direct subsidies to housing. The political economy of these subsidies is vexed, 
not the least because of the often-competing interests of owner-occupiers, landlords and tenants. 

Figure 58: Conceptual model of housing subsidies—with estimates of annual costs

Income-related rent subsidies 
Budget 2026 estimated that spending on income-related rent subsidies (IRRS) for the year to 30 June 
2026 topped $2 billion for the first time and that for 2026/27 the budgeted expenditure was $2.16 
billion. This spend is a 65% increase (in nominal terms) on five years previously.

Spending on IRRS on a quarterly basis for the five years to March 2026 is recorded in Figure 59. The 
same spending on a per-tenancy basis and in real and nominal terms is reported in Figure 60. In 
inflation-adjusted terms, this per tenancy spend has risen from around $410 per week per tenant (on 
average) in March 2021 to $465 per week in March 2026―a real increase of almost 15%. As seen above, 
in Figure 26, and depending on which indicator of rent is used, rents overall tended to rise by less than 
CPI inflation over the five years to March 2026.

103	 Defined by the 2026 Tax Expenditure Statement (Treasury) as ‘Individual features of the tax system that reduce an 
entity’s tax obligation in a way that is designed to give effect to policy other than to raise revenue in the most efficient 
and economically neutral way’.
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Figure 59: Spending on income-related rents subsidies—2021–26104

Figure 60: Per week per tenancy IRR subsidies—2021–26105

Spending on the Accommodation Supplement
Unlike spending on IRRS, that on the Accommodation Supplement (AS) was more restrained over the 
five years to March 2026. This is despite a 10% increase in demand for the income top-up.

Spending on AS during the year to 30 June 2026 is forecast to reach $2.31 billion, which is 15% more  
(in nominal terms) than five years previously.106 Budget 2026 forecast this spending to rise to $2.32 
billion during 2026/27 despite announced increases in payout rates.107 This anomaly appears to be  
due to an expected decline in take-up by eligible citizens.

104	 Ministry of Housing and Urban Development—Housing Dashboard portal.

105	 Ibid.

106	 Treasury (2026) Budget 2026 – Estimates of Appropriations: Vote Social Development.

107	 See Bishop, C. and Upston, L. Press release of 21 May 2026 ‘Delivering fairer social housing’ at  
https://www.beehive.govt.nz/release/delivering-fairer-social-housing.

https://www.beehive.govt.nz/release/delivering-fairer-social-housing
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Figure 61 reports estimates of quarterly spends on the AS between March 2021 and March 2026. This 
data shows a 15% (nominal) increase over this period from approximately $500 million per quarter 
during 2021 to about $575 million per quarter in late 2025–early 2026.

Figure 61: Estimates of quarterly spend on Accommodation Supplement—2021–26108

The numbers of people claiming an Accommodation Supplement between 2021 and 2026 is reported 
on a quarterly basis in Figure 62. This shows a gradual increase over this period from around 360,000 
people to 385,000. Treasury is forecasting this number to fall back to around 365,000 claimants by 
2029–30.109

Figure 62: Numbers of recipients of the Accommodation Supplement—2021–26110

108	 Ministry of Social Development—Benefit Factsheets and Treasury—Estimates of Appropriations—Vote Social Development.

109	 Treasury (2026) Budget Economic and Fiscal Update 2026, p.116.

110	 Ministry of Social Development—Benefit Factsheets—available at  
https://www.msd.govt.nz/about-msd-and-our-work/publications-resources/statistics/benefit/index.html.

https://www.msd.govt.nz/about-msd-and-our-work/publications-resources/statistics/benefit/index.html
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The average per recipient spend on AS for the five years to March 2026 is provided in Figure 63. This 
data is offered here in real and nominal terms to illustrate how the real (inflation-adjusted) value of 
these payments has diminished over the past five years. In real terms the average AS payment has 
declined 14% or by about $15 per week per person at March 2026 values. 

Figure 63: Per recipient spend on Accommodation Supplement—2021–26111

Spending on other direct housing subsidies
Spending on other direct housing subsidies (not AS or IRRS) is difficult to identify with certainty 
because of discrepancies in reported figures across government budgets. These discrepancies are in 
part due to changing categorisations of budget programmes but also to different historical budget 
figures being cited in later budgets. As well, there is some confusion around which of the subsidy 
programmes have some level of cost recovery (normally through before-payment deductions of 
recipients’ welfare benefits) and the success of such cost recovery efforts. The data offered below in 
Figures 64 and 65 are specific figures reported by Ministry of Social Development (MSD) and Treasury 
and are offered against this contingent background.

Figure 64 provides a picture of quarterly spends on Emergency Housing Grants (EHG) and 
accommodation-related hardship grants paid out by MSD. This data shows clearly the sharp decline  
in spending on EMGs between December 2023 and March 2025―a drop of $78 million a quarter or 
almost 90%. The change in policy stance behind this decline was clearly signalled by government 
ministers and agencies in 2024112. To some extent this decline in accommodation support through 
EMGs has been offset by an increase in payments of accommodation-related hardship grants. These 
increased by around $13 million per quarter between December 2023 and December 2025.

During the five quarters to March 2026 spending on EMGs remained constant at about $10 million per 
quarter. This stasis suggests that this programme is now being managed around budgets and not 
need, and this gives rise to claims discussed below that housing-related poverty is increasing.113  

111	 Ibid.

112	 See for example Treasury’s Vote Social Development 2024 p.253.

113	 This targeting is shown by reports of MSD staff being incentivised to decline EMGs—see OneNews report of 26 June 2026 
at https://www.1news.co.nz/2026/06/28/perverse-incentive-msd-staff-metrics-include-emergency-housing-grants/.

https://www.1news.co.nz/2026/06/28/perverse-incentive-msd-staff-metrics-include-emergency-housing-grants/
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Figure 64: Spending on additional housing assistance—2021–26114

Another recent policy change―although one not signalled publicly―is the huge swing in emphasis 
toward the state recovering housing assistance payments from recipients. This swing is illustrated in 
Figure 65 and shows that the expected recoveries will rise from $3 million during the 2021/22 financial 
year to an expected $148 million during and 2024/25 and almost $200 million annually by mid-2030. 
The success of this recovery programme so far has not been reported.

Figure 65: Recoverable housing assistance payments—2022–30115

114	 Ministry of Social Development—Benefit Factsheets and Monthly Housing Updates—datasets.

115	 Treasury (2026) Estimates of Appropriations—Vote Social Development p.202.
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Summary
•	� The mix of housing subsidies changed somewhat over the two years to March 2026. Spending 

on additional income support to facilitate access to shelter declined while that on the 
Accommodation Supplement remained static despite increasing demand. Expenditure on social 
housing subsidies through the IRRS programme ballooned, more than offsetting the declines in 
additional income support.

•	� The real increases in per tenancy subsidies through IRRS are perplexing. These increases may in 
part be due to additional payments being made to community housing providers (CHPs) over and 
above the market-based subsidies which underpin the IRRS regime.
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HOUSING-RELATED POVERTY
Housing-related poverty has at least two dimensions. There is homelessness in its various forms and 
then there is the material hardship of households, where poverty is related to their housing costs.

Homelessness is not covered in this stocktake for two reasons. Firstly, reports of the extent and 
changing nature of homelessness are well covered in other reports.116 Secondly, by its nature, 
homelessness is difficult to measure with any precision on account of the hidden nature of 
homelessness. This hiddenness is related to the marginalisation of homeless people and their 
frequent reluctance to be counted.117 This means that a reliable and timely measure of homelessness 
is somewhat elusive. Available reports on trends in homelessness rely on client counts by agencies 
assisting homeless people and on qualitative and often narrative accounts of people working in  
these agencies and with homeless people.

This paper therefore considers data on how high housing costs contribute to, or are at least co-existent 
with, households’ income inadequacy and material poverty.

Child poverty rates and housing costs
Two of the measures of poverty reported in government child poverty reports consider child poverty 
rates before and after households’ housing costs are considered. These costs are the various housing-
related costs such as mortgage payments, rent and rates, which households report paying.118 The 
gap between the ‘before and after housing costs’ provide an indication of the impacts and changing 
effects of housing costs on households at the threshold of relative poverty. These differences for two 
child poverty measures119 are reported in Figure 66 for the five years 2020 to 2025 (June years). Overall, 
this data shows that housing costs increase child poverty rates by between 5% and 8%. The more 
stringent poverty measure, the 50% rate, shows a decline in this gap during the Covid-19 years but 
otherwise little significant change over the five years―a gap of around 5%. The 60% measure however 
shows a discernible increase from 6% to 8% increase due to housing costs.

116	 See MHUD’s Homelessness insights at https://www.hud.govt.nz/assets/Uploads/Documents/Homelessness/
Homelessness-insights-report-to-end-March-2026.pdf?m=572f7739f02450ea54793fedd7ec85b57727299e and 
The Salvation Army’s Homelessness briefing—December 2025 at https://www.salvationarmy.org.nz/wp-content/
uploads/2025/12/SPPU-Homelessness-Briefing-Dec-2025.pdf.

117	 See an explanation of this point in Statistics New Zealand (2025) Housing in Aotearoa New Zealand: 2025 pp 165–166.

118	 Statistics New Zealand (2019) Measuring child poverty: Concepts and definitions.

119	 These are the 50% and 60% rates based the median equivalised disposable household income based on a fixed 
reference year—2018.

https://www.hud.govt.nz/assets/Uploads/Documents/Homelessness/Homelessness-insights-report-to-end-March-2026.pdf?m=572f7739f02450ea54793fedd7ec85b57727299e
https://www.hud.govt.nz/assets/Uploads/Documents/Homelessness/Homelessness-insights-report-to-end-March-2026.pdf?m=572f7739f02450ea54793fedd7ec85b57727299e
https://www.salvationarmy.org.nz/wp-content/uploads/2025/12/SPPU-Homelessness-Briefing-Dec-2025.pdf
https://www.salvationarmy.org.nz/wp-content/uploads/2025/12/SPPU-Homelessness-Briefing-Dec-2025.pdf
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Figure 66: Increases in child poverty rates due to housing costs—2020–25120

Housing costs relative to incomes
Figure 67 shows changes in households’ housing costs as a proportion of their incomes divided into 
income quintiles. As expected, the poorest 20% of households pay the most for housing in relative 
income terms―in 2025 this was 42%. Across all income quintiles, housing costs as a proportion of 
household incomes rose slightly over the five-year period under review. This increase was around 
2% to 3% (as a proportion of household income). While such increases do not imply housing-related 
poverty for households in the poorest two quintiles, these rising proportions create a greater risk 
of them experiencing material hardship from time to time.121 The data offered in Figure 67 and the 
picture it presents are consistent with those offered in Figures 35 and 36 above, which show a rising 
proportion of tenant households paying above the 30% and 40% of income thresholds for their 
housing. The proportion of children living in households which experienced material hardship rose 
from 4.9% in 2021 to 6.0% in 2025 and by over 13,000 households.

120	 Statistics New Zealand—Child Poverty Statistics.

121	 The child poverty statistics offer measures of relative income poverty and proportions of children living in households 
which experience several forms of material hardship. This data shows that the relationship between low income and 
material hardship is close but not direct. The data also suggest that families’ material hardship is often episodic—it 
occurs from time to time during a year but not necessarily all the time. The causes of this hardship are not studied in the 
survey but likely relate to incomes which are insufficient at times to meet all living costs. If housing costs consume more 
and more of households’ available income they become more at risk of suffering shocks which lead them experience 
material hardship.



77

The Salvation Army Social Policy and Parliamentary Unit	 Home Truths

Figure 67: Housing costs as proportion of household income by quintiles—2021–25122

Changes in rates of overcrowding123

Figure 68 reports the proportion of households which are overcrowded or severely overcrowded by 
income quintiles. Interestingly, quintile 2 households are more likely to be overcrowded than the 
relatively poorer quintile 1 households. While quintile 1 households are more likely to be living in 
social housing, this does not explain why slightly wealthier households have a higher incidence of 
living in overcrowded housing. Statistics New Zealand, in its Housing in Aotearoa New Zealand: 2025 
report, finds that Kāinga Ora housing is more likely to be overcrowded than other housing.124 This 
quintile 1 v quintile 2 anomaly may be due to older and retired and generally smaller households 
making up much of the quintile 1 population and as seen above (in Table 5) this cohort has a greater 
likelihood of owning their home.

The data offered in Figure 68 shows no discernible trend in overcrowding rates―these have got no 
better or worse over the five years in question. This data does however have relatively high error 
margins, so this conclusion is somewhat tentative on this account.125

122	  Statistics New Zealand—Household Incomes and Housing Costs Survey (HIHC).

123	 The definition of overcrowding used here is that from Statistics New Zealand, which is based on the Canadian National 
Occupancy Standard—see description at https://datainfoplus.stats.govt.nz/item/nz.govt.stats/0f29c8da-1285-4264-
9b9e-4af68f5d033f/.

124	 Statistics New Zealand (2025) Housing in Aotearoa New Zealand: 2025 p.152.

125	 For example, the reported sampling errors in the 2025 HIHC survey results (Table 13) are 17.6% for severely overcrowded 
housing and 8.3% for overcrowded housing—a weighted average of 10%.

https://datainfoplus.stats.govt.nz/item/nz.govt.stats/0f29c8da-1285-4264-9b9e-4af68f5d033f/
https://datainfoplus.stats.govt.nz/item/nz.govt.stats/0f29c8da-1285-4264-9b9e-4af68f5d033f/
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Figure 68: Overcrowding by household income quintiles—2021–25126

Changes in overcrowding by TLA areas
While there are no discernible trends in overcrowding from the most recent five years of data, there 
was a small overall increase in the proportion of overcrowded households between the 2018 and 
2023 censuses. This increase was from 5.7% to 6.2%. This increase occurred alongside New Zealand’s 
housing stock growing at a faster rate (8.1%) than its population (5.6%) over this period, which led to  
a slight fall in the average occupancy rate (from 2.94 people/dwelling to 2.90). 

The geographic distribution of overcrowded households, and in the growth of these, is far from 
even. This distribution is reported in Figure 69 which compares the proportion of households which 
are overcrowded with the change in overcrowding rates between the 2018 and 2023 censuses. This 
comparison is for every TLA area in New Zealand and Auckland’s local board areas as well. 

The South Auckland suburbs of Ōtāhuhu, Māngere, Ōtara, Papatoetoe, Manurewa and Papakura are 
outliers in the data offered in Figure 69. At the 2023 Census these suburbs comprised 4.9% of New 
Zealand’s households but over 16% of its overcrowded households. Similarly, the contiguous area 
from Kawerau to Wairoa, including Whakatane, Ōpōtiki and Gisborne districts, comprised 2.2% of 
households and 3.5% of overcrowded ones. 

To some extent this unevenness supports the gentrification thesis advanced earlier in this paper.  
This thesis is that despite the local housing stock growing, tenant households were displaced by  
newly arrived owner-occupiers buying up existing property and in doing so forcing some tenant 
households to live in more crowded housing.

Between 2018 and 2023 the above South Auckland suburbs experienced 12.9% growth in local housing 
stock but just 6.2% population growth. Yet the rate of overcrowded households grew from 19.8% in 
2018 to 20.2% in 2024. This paradox suggests that there are several dynamics driving that local housing 
market. Some households are perhaps becoming better housed while others become worse housed. 

A different dynamic may be working on the East Coast. For example, Gisborne District’s population 
grew 7.6% between 2018 and 2023 or by 3,600 people, while its housing stock expanded by only 4.4% 

126	 Ibid.
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or by just over 700 dwellings. This imbalance partly explains why the proportion of overcrowded 
households over this period rose from 7.8% to 10.7%.

Figure 69: Overcrowding by TLA areas—2018 and 2023127

Summary
•	� The available data offered here on housing-related poverty presents mixed results. The impact of 

housing costs on child poverty rates is either one of no change or increasing poverty depending 
on which measure is adopted. Households across the income range have paid more of their income 
toward housing over the five years to mid-2025 and for the poorest households this has most likely 
contributed to increasing rates of material hardship. Recent data on overcrowding shows little if 
any change.

127	 Source Statistics New Zealand Aotearoa Data Explorer Census database.
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TENANTS AND LANDLORDS
The power balance between landlords and tenants is mediated by the Residential Tenancies Act 1986 
(RTA) and agencies such as Tenancy Services, which is part of Ministry of Business Innovation and 
Employment, and the Tenancy Tribunal, which is part of the Ministry of Justice. 

Historically tenants’ legal and material positions have always been tenuous and the evidence offered 
here illustrates this situation. The system for adjudicating rights is dominated by landlords, yet 
it is paid for from interest on the $1 billion of tenants’ bonds held by the Crown. Tenants do not 
enjoy secure tenure under the RTA and this insecurity may be a contributing cause of the somewhat 
temporary nature of tenancies which on average last less than three years. 

Applications to the Dispute Resolution Service
Tenancy Services operates the Dispute Resolution Service, which is an initial avenue for having disputes 
between tenants and landlords adjudicated. Figure 70 shows the quarterly volumes of applications to 
this service between March 2021 and March 2026. Two trends are noticeable from this data.

Firstly, the demand for adjudications has risen recently and in the first quarter of 2026 exceeded  
8000 applications per quarter for the first time ever. Whether or not this recent level of demand is  
a temporary peak or the beginning of a new normal will be seen by results over the next year or so.

The second trend is the gradual rise in the proportion of cases brought by landlords against tenants. 
During the year to March 2021 landlords made 77% of the applications to the Dispute Resolution 
Service. For the year to March 2025 this proportion had risen to 84% but fell to just less than 83%  
the following year.

Consistently landlords take cases to Tenancy Services to recover rent arrears. Such remedies make up 
around 62% of the cases brought to dispute resolution. Landlords seeking termination of a tenancy 
account for around 35% of cases. Landlords and tenants mutually dispute bond refunds, which make 
up just over 40% of cases. Most applications seek multiple remedies―eviction and payment of bond 
for rent arrears for example. 

Figure 70: Applications to Tenancy Services’ Dispute Resolution Service—2021–26128 

128	 Tenancy Services dispute resolution statistics available at  
https://www.tenancy.govt.nz/about-tenancy-services/data-and-statistics/#3664-dispute-resolution-statistics.

https://www.tenancy.govt.nz/about-tenancy-services/data-and-statistics/#3664-dispute-resolution-statistics
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Value of tenants’ bonds held by the Crown
Although the results have yet to be reported, it seems likely that by mid-2026 the Crown will, for the 
first time, hold more than $1 billion of tenants’ bonds in trust. This fund will likely generate $45 million 
in interest revenue, which will largely go to funding Tenancy Services and the Tenancy Tribunal. 

Data on the increasing value of tenants’ bonds is provided in Figure 71 for the five years to June 2025. 
Over this period these funds rose from $633 million (YE June 2020) to $966 million. This growth was 
on account of a 22% rise in the number of bonds being lodged with Tenancy Services and because of 
rising rents and increasing bond values.

Figure 72 reports the value of interest income received by the Crown on the tenants’ bonds. Mainly 
because of rising interest rates, this income almost doubled from 2020 to 2025―from $21.6 million to 
$42.8 million. As this revenue has increased, it has been used to fund more of the costs of running 
Tenancy Services and the Tenancy Tribunal.

Figure 71: Value of tenants’ bonds held by the Crown—2020–25129

Figure 72: Revenue from tenants’ bonds held by the Crown—2021–26130

129	 Ministry of Business Innovation and Employment—Annual Reports. For the 2024/25 report see p.220.

130	 Ibid.
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Tenancies churn
Residential rental is not a particularly secure form of tenure with tenancies on average lasting less 
than three years. Figure 73 reports the annual turnover of tenancies as a proportion of the bonds held 
by Tenancy Services. This is calculated on a rolling annual average basis for each quarter. This data 
shows a generally declining trend of tenancies becoming slightly more stable with annual turnover 
falling from around 40% in 2021 to 37% in 2026. In other words, the average tenancy length went from 
2.5 years to 2.7 years.

Figure 73: Annual turnover of tenancies—2021–26131 

Summary
•	� From a tenant’s perspective, renting in the housing system is less than ideal. Tenure security  

is limited and this co-exists with moderately unstable tenancies, which typically last less than 
three years. Landlords increasingly dominate the adjudication system while it is mostly funded  
by tenants though interest on the $1 billion in bonds held by the Crown.

131	 Tenancy Services tenancy bond data which is available at  
https://www.tenancy.govt.nz/about-tenancy-services/data-and-statistics/rental-bond-data/.

https://www.tenancy.govt.nz/about-tenancy-services/data-and-statistics/rental-bond-data/
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