
 

1 The Terrace 
PO Box 3724  
Wellington 6140 
New Zealand  

tel.  +64-4-472-2733 
 
https://treasury.govt.nz 

 
 
Reference: 20220209 
 
 
24 August 2022 
 
 

 
Dear  
 
Thank you for your Official Information Act request, received on 30 May 2022. You 
requested the following: 
 

All reports and papers produced for or as a result of Treasury's MHUD and RBNZ 
work on house prices.  

 
On 09 June 2022 the following was agreed to as the new refined scope of the request: 
 
• The request for “all reports and papers produced for or as a result of Treasury's 

MHUD and RBNZ work on house prices” relates to the Housing Technical 
Working Group that we’ve stood up 

• Relates to final products presented to the Group and presented by the Group to 
others (mainly chief executives).  

• Would exclude the main report on the ‘Waikato Deep Dive’ that has since been 
publicly released and can be found here: 
www.treasury.govt.nz/publications/media-statement/joint-report-casts-new-light-
housing-prices.  
 

On 28 June 2022, I extended the timeframe for responding to this request by 40 
working days to 24 August 2022.  
 
On 17 July 2022, the scope was further refined, the new scope includes agendas, 
minutes and presentations about the effects of interest rates on housing to the Housing 
Technical Working Group (HTWG).  
 
On 28 July 2022, you were provided with a link to: “The Treasury and GEN present a 
lunch time knowledge sharing session” and a presentation to the NZ Association of 
Economists in 2021 on uncompetitive urban land markets, as they are notionally 
already in the public domain.  

  

http://www.treasury.govt.nz/publications/media-statement/joint-report-casts-new-light-housing-prices
http://www.treasury.govt.nz/publications/media-statement/joint-report-casts-new-light-housing-prices
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Information being released 

Please find enclosed the following documents: 
 

Item Date Document Description Decision 

1.  Signed January 
2022 

Memorandum of Understanding, 
which constituted the Housing 
Technical Working Group 

Release in full 

2.  17 August 2021 – 
5 July 2022 

Housing technical Working Group 
Agendas  

Release in full  

3.  3 August 2021 – 5 
July 2022  

Housing technical Working Group 
Minutes  

Release in full 

4.  3 August 2021  Key frameworks used for housing 
policy analysis, presented to the 
group by Treasury 

Release in full 

5.  August 2021  Housing Market restricted land 
supply, presented to the group by 
Treasury 

Release in full  

 
The Housing Technical Working Group is a collaboration between the Treasury, RBNZ, 
and MHUD and its focus is to share technical understanding and analysis. It does not 
provide advice on policy, but its analysis is intended to support policy makers. The group 
meets frequently to share analysis and information freely and frankly.  

Please note that this letter (with your personal details removed) and enclosed documents 
may be published on the Treasury website. 

This reply addresses the information you requested. You have the right to ask the 
Ombudsman to investigate and review my decision.  
 
Yours sincerely 
 
 
 
 
Dominick Stephens 
Deputy Secretary (Chief Economic Adviser) 
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 Memorandum of Understanding 
Te Tūāpapa Kura Kāinga, Te Tai Ōhanga and Te Pūtea Matua 

 

 

1. Purpose 

The purpose of this Memorandum of Understanding is to set out how Te Tūāpapa Kura Kāinga, Te Tai Ōhanga and Te 
Pūtea Matua (agencies) will work together to ensure the best possible policy and operational advice on matters related 
to housing and urban development as it relates to social wellbeing, the economy, and the monetary and financial 
system. 

2. Government Policy Statement on Housing and Urban Development 

The Government Policy Statement on Housing and Urban Development (GPS-HUD) provides a shared vision and 
direction for housing and urban development in Aotearoa New Zealand. The Government expects all agencies to help 
implement the GPS-HUD, and to consider how they can shift and align their work programmes, policies and 
investments with the direction and priorities set out in it, while also delivering on their core roles.  

3. Working arrangements 

Principles of working together 

Agencies agree to: 

• work together in a manner that is open, collaborative and applies the principle of ‘no surprises’ while fully 
respecting the formal powers and responsibilities of each agency, noting in particular Te Pūtea Mahuta’s 
independence with respect to formulating Monetary Policy. 

• engage through the policy development process when matters of mutual interest arise that have an impact 
on the shared vision and direction under the GPS-HUD 

• commit to timely communication on matters of common interest where they impact the housing system 

• jointly work to understand the impacts of policies on the demand and supply of housing, house prices and 
rents, and impacts on social wellbeing, the economy, and monetary and financial system  

• be clear about the trade-offs or inherent tensions that are at the root of any differences of view so we can 
better understand the judgments being applied by agencies. 

In practice, working in an open and collaborative way means: 

• informing each about the content of ongoing housing-related work programmes and making staff available to 
discuss inputs and outputs of these work programmes 

• consulting each other on analysis and advice, including definitions and assumptions, especially prior to 
decisions being made. 

• collaborating to: 
o identify immediate improvements that can be made to the housing system 
o develop and progress shared work programmes, wherever possible over the longer term 
o share evidence and data across agencies, including identifying and addressing any information gaps. 

Structure 

Our shared work will be progressed by the following working group and governance structure: 

• The Housing Technical Working Group will foster collaboration on data and analytics between agencies. 

• A steering group will facilitate coordination of housing policy initiatives across agencies, make decisions about 
joint policy work and priorities, and commissioning work. 

• Chief Executives will provide oversight and strategic direction to agencies’ joint work. 

 

 
 

Andrew Crisp  Caralee McLiesh  Adrian Orr 
Chief Executive, Te Tūāpapa Kura Kāinga  Chief Executive, Te Tai Ōhanga  Governor, Te Pūtea Matua 
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Treasury:4663484v1  1 

Housing Technical Working Group Agenda, 17 August 

 
Topic  Context  Time 

allocated 
Review goals of the 
group and forward 
agenda (Dominick) 
 

At the last meeting we agreed that we were 
focussed on the housing market and amended 
the TOR to clarify that we seek to understand 
house price sustainability, affordability, and the 
drivers of the market.  
 
I propose that our forward agenda should include: 
 
• HUD Housing Affordability Measure refresh 
• Understanding implications of Uncompetitive 

Urban Land Markets  
• RBNZ house price sustainability measures 
• Agree on the best measure of rents 
• Review of each agency’s house price 

forecasting model, with the aim of testing 
assumptions and methodologies (not to 
centralise) 

• Developing possible housing market 
scenarios while recognising uncertainty. 

• Data -sharing and Building a centralised data 
HUB for officials  

• Creating a Housing Market Dashboard  
• Focus on Waikato housing market 
 

5 minutes 

HUD presentation of 
Affordability Dashboard 
(Alan) 

Alan to present on HUD’s proposed affordability 
dashboard, others to offer feedback. 
 

45 
minutes  

Discussion of possible 
TWG dashboard 
(Dominick) 

Ideas for our group’s own dashboard, commission 
scoping work. 
 

10 
minutes  

Discussion of 
information sharing 
platform (Hannah) 

Ideas for data sharing platforms. 
 

10 
minutes 

Discuss focus on 
Hamilton Area (all) 

Ideas for implementing Hamilton Focus requested 
by the CE’s.  
 

10 
minutes  

Other business  
 

10 
minutes 
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Housing Technical Working Group Agenda, 8 September 

Time: Wednesday 8 September 
Place: MS Teams meeting 
 
 
Topic  Context  Time 

allocated 
Hamilton Deep Dive  Discussion / reaction to Nick’s presentation on 

the Hamilton Deep Dive from last week 
35 minutes  

Uncompetitive Urban 
Land Markets (Chris P) 

Treasury presentation on uncompetitive urban 
land markets 
 

35 minutes 

Dashboard and info 
platform (Hannah) 

Check-in on dashboard, hear from Hannah 
about ideas for info sharing platform 
 

15 minutes 

Other business  
 

5 minutes 
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Housing Technical Working Group Forward Agenda 

Item   Date 
Discussion on cross agency centralised data hub/ information 
sharing platform (Hannah) 
 

TBD 

Hamilton/ Waikato deep-dive, preliminary findings and discussion 
(Nick) 
 

31/08/21 and 
07/09/21 
 

RBNZ presentation on house price sustainability metrics (Chris M) 
 

31/08/21 
 

Organisation leads to report back on what their agency needs for 
the HTWG Dashboard  
 
(responses to the Dashboard questions, outlined on 17 August 
2021 Minutes) 
 

14/09/21 

Discussion on a HTWG statement, report or other output to 
publicly communicate what the group is doing  
 

TBD 

House price forecasting, RBNZ and Treasury 
 

TBD 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Treasury presentation on competitive and uncompetitive urban 
land markets (Chris) 
 

07/09/21 

Treasury presentation on policy implications of uncompetitive 
urban land markets (Dom) 
 

14/09/21 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 
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Housing Technical Working Group Agenda, 14 September 

Time: Tuesday 14 September 
Place: MS Teams meeting 
 
 
Topic  Context  Time 

allocated 
HTWG Dashboard  - Report back from agency leads on agency 

requirements for a dashboard. 
- Decide on our approach to dashboard and 

assign workstream lead 

25 minutes  

Dashboard and info 
platform (Hannah) 

- Ideas for info sharing platform 
 

15 minutes 

Implications of 
uncompetitive urban 
land markets (Dom) 

- Presentation on policy implications of 
uncompetitive urban land markets 

 

40 minutes 

Ham/Wai Deep Dive - Check in on work programme 10 minutes 
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Housing Technical Working Group Forward Agenda 

Item   Date 
Discussion on cross agency centralised data hub/ information 
sharing platform (Hannah) 
 

TBD 

Hamilton/ Waikato deep-dive, preliminary findings and discussion 
(Nick) 
 

31/08/21 and 
07/09/21 
 

RBNZ presentation on house price sustainability metrics (Chris M) 
 

31/08/21 
 

Organisation leads to report back on what their agency needs for 
the HTWG Dashboard  
 
(responses to the Dashboard questions, outlined on 17 August 
2021 Minutes) 
 

14/09/21 

Discussion on a HTWG statement, report or other output to 
publicly communicate what the group is doing  
 

TBD 

House price forecasting, RBNZ and Treasury 
 

14/09/21 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Treasury presentation on policy implications of uncompetitive 
urban land markets (Dom) 
 

14/09/21 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - 
aggregated for now until dates are decided)  
 

TBD 
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Housing Technical Working Group Agenda, 28 September 

Time: Tuesday 28 September 
Place: MS Teams meeting 
 
 
Topic  Context  Time allocated 
Progress report for CEs - Agree on final progress report 

- Agree attendance at meeting 
10 minutes for 
each agency’s 
presentation 
 
Total: 
45 minutes   
 

Prototype Dashboard - Review proposed dashboard indicators. 
- Agree final indicators  
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Housing Technical Working Group Forward Agenda 

Item   Date 
Discussion on a HTWG statement, report or other output to 
publicly communicate what the group is doing  
 

TBD 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - 
aggregated for now until dates are decided)  
 

TBD 

Hannah and Jono to report on inter-agency data sharing  
 

28/09/21 

Progress report on the Ham/Wai deep dive 
 

21/09/21 

Enzo, Alex and team to report back on Dashboard prototype 28/09/21 
Further reflections on the implications of uncompetitive urban land 
markets and role of interest rates vs physical supply/demand 
 

21/09/21 (if time 
allows) 
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Housing Technical Working Group Agenda,  

Time: Tuesday 5th October 4-5pm. 
Place: MS Teams meeting 
 
 
 
Topic  Context  Time allocated 
CE’s meeting feedback. 
 

- Dom to report back from CEs’ meeting 15 Mins 

Data sharing platform. 
 

- Hannah and Jonno to report back with                
ideas 
 

15 Mins 

Open discussion. 
 

- How might the Group go about 
providing evidence to resolve key areas 
of uncertainty, such as the sensitivity of 
prices to supply/demand, degree of 
land market competitiveness etc. 
 

30 Mins 
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Housing Technical Working Group Forward Agenda 

Item   Date 
Discussion on a HTWG statement, report or other output to 
publicly communicate what the group is doing  
 

TBD 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - 
aggregated for now until dates are decided)  
 

TBD 

Hannah and Jonno to report on inter-agency data sharing  
 

05/10/21 

Assignments  
 

05/10/21 

Enzo, Alex and team to report back on Dashboard prototype 
 

12/10/21 
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Housing Technical Working Group Agenda, 12th October 21 

Time: Tuesday 12th October 3:30-5:00 
Place: MS Teams meeting 
 
 
Topic  Context  Time allocated 
Dashboard Prototype - Enzo and Alex to lead discussion 60 mins 

 
Hamilton/Waikato deep 
dive check in 

-  All contributors to update on progress 30 mins 
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Housing Technical Working Group Forward Agenda 

 

Item   Date 
Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - 
aggregated for now until dates are decided)  
 

TBD 

Official measure of house price inflation. 
 

TBD 

Urban Land Market Group meet up  
 

TBD 

Hannah and Jonno to report on inter-agency data sharing  
 

19/10/21 

Enzo, Alex and team to report back on Dashboard prototype 
 

12/10/21 
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Housing Technical Working Group Agenda, 19th October 

Time: 19th October 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Dashboard Prototype - Alex and Eznzo to lead discussion on the 

next iteration of the dashboard prototype. 
 

Competitiveness of Waikato 
urban land market. 

- Chris P, Hannah, Andrew and Nick to present 
the definitions and indicators of 
competitiveness of urban land markets and 
respond to the three questions from last 
week.  

 

User Cost modelling - Dominick, Matthew and Carlos to update on 
User cost model for Hamilton. 
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Housing Technical Working Group Forward Agenda 

Item   Date Person(s) 
Responsible 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment. 
 

TBD Enzo 

Group discussion on the best measure of rents  
 

TBD  

RBNZ and HUD presentation on income modelling methods  
 

TBD  

BRANZ to do a presentation on their recent work on data indicators 
 

TBD Chris P 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - 
aggregated for now until dates are decided)  
 

TBD Chris M 

Official measure of house price inflation. 
 

TBD Francis 

Urban Land Market Group meet up  
 

TBD Chris P 

Housing and Taxation TBD Andrew 
Coleman 

Share ideas for inter-agency data sharing  
 

26/10/21 Hannah and 
Jonno 

Go over the next iteration of the Dashboard prototype 
 

19/10/21 Enzo, Alex. 
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Housing Technical Working Group Agenda, 26th October 

Time: 26th October 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Hamilton/Waikato stocktake - Nick to update on progress for deep dive and 

allocation of tasks going forward. 
-- 

Competitiveness of Waikato 
urban land market. 

- Chris P, Hannah, Andrew and Nick to present 
the definitions and indicators of 
competitiveness of urban land markets and 
respond to the three questions from last 
week.  

-- 

User Cost modelling - Dominick, Matthew and Carlos to update on 
User cost model for Hamilton. 

-- 
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Housing Technical Working Group Agenda, 02nd November 

Time: 2nd November 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Latest Draft of the 
Dashboard 

 -    Enzo 20 Mins 

Matt’s User Cost estimates 
for Hamilton 

- Matt 
10 Mins 

Draft Hamilton/Waikato 
deep dive slides. 

- Nick 60 Mins 
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Housing Technical Working Group Agenda, 09th November 

Time: 9th November 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Hamilton/Waikato deep-dive 
slides. 

 -    Nick 1 hr 30. 
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Housing Technical Working Group Agenda, 16th November 

Time: 16th November 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Dashboard Prototype - Enzo 20 mins 

Summary of Tax and House 
Prices 

- Andrew 20 mins 

Hamilton/Waikato deep-dive 
slides. 

- Nick 50 mins 
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Housing Technical Working Group Agenda, 23rd November 

Time: 23rd November 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Hamilton/Waikato deep-
dive. 

- Nick 90 mins 
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Housing Technical Working Group Agenda, 30th November 

Time: 30th November 
Place: MS Teams meeting 
 

 
 
 
Forward Agenda 

 

Topic  Context  Time allocated 
Combined work across 
agencies. 

 35 mins 

Hamilton/Waikato deep 
dive. 

 35 mins 

Discuss the forward agenda 
of the group (i.e. where to 
next) 

 20 mins 

Item   Date Person(s) 
Responsible 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment. 

 
Enzo 

Group discussion on the best measure of rents  
  

 
  

RBNZ and HUD presentation on income modelling methods  
  

 
  

BRANZ to do a presentation on their recent work on data indicators 
  

 
Chris P 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - aggregated 
for now until dates are decided)  

 
Chris M 

Official measure of house price inflation. 
  

 
Francis 

Urban Land Market Group meet up  
  

 
Chris P 

Page 20 of 139



  

Treasury:4671930v1  1 

Housing Technical Working Group Agenda, 7th December 

Time: 3:30-5pm 7th December 
Place: MS Teams meeting 
 

 
 
 
Forward Agenda 

 

Topic  Context  Time allocated 
Planning our meeting with CEs. Presentation of Dashboard, 
Outlining Assumptions document, Ham/Wai Deep Dive, 
working together document. 

  

Next steps for the HTWG. What would we like to do next? How 
will we use the Ham/Wai report? 

  

Item   Date Person(s) 
Responsible 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment. 

 
Enzo 

Group discussion on the best measure of rents  
  

 
  

RBNZ and HUD presentation on income modelling methods  
  

 
  

BRANZ to do a presentation on their recent work on data indicators 
  

 
Chris P 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - aggregated 
for now until dates are decided)  

 
Chris M 

Official measure of house price inflation. 
  

 
Francis 

Urban Land Market Group meet up  
  

 
Chris P 
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Housing Technical Working Group Agenda, 14th December 

Time: 3:30-5pm 14th December 
Place: MS Teams meeting 
 

 
 
 
Forward Agenda 

 

Topic  Context  Time allocated 
- Feedback from CE’s meeting.   
- Next steps for the HTWG.    

Item   Date Person(s) 
Responsible 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment. 

 
Enzo 

Group discussion on the best measure of rents  
  

 
  

RBNZ and HUD presentation on income modelling methods  
  

 
  

BRANZ to do a presentation on their recent work on data indicators 
  

 
Chris P 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - aggregated 
for now until dates are decided)  

 
Chris M 

Official measure of house price inflation. 
  

 
Francis 

Urban Land Market Group meet up  
  

 
Chris P 
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Housing Technical Working Group Agenda, 25th January 

Time: 3:30-5pm 25th January 
Place: MS Teams meeting 
 

 
 
Forward Agenda 

Topic  Context  Time allocated 
- Discussing draft Hamilton/Waikato Umbrella document 

(Hannah)  
 45min 

- Drivers of rent (HUD) 
 

 45min 

Item   Date Person(s) 
Responsible 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment. 

 
Enzo 

Urban land supply metrics and modelling 
 

  

Understanding who property investors are  
 

  

Regional breakdown of housing market statistics 
 

  

Further discussion on how to use the HTWG dashboard (after next 
CEs meeting) 
 

  

RBNZ and HUD presentation on income modelling methods  
  

 
  

BRANZ to do a presentation on their recent work on data indicators 
  

 
Chris P 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - aggregated 
for now until dates are decided)  

 
Chris M 

Official measure of house price inflation. 
  

 
Francis 

Urban Land Market Group meet up  
  

 
Chris P 
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Housing Technical Working Group Agenda, 8th February 

Time: 3:30-5pm 8th February 
Place: MS Teams meeting 
 

 
 
Forward Agenda 

Topic  Context  Time allocated 
- Progress update on Hamilton/Waikato project (Hannah, 

Chris P/Alex)  
 45min 

- Housing in an optimal investment portfolio (Patrick, 
RBNZ) 

 

 45min 

Item   Date Person(s) 
Responsible 

Scoping Urban land supply metrics and modelling project  Nick 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment. 

 
Enzo 

Understanding who property investors are  
 

  

Regional breakdown of housing market statistics 
 

  

Further discussion on how to use the HTWG dashboard (after next 
CEs meeting) 
 

  

RBNZ and HUD presentation on income modelling methods  
  

 
  

BRANZ to do a presentation on their recent work on data indicators 
  

 
Chris P 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - aggregated 
for now until dates are decided)  

 
Chris M 

Official measure of house price inflation. 
  

 
Francis 
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Urban Land Market Group meet up  
  

 
Chris P 
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Housing Technical Working Group Agenda, 22.04.22 

Time: 22nd February 2022 
Place: The Treasury Office Room 3.30. & MS Teams meeting 
 
 

Topic  Context  Time allocated 
Hamilton/Waikato 
writeup. 

- Discuss progress and any comments. 20 Mins 

Drivers of rent project.  - Agree goals, scope project, agree team. 20 Mins 
Drivers of land 
availability project. 

- Discuss scope. 20 Mins 

Current housing market  - Discussion. 30 Mins 
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Housing Technical Working Group Agenda, 8th March 2022 

Time: Tuesday 8th March 2022 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Hamilton/Waikato 
Deepdive 

- Very brief update 5 Minutes 

Drivers of Rents - Very brief update 5 Minutes 
Indicators of effective 
land supply 

- Feedback on the scope of proposed work and 
when to check back in with the full HTWG. 

40 Minutes 

RBNZ presentation on 
International Housing 
Market Indicators 

- Information sharing piece on the international 
housing comparison paper 

30 Minutes 
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Housing Technical Working Group Agenda, 15th March 2022 

Time: Tuesday 15th March 2022, 3:30pm.  
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
- Hamilton/Waikato 

Deep dive 
- Discussion on progressing this document in 

order to have this completed in time for the 
next CE Meeting.  

50 mins 

- The development of 
an official HPI by 
Stats NZ 

- Discussion/feedback to the papers that were 
circulated with the group. 

30 Mins 
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Housing Technical Working Group Agenda, 22nd March 2022 

Time: Tuesday 22nd March 2022, 3:30pm.  
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
- Hamilton/Waikato 

Deep dive 
- Discussion on progressing this document in 

order to have this completed in time for the 
next CE Meeting.  

30 Mins 

- State of housing 
market latest data. 

- Discuss the State of the Housing Market. 15 Mins 

- The development of 
an official HPI by 
Stats NZ 

- Discussion/feedback to the papers that were 
circulated with the group. 

30 Mins 

- Any other business -   
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Housing Technical Working Group Agenda, 12 April 2022 

Time: 12 April 22, 4-5pm 
Place: MS Teams meeting 
 
 

Topic  Context  Time allocated 
Debrief from the CE 
Meeting 

- A debrief from last Thursday’s CE meeting. 30 Minutes 

Forward Agenda - The group to go through the forward agenda. 
 

30 Minutes 
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Housing Technical Working Group Agenda, Tuesday 10 May 

Time: Tuesday 10th May 3:30-5:00pm. 
Place: MS Teams meeting/The Treasury (Hybrid) 
 
 

Topic   Time allocated 
- An update on the ‘understanding drivers of rent’ 

workstream 
- Enzo C and 

Nam Ngo 
30 mins 

- Presentation on methodological improvements in the 
Rental Price Index  

- Frances S 
and Alan B 

30 mins 

- Update of the CE meeting - Dominick 20 mins 
- A discussion of latest market developments - Dominick 10 mins 
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Housing Technical Working Group Agenda, 24 May 2022 

Time: 24 May 2022. 3:30-5pm. 
Place: Hyrbrid: Microsoft Teams & Meeting Room; +TSY 3.34 Poutama MS Teams. 
 
 

Topic   Time allocated 
Housekeeping – minutes, action items, forward agenda 
 

Dom 10 Mins 

Update from CEs’ and governance group meeting 
 

Nick 10 Mins 

MBIE on CCCFA changes  
 

Nick/Jason 40 Mins 

Discussion of house prices, rents, and construction activity. 
Treasury forecasts of construction activity, housing-related 
parts of the Budget. 

Group 30 Mins 
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Housing Technical Working Group Agenda, 07 June 

Time: 7 June, 3:30-4:30pm 
Place: MS Teams meeting & 3.34 TSY Room.  
 
 

Topic  Person Responsible Time allocated 
Housekeeping Dominick Stephens 5 Mins 
Update on Rents Project Enzo Cassino 30 Mins 
Access to finance Nick McNabb & Charles Lilly 30 Mins 
What’s happening in the Housing Market All 15 Mins 
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Housing Technical Working Group Agenda, 21 June 2022 

Time: 21 June 2022 3:30-5pm. 
Place: Hybrid: MS Teams meeting & TSY 3.34 Poutama. 
 
 

Topic  Person Responsible Time allocated 
Housekeeping Dominick Stephens 10 Mins 
Update on the land metrics project Nick McNabb 30 Mins 
Presentation on innovations in techniques for 
empirical models of house prices 

Ashley F & Enzo C 40 Mins 

What’s happening in the Housing Market All 10 Mins 
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Housing Technical Working Group Agenda, 5 July 

Time: 3:30pm 5th July 2022 
Place: MS Teams meeting. 
 
 

Topic  Person Responsible Time allocated 
- Housekeeping All 10 Mins 
- Discussion with Peter Nunns on the recent 

Infrastructure Commission report.  
Chris Parker 40 Mins 

- Discussion on different methods to model 
income (RBNZ-HUD project). 

Alan B (HUD) 40 Mins 
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Housing Technical Working Group Agenda, 19 July 

Time: 3:30pm 19th July 2022 
Place: MS Teams Meeting & RBNZ Wellington Office 
 

Topic  Person Responsible Time allocated 
- Housekeeping All 10 Mins 
- Presentation on the preliminary findings of 

HUD’s newly developed micro-simulation 
model.  

Mariona RV (HUD) 30mins 

- Presentation on a decomposition of house 
prices through a user-cost framework 

Matthew B (RBNZ) 30mins 

- What’s up Discussion (including short update 
on household stress indicators)  

Tyler/John (RBNZ) 
and Connor (Tsy)  

20mins 
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Meeting One Minutes: Housing Technical Working Group 

Date: 3:00pm to 4:30pm, 3 August 2021 
 
Location: 1 The Terrace, The Treasury, Room 3.25 (Wharenui)  
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, 
Ministry for Housing and Urban Development (MHUD): Alex Gunn, Alan Bentley, Jonno 
Ingerson, Frances Krsinich 
 
Apologies: Jeff Slee (RBNZ) 
 
 

Agenda item  Outcome  
Personal 
introductions  
 

Everyone introduced themselves.  
 
Agencies and teams present included: 
• Treasury - Chief Economic Advisor, Housing and Urban Growth 

team, and Forecasting team 
• RBNZ - Financial System Analysis team, Statistics team, and 

Economics department 
• MHUD - System Intelligence team, and Research and Insights team 
 

Introductory 
discussion form the 
Chair 
 

The Chair discussed the purpose of the Housing Technical Working 
Group and we acknowledged that agencies are driven by different 
concerns relating to the housing market.  
 
We agreed that primarily MHUD is focused on the housing system and 
people (micro level); RBNZ is focused on financial stability and macro 
policy; and Treasury is focused on allocative efficiency/ how well the 
market operates.  
 

Admin: Agree 
Terms of 
Reference, 
meeting frequency, 
membership, 
meeting locations 
etc 
 

The terms of reference were agreed to with the following changes to the 
“Short to medium-term working programme” section: 
• Remove “(profitability as an investment product)” 
• Change “Define house price sustainability” to “Understand house 

price sustainability”  
• Add “Understand house price affordability” 
• Add “Understand the drivers of house prices, rents and construction 

activity.” 
 
We also discussed whether to focus on the wider housing system 
(people in need, transport, climate change etc) as opposed to the 
housing market. We agreed that initially we would focus on the Housing 
Market.  
 
It was also agreed that: 
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• Meetings would initially be held fortnightly and may become less 
frequent over time  

• Chris McDonald and Alex Gunn are the main points of contact from 
RBNZ and MHUD respectively.  

 
Round table of 
agency frameworks 
and/or modelling 
methods  
 

Each agency had one or two representatives that very briefly discussed 
frameworks and/or modelling methods used to analyse the housing 
market.  
 
Treasury discussed the Competitiveness of urban land markets; the 
Alonzo Muth Mills Model; distinguishing house prices from rents; and 
discussed the Forecasting team’s house price model.  
 
RBNZ discussed that they are interested in the general financial system 
and house price sustainability. They also discussed the multiple models 
that they use to forecast house prices (macro, satellite, user cost, 
statistics, discounted cash flow etc).  
 
MHUD described their place-based approach and highlighted their 
interest in granular analysis. It was also stated that: 
• MHUD do not conduct house price or rent price forecasting; and 
• MHUD have a lot of powerful data that they are interested in sharing  
 

Proposed 
deliverables  
 

We discussed that there are many areas for us to co-operate on. These 
areas included: 
• Clear measure of rents 
• Feedback on Housing Affordability Measure refresh 
• Understanding implications of Uncompetitive Urban Land Markets  
• Review of each agency’s house price forecasting model, with the 

aim of testing assumptions and methodologies (not to centralise) 
• Developing possible housing market scenarios while recognising 

uncertainty. 
• Data -sharing and Building a centralised data HUB for officials  
• Creating a Housing Market Dashboard  
 
MHUD and RBNZ jointly stated that the CoreLogic buyer classification 
data does not reconcile with their own calculations. MHUD noted that 
they are working on a new measure, and there was interest from the 
group on this.   
 
It was agreed that at upcoming meetings: 
• HUD would present on its new approach to measuring housing 

affordability;  
• RBNZ would present on their house price sustainability metrics 
• Treasury would present on its thinking on Uncompetitive Urban 

Land Markets  
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Meeting Two Agenda: Housing Technical Working Group 

Date: 10 August 2021 
 
To: Members of the Housing Technical Working Group 
  
From: Dominick Stephens  

 

Topic  Context  Time 
allocated 

Review goals of the 
group and forward 
agenda (Dominick) 
 

At the last meeting we agreed that we were 
focussed on the housing market and amended 
the TOR to clarify that we seek to understand 
house price sustainability, affordability, and the 
drivers of the market.  
 
I propose that our forward agenda should include: 
 
• HUD Housing Affordability Measure refresh 
• Understanding implications of Uncompetitive 

Urban Land Markets  
• RBNZ house price sustainability measures 
• Agree on the best measure of rents 
• Review of each agency’s house price 

forecasting model, with the aim of testing 
assumptions and methodologies (not to 
centralise) 

• Developing possible housing market 
scenarios while recognising uncertainty. 

• Data -sharing and Building a centralised data 
HUB for officials  

• Creating a Housing Market Dashboard  
• Focus on Waikato housing market 
 

5 minutes 

HUD presentation of 
Affordability Dashboard 
(Alan) 

Alan to present on HUD’s proposed affordability 
dashboard, others to offer feedback. 
 

45 
minutes  

Discussion of possible 
TWG dashboard 
(Dominick) 

Ideas for our group’s own dashboard, commission 
scoping work. 
 

10 
minutes  

Discussion of 
information sharing 
platform (Hannah) 

Ideas for data sharing platforms. 
 

10 
minutes 

Discuss focus on 
Hamilton Area (all) 

Ideas for implementing Hamilton Focus requested 
by the CE’s.  
 

10 
minutes  

Other business  
 

10 
minutes 
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Housing Technical Working Group Minutes, 17 August 2021 

Date: 2:30pm to 4:00pm, 3 August 2021 
 
Location: 1 The Terrace, The Treasury, Room 3.34  
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, 
Ministry for Housing and Urban Development (MHUD): Alex Gunn, Alan Bentley, Jonno 
Ingerson, Frances Krsinich, Nick McNabb 
 
Apologies: Jeff Slee (RBNZ) Dom, I don’t think he has been at either meeting (I could 
be wrong), might pay to check with RB if he is in the group, or let me know and I can 
check for you 
 
Topic  Context  
Review 
goals of the 
group and 
forward 
agenda 
(Dominick) 
 

Everyone introduced themselves to our new member Nick McNabb. Nick is 
in the Place Based Policy and Programmes team at HUD.   
 
The group went over Meeting One’s (August 3) minutes. Dominick asked if 
there were any issues relating to the minutes. No issues were raised.  
 
The group agreed to put the following on future meeting agendas: 
• What is the best measure of rents  
• A presentation on RBNZ’s and Treasury’s house price forecasting 

models (for visibility and understanding). Approx. 45 minutes for each 
agency  

• A presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment 

 
HUD 
presentation 
of 
Affordability 
Dashboard 
(Alan) 

Alan presented on HUD’s Housing Affordability Dashboard (prototype). 
The Dashboard presents indicators such as House Price to Income Ratios 
(deposit affordability), percentage of income spent on rents, rent price 
inflation index, house price inflation index, and household income inflation 
index.  
 
We discussed the Background of HUD’s Housing Affordability Measure 
(HAM), which was not fit for purpose (but the underlying IDI data may be 
useful). HUD are aiming to replace HAM with this Dashboard.  
 
We discussed the data used for the Dashboard’s indicators.  
• For rents, HUD used the Stats NZ Flow measure for rents. A member 

suggested that using the Stock measure may be more appropriate. 
However, it was noted that the Flow measure is quality adjusted, and 
that Stock and Flow follow one another. There was consensus among 
the group that either measure is appropriate.  
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• HUD modelled median household disposable income based on the 
Household Economic Survey and the Census. RBNZ noted that they 
also model income.  

 
The group agreed that we should add Income Modelling (HUD and RBNZ) 
to a future agenda.  
 
We discussed what income is most representative of first home buyers 
(i.e. median). The group agreed that we do not know the answer.  
 
A member suggested that other indicators could be useful for the 
Dashboard (homeownership rates, mortgage serviceability, and spatial 
equilibrium indicators i.e. absolute level of income differences across 
space and migration/displacement from expensive cities).  
 

Discussion 
of possible 
TWG 
dashboard 
(Dominick) 

We discussed what a HTWG dashboard would look like. Dominick noted 
that CE’s are interested in timely forward-looking indicators.  
 
In context of a HTWG dashboard, we also discussed the following: 
• We agreed that any dashboard should use several data sources 
• We agreed that any dashboard would not be presented as a single 

source of truth, but would be fit for purpose and tailored to the 
audience 

• It was also agreed that the three organisation leads will come back 
with feedback on the following questions next meeting: 

o Audience for the dashboard (i.e. CEs, public, or both) 
o Can you commit resourcing to creating a dashboard  
o Aim/purpose of the dashboard (i.e. market direction) 
o Do we provide guidance  
o Content (i.e. RBNZ sustainability metrics and HUDs 

affordability metrics etc) 
o Who owns it (it was suggested that the HTWG owns it and it is 

on a government web domain)  
 
The group agreed that if we create a publicly released HTWG dashboard 
that we need to give people guidance (i.e. strengths and weaknesses of 
different data sets and indicators).  
 

Other 
business 

The agenda items: Discussion on information sharing platform, and 
Hamilton/Waikato deep dive will be on next meeting’s agenda.  
 
RBNZ agreed to present on their house price sustainability metrics next 
meeting.   
 
A member noted that we should publicly communicate what the group is 
doing (i.e. though a statement, report, or other output). The group agreed.  
 
Dominick asked the group if current membership was fit for purpose. The 
group agreed that it was. 
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Housing Technical Working Group Minutes, 31 August 2021 

Date: 3:30pm to 5:00pm, 31 August 2021 
 
Location: Microsoft Teams (Online) 
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Jeff Slee 
Ministry for Housing and Urban Development (MHUD): Alex Gunn, Alan Bentley, Jonno 
Ingerson, Frances Krsinich, Nick McNabb 
 
Topic  Context  
Admin  
 
 
 

Jeff Slee was introduced. Jeff is a specialist in statistical analysis at RBNZ.  
 
The group approved the minutes from August 17.  
 
The group agreed to put the following on the forward agenda: 
• RBNZ and HUD income modelling (TBD) 
• Chris P to present on Uncompetitive Urban Land Markets (UULM) (7 

September) 
• Dominick to present on policy implications of UULM (14 September) 
• Invite BRANZ to present on their recent work on data indicators (TBD) 
 
Members from RBNZ and HUD expressed interest in having a formalised 
session on house price forecasting soon. Dominick noted that the agency 
leads will decide offline when this topic will be put on the agenda.  
 

RBNZ 
presentation 
of House 
Price 
Sustainability 
measures 
(RBNZ) 
 

Matthew presented on RBNZ’s house price sustainability framework. This 
analysis uses a suite of metrics, with a medium-term outlook:  
• Investors: how attractive is housing as an investment? 
• Households: homeownership vs renting, and feasibility (affordability) 
• Supply dynamics: how is supply responding to demand  
 
RBNZ’s analysis suggests that house prices are above their sustainable 
level (when interest rates normalise). Matthew plans to send the slides out 
to group members. HUD noted that they have good data to help RBNZ with 
their house price sustainability metrics (particularly rental data).  
 
Dominick suggested that using the neutral mortgage rate may not be as 
robust as using the 5-year rate (a better indicator of market expectations) 
and noted that his model uses a 50:50 weighting between the 3-year and 
the 5-year rate. He also suggested that some metrics may contradict one 
another, i.e. the deposit to income ratio as interest rates change. 
 
There was consensus that if interest rates decrease or remained low then 
current house prices may be sustainable, becoming unsustainable when 
interest rates rise.  
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The group discussed the benefits of the User Cost Model and some of its 
evolutions. Dominick also noted that the model could use a calibration that 
is consistent with a ‘hot market’. RBNZ and the Treasury plan to compare 
notes on User Cost modelling assumptions and calibrations.  
 
Chris P asked if RBNZ is across Ryan Greenaway-McGrevy’s approach to 
measuring house price sustainability. RBNZ stated that they were. A 
member also asked if RBNZ plans to model rental prices. The group 
agreed that rent prices are an important variable to predict house prices.    
 
A member suggested that investors buy property for capital gains as 
opposed to rental yield. It was also noted that term deposits may not be the 
best comparable investment, and that housing returns (incl. capital gains, 
potentially risk-adjusted) could instead be compared to the NZX50 (or other 
investments). Chris M noted that the ‘alternative investment’ metric was the 
most challenging, and RBNZ are looking for ways to improve this.  
 
Dominick noted that the RBNZ could back calculate the implied capital gain 
using the User Cost Model, and noted that when interest rates are low 
investors do not require a high capital gain.  
 

Hamilton 
Deep Dive 
(Nick) 

Nick presented on the Hamilton/Waikato Deep Dive, and noted that house 
prices and rents are increasing and are becoming more unaffordable. 
These rises are partly explained by increases in underlying cost drivers, but 
also UULM and demand increases – the important question is the relative 
weight between these drivers. He noted that prices are sustainable on 
some measures but not others, and that HUD expects house prices to ease 
due to the strong supply response outweighing expected demand.  
 
Nick also noted that significant new land supply is coming under the spatial 
plan. Chris P noted that Hamilton’s spatial plan is not complaint with 
Competitive Urban Land Markets (i.e. no new corridors identified). The 
group will discuss this point further in a future session. 
 
There group agreed that land supply is somewhat restricted and that 
interest rates are a significant driver of house prices. A member noted that 
we should find out how competitive urban land markets are to help identify 
what variables have the largest impact on house prices.  
 
A member from RBNZ noted that the Bank is anticipating a decrease in 
house prices due to interest rate rises; policy changes impacting investors; 
and the increase in supply response relative to population growth.  
 
The Chair suggested that we hold an extra session next week  
(7 September) to discuss the Hamilton/Waikato Deep Dive further. The 
group agreed. During this meeting Chris P will also present on UULM.  
 

Other 
business 

The agenda items: Discussion on information sharing platform; and 
Dashboard requirements will be deferred to future meeting dates (TBD, 
and 14 September respectively). 
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Housing Technical Working Group Forward Agenda 

Item   Date 
Discussion on cross agency centralised data hub/ information 
sharing platform (Hannah) 
 

TBD 

Hamilton/ Waikato deep-dive, preliminary findings and discussion 
(Nick) 
 

31/08/21 and 
07/09/21 
 

RBNZ presentation on house price sustainability metrics (Chris M) 
 

31/08/21 
 

Organisation leads to report back on what their agency needs for 
the HTWG Dashboard  
 
(responses to the Dashboard questions, outlined on 17 August 
2021 Minutes) 
 

14/09/21 

Discussion on a HTWG statement, report or other output to 
publicly communicate what the group is doing  
 

TBD 

House price forecasting, RBNZ and Treasury 
 

TBD 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Treasury presentation on competitive and uncompetitive urban 
land markets (Chris) 
 

07/09/21 

Treasury presentation on policy implications of uncompetitive 
urban land markets (Dom) 
 

14/09/21 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 
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Housing Technical Working Group Minutes, 8 September 2021 

Date: 3:30pm to 5:00pm, 8 September 2021 
 
Location: Microsoft Teams (Online) 
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Jeff Slee  
Ministry for Housing and Urban Development (MHUD): Alex Gunn, Alan Bentley, Jonno 
Ingerson, Frances Krsinich, Nick McNabb 
 
Topic  Context  
Admin  The group approved the minutes from August 31.  

 
The Chair stated that we currently have three main workstreams: 

1) Dashboard/Information Hub  
2) Hamilton/Waikato Deep-Dive 
3) Keeping members up to date, and sharing information 

The group agreed.  
 
The group was happy with the forward agenda.  
 
The Chair outlined next week’s agenda (Dominick presenting on policy 
implications of UULM; RBNZ and Treasury presenting on house price 
forecasting; and a discussion on the HTWG Dashboard). 
 
RBNZ noted that they have some work programmes that may interest 
the group (incl. investors optimum portfolio, supply elasticity by region, 
international comparison of house price indicators etc). There was 
consensus that the group is keen to be across all of these topics. This 
has been added to the forward agenda.  
 

Hamilton Deep 
Dive  

The group agreed that the document would have three main sections: 
 

1. Establish the facts, particularly the relative role of various 
housing price drivers (interest rates, physical supply/demand, 
construction costs, land market competitiveness). 

2. Diagnose what has happened in Hamilton based on these 
facts. 

3. Propose solutions. 
 
The group discussed the key facts:  
- House prices have risen rising faster than income nationally, 

sometimes regardless of population growth rates, whereas rents 
have been more varied over regions.  

- House prices have risen much more than rents over a long period.  
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- There was agreement that physical factors like supply/demand 
balance should affect both house prices and rents, whereas 
financial factors such as interest rate changes mostly flow through 
to house prices (affecting the house price to rent ratio). Therefore, 
comparing the house price increase to the rent increase may give 
a sense of the relative importance of financial and physical factors. 

- There could be more sophisticated ways to make this comparison 
of relative importance. 

- Under a CULM we would have expected a fall in interest rates to 
decrease rents; instead benefits of lower interest rates have mostly 
resulted in higher land prices. Is this evidence of UULM? 

- The relative importance of construction costs could be assessed by 
looking at construction cost increases compared to land price 
increases. Stats NZ purchase of new dwellings series could be a 
good starting point. 

 
The group agree to split up the further work on section 1: 
 

• Compare the price rise to the rent rise and draw conclusions 
on the relative importance of financial and physical factors 
(Nick M to lead). 

• Compare house price increase to land price increase and 
draw conclusions on relative importance of construction costs. 
Cost stacks could be a useful starting point (Nick M to lead). 

• Assess population movements into and out of the Ham/Wai 
region over a long time period and correlate to rents and 
prices (Jonno, Alex). 

• Assess population growth compared to construction activity 
over a longer timeframe, people per dwelling measure (RBNZ)  

• Assess competitiveness of urban land market (Chris P, 
Treasury) 

• Assess provision of land versus planned population growth 
(Chris P, Alex) 

• Affordability measures – deposit affordability, rent affordability 
and mortgage affordability over time (Alan). 

  
It was noted that UGA ministers met recently and are interested in 
understanding/reframing why we have a housing crisis.  
 

Uncompetitive 
Urban Land 
Markets (Chris P) 

Chris conducted a high-level analysis of Hamilton/Waikato, and has 
concluded that land markets there are moderately uncompetitive: 
- Hamilton house prices are more than 1.5x construction costs 
- No new corridors or urban expansion identified in the spatial plan  
- Waikato is one of the top three regions for land restrictiveness  
- Jobs are still centred  
Chris also noted that the upcoming NPS-HPL threatens to prevent 
competitive expansion (in Hamilton and all of NZ).  
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The group discussed the relationship between record number 
consents and UULM. It was clarified that UULM do not cause a stop to 
new supply, but increases the cost to supply (time and money).  
 
Chris noted that promoting urban intensification, supported by mass 
transit upgrades would help shift Hamilton towards a CULM. 
 

Other business The agenda items: Discussion on information sharing platform; and 
Dashboard requirements will be deferred to 14 September 
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Housing Technical Working Group Minutes, 21 September 2021 

Date: 3:30pm to 5pm, 21 September 2021 
 
Location: Microsoft Teams (Online) 
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Lewis Kerr 
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Alex Gunn, Nick 
McNabb 
Statistics New Zealand: Frances Krsinich 
 
Apologies: Jonno Ingerson 
 
Topic  Context  
Admin 
 
 
 
 

The group approved the minutes from September 14, noting two 
discussions have been progressing between meetings: 

• Matt has been leading more detailed discussions on User Models. 
A meeting will be convened in the coming days for interested 
members. 

• Alan has been seeking views on the design of a Mortgage 
Affordability Indicator. Members are invited to get in touch if they 
have views on the proposal or would like further information. 

 
The group was happy with today’s and the forward agenda. 
 

House price 
forecasting  

Lewis Kerr gave a presentation on house price forecasting at RBNZ. 
 
Carlos So gave a presentation on house price forecasting at the Treasury. 
 
Several similarities were noted, including: 

• both forecast CoreLogic HPI; REINZ HPI used to nowcast 
• models of dynamic deviations from long term trends 
• historical trends estimated from (smoothed) historical growth rates 
• future trends estimated from nominal GDP or income per capita 
• judgements are applied; not purely mechanical 

 
Dom provided an overview of the house price forecasting approach at 
Westpac. The major difference is that a User Cost approach is used to 
estimate trend. Westpac also forecast rent (supply/demand + income 
growth), and mortgage rates (OCR is not the only factor, others include 
risk & regulation). 
 
Discussion was focused on: 

• interest rates (tracked lower than expected; may need more weight 
in models) 
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• migration & population change (may be weighted too highly in 
current models) 

• trend forecasts may need to incorporate permanent change (future 
research may consider, inter alia: User Costs, uncompetitive urban 
land markets, permanently lower interest rates) 

 
Conclusions for potential model enhancements: 

• Reconsider sensitivity to interest rates (potentially more impact) 
• Reconsider sensitivity to migration (potentially less impact) 
• Consider whether to allow for permanent changes to trend (e.g. 

house price to income ratio could change, interest rates may 
change permanently) 

• Consider need to forecast rent: (i) input for user costs, (ii) rents are 
arguably more important for wellbeing (basic access to shelter). 

 
Potential future research: 

• More funding may be warranted 
• Overseas research could be explored (meta-analysis, ongoing 

research networks, global economic phenomenon)  
 

Waikato 
Deep Dive 

The group provided an update on the action items: 
 

• Compare the price rise to the rent rise and draw conclusions on 
the relative importance of financial and physical factors (Nick M to 
lead). 

• Compare house price increase to land price increase and draw 
conclusions on relative importance of construction costs. Cost 
stacks could be a useful starting point (Nick M to lead). 

• Assess population movements into and out of the Ham/Wai region 
over a long time period and correlate to rents and prices (Jonno, 
Alex). 

• Assess population growth compared to construction activity over a 
longer timeframe, people per dwelling measure (RBNZ)  

• Assess competitiveness of urban land market (Chris P, Treasury) 
• Assess provision of land versus planned population growth (Chris 

P, Alex) 
• Affordability measures – deposit affordability, rent affordability and 

mortgage affordability over time (Alan). 
 
Progress is being made against all items. Nick will continue to lead a 
consolidation of the evidence and bring together conclusions & 
recommendations. 
 

Other 
business 

The 3 agency CE’s will meet Thursday 29th Sept. Dom will co-ordinate a 
progress report highlighting the group’s work to date. 
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Housing Technical Working Group Minutes, 28 September 

Date: 3:30pm to 5pm, 28 September 2021 
 
Location: Microsoft Teams (Online) 
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton 
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Alex Gunn, Nick 
McNabb 
Statistics New Zealand: Frances Krsinich 
 
Apologies: Jonno Ingerson, Chris Parker 
 
Topic  Context  
Admin  
 
 
 

The group approved the minutes from September 21.  
 
The group was happy with today’s and the forward agenda.  

Progress 
report for CEs 

Dominick Stephens, Chris McDonald, and Nick McNabb will be attending 
the CEs meeting.  
 
The Chair asked the group for feedback of the DRAFT progress report: 
• The report implied that changes in interest rate/ taxes has no impact 

on rents. Members were concerned this was too strong of a position.  
o Dominick agreed to revise the text. 

• We could do more to inform the public (and the CEs) that we are 
humble about our ability to forecast house prices. Noting that the 
Treasury and RBNZ forecast house prices to help estimate tax 
revenue/ set macro policy. We are also limited in our ability to 
forecast prices by the quality of the inputs.  

o Chris M agreed to draft some text around this point.  
• The Hamilton/Waikato deep dive could do more to explain why the 

housing market was sustainable on some measures but not others.  
o Nick agreed to draft some text explaining that rents are 

stretched compared to income, but prices relative to rents are 
sensible (given the user cost modelling).    

 
There is still some disagreement between members on whether housing 
supply increases will impact house prices in a meaningful way, 
particularly if interest rates remain low. The group agreed that the rent to 
price ratio is impacted by interest rates, and that an increase in supply 
likely has some impact on rents. The group will continue to investigate to 
what degree this would put downward pressure on house prices.  
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Prototype 
Dashboard 

Enzo presented on a long-list of metrics for the HTWG dashboard. The 
group reviewed the list and agreed on 14 measures for the prototype: 
 
1. REINZ seasonally adjusted annual and monthly house price 

percentage change (two trends on one graph) 
2. Stats NZ RPI (rent price) monthly and annual flow measure 
3. Weeks of inventory stock and House sales per million persons  
4. Near term measure of rental ‘sales’ (i.e. number of bond lodgements 

per month or total bonds) 
• HUD has agreed to come back to the group on this. 

5. Buyer classification 
6. Stock of housing relative to population (persons per dwelling) and 

how this has changed overtime  
7. Mortgage affordability and Deposit affordability  
8. Rent affordability  
9. House price to income ratio  
10. RBNZ stressed borrowers and arrears  
11. The group agreed to have one measure for rental stress i.e. change 

of number of people on housing register per 10,000 heads 
• HUD has agreed to come back to the group on this. 

12. Building consents and population growth  
13. Measure relating to land cost vs construction cost i.e. CPI new 

dwellings; SPAR index; or develop a cost stack 
• Frances has agreed to come back to the group on this. 

14. Mortgage rates (1-year, 2-year, 5-year, floating etc) 
 
Note that the measures are planned to be broken into three sections: 
(Current market conditions, Wellbeing, Forward-indicators) 
 
The group agreed to consider incorporating regional and ethnic 
components to the HTWG dashboard once the list of metrics and their 
source data have been finalised. A few members suggested adding links 
to the dashboard for those who were interested accessing more 
information. There was consensus that this was a good idea.  
 

Other business  
 
 
 

The Chair is reaching out to Andrew Coleman (RBNZ) to see if he can 
join the group for a discussion on ‘Taxes and House Prices’.  
 
Next week Hannah and Jonno will present on what a cross-agency data 
sharing platform could look like.  
 
Next week the group will agree on some assignments to help navigate 
housing market dynamics that members have differing views on. These 
assignments will be given to members to complete and report back on.  
 
In two weeks’ time, Enzo will come back to the group with a HTWG 
dashboard prototype.  
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Housing Technical Working Group Forward Agenda 

Item   Date 
Discussion on a HTWG statement, report or other output to 
publicly communicate what the group is doing  
 

TBD 

Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - 
aggregated for now until dates are decided)  
 

TBD 

Hannah and Jono to report on inter-agency data sharing  
 

05/10/21 

Assignments  
 

05/10/21 

Enzo, Alex and team to report back on Dashboard prototype 
 

12/10/21 
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Housing Technical Working Group Agenda, 12 October 2021 

Date: 3:30pm to 5pm, 12 October 2021 
 
Location: Microsoft Teams (Online) 
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Carlos So, 
Chris Parker 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Andrew Coleman  
Ministry for Housing and Urban Development (MHUD): Nick McNabb 
Statistics New Zealand: Frances Krsinich 
 
Apologies: Jonno Ingerson, Alan Bentley, Alex Gunn 
 
Topic  Context  
Administration  Andrew Coleman, a new member of the HTWG, introduced himself. 

Among other topics, Andrew is a specialist in housing and taxation.  
 
A discussion on Housing and Taxation has been added to the forward 
agenda. 
 
The group approved the minutes from 5 October. 
 
The group was happy with today’s and the forward agenda, and agreed 
that there will be a person (or group) responsible for each item.  
  
The group’s two deliverables (for the next CEs meeting) are due on 
November 9: 

• Housing Market Dashboard Prototype  
• Hamilton Waikato Deep-Dive  

 
Dashboard 
Prototype 

Enzo presented the Housing Dashboard Prototype.  
Note: Formatting will be considered once the group/ CEs decide who 
will be responsible for the Dashboard.  
 
Overall, the group thought that the dashboard could do more to keep 
end-users in mind (CEs, and the public) as charts were noisy and/or did 
not tell a compelling story at a glance. To mitigate these issues, the 
group agreed to add chart titles that briefly describe what the data is 
showing; and smooth data for long run charts and pull out short-term 
trend data where needed (i.e. monthly house price and rent growth).  
 
The groups other comments and agreed actions included:  

• The three sections will be amended to: Current Housing Market 
Conditions, Drivers of the Housing Market, and Wellbeing  
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• Change Seasonally Adjusted House Price Growth graph (annual 
and monthly) to HPI instead of median prices; and separate out/ 
highlight monthly growth over a shorter time frame (i.e. two 
years)  

• Change National House Sales Per Million Persons graph to 
monthly instead of quarterly by linearly projecting population  

• A member was interested in the National Housing Inventory 
going back further (currently to 2007). It was noted that the data 
on hand only went back to 2007.  

• A member noted that Sales and Inventory are important warning 
lights for a market downturn (i.e. when sales and inventory 
increase/spike)  

• The graphs Annual Growth in Population and Building Consents, 
and Change in Electricity Connections are being replaced with 
RBNZ’s graphs New Supply of and Demand for Houses, and 
Outlook for People per Dwelling 

• Enzo asked which chart the group preferred relating to buyer 
classification (Share of New Lending by Borrower Type, RBNZ; 
or Buyer Shares, CoreLogic).  

o A member noted that the CoreLogic data overestimated 
investor activity by around 10% (and this grouping is 
more accurately defined as Multiple Property Owners)  

o For the next iteration the group would like to see Share 
of Number of Loans by Borrower Type instead of Share 
of New Lending  

 
The Chair noted that any further comments be sent to Enzo over the 
next two days. The group agreed to go over the next iteration of the 
Dashboard next week.   
 

Hamilton/Waikato 
deep dive check in 

Nick McNabb discussed the Hamilton Waikato Deep Dive and noted 
that there were some outstanding questions: 
1) How would we know that we are moving towards a land market that 

is more competitive (what are the key indicators)? 
2) What is our assessment of future land market competitiveness in 

Hamilton/Waikato (existing and future frictions/ constraints)? 
3) What are the drivers of land price appreciation? 
 
A member noted that we should also have a more robust definition of 
Competitive and Uncompetitive Urban Land Markets. The group agreed 
that Chris P, Hannah, Andrew, and Nick will come back to the group on 
this and the three questions above next week.  
 
Nick noted that the User Cost Contributions Analysis (degree to which 
inflation, real rents, interest rates, and policy affect the user cost value) 
showed that rising rents, and therefore physical supply and demand, 
has likely played a significant role in house price changes over the past 
decade. The group agreed that Dominick, Matthew, and Carlos would 
explore this finding further and come back to the group next week.  
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Housing Technical Working Group Forward Agenda 

 

A bit too many agenda items next week 

Item   Date 
Presentation on innovations in the house price modelling and 
forecasting space i.e. social media web scraping to gauge market 
sentiment (Enzo) 
 

TBD 

Group discussion on the best measure of rents  
 

TBD 

RBNZ and HUD presentation on income modelling methods  
 

TBD 

BRANZ to do a presentation on their recent work on data 
indicators 
 

TBD 

RBNZ to present on recent work programmes (presentations for 
different work programmes to be spread across sessions - 
aggregated for now until dates are decided)  
 

TBD 

Official measure of house price inflation. 
 

TBD 

Urban Land Market Group meet up  
(Chris P) 
 

TBD 

Hannah and Jonno to report on inter-agency data sharing  
 

19/10/21 

Enzo, Alex and team to report back on Dashboard prototype 
 

19/10/21 

Housing and Taxation  
 

TBD 

Definition and indicators of CULM  
(Chris P, Hannah, Andrew, Nick)  
 

19/10/21 

User-cost modelling  
(Dominick, Matthew, Carlos)  
 

19/10/21 
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Housing Technical Working Group Minutes, 12 October 2021 

Date: 3:30pm to 5pm, 12 October 2021 
 
Location: Microsoft Teams (Online) 
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Carlos So, 
Chris Parker 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Andrew Coleman  
Ministry for Housing and Urban Development (MHUD): Nick McNabb 
Statistics New Zealand: Frances Krsinich 
 
Apologies: Jonno Ingerson, Alan Bentley, Alex Gunn 
 
Topic  Context  
Administration  Andrew Coleman, a new member of the HTWG, introduced himself. 

Among other topics, Andrew is a specialist in housing and taxation.  
 
A discussion on Housing and Taxation has been added to the forward 
agenda. 
 
The group approved the minutes from 5 October. 
 
The group was happy with today’s and the forward agenda and agreed 
that there will be a person (or group) responsible for each item.  
  
The group’s two deliverables (for the next CEs meeting) are due on 
November 9: 

• Housing Market Dashboard Prototype  
• Hamilton Waikato Deep-Dive  

 
Dashboard 
Prototype 

Enzo presented the Housing Dashboard Prototype.  
Note: Formatting will be considered once the group/ CEs decide who 
will be responsible for the Dashboard.  
 
Overall, the group thought that the dashboard could do more to keep 
end-users in mind (CEs, and the public) as charts were noisy and/or did 
not tell a compelling story at a glance. To mitigate these issues, the 
group agreed to add chart titles that briefly describe what the data is 
showing; and smooth data for long run charts and pull out short-term 
trend data where needed (i.e. monthly house price and rent growth).  
 
The groups other comments and agreed actions included:  

• The three sections will be amended to: Current Housing Market 
Conditions, Drivers of the Housing Market, and Wellbeing  
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• Change Seasonally Adjusted House Price Growth graph (annual 
and monthly) to HPI instead of median prices; and separate out/ 
highlight monthly growth over a shorter time frame (i.e. two 
years)  

• Change National House Sales Per Million Persons graph to 
monthly instead of quarterly by linearly projecting population  

• A member was interested in the National Housing Inventory 
going back further (currently to 2007). It was noted that the data 
on hand only went back to 2007.  

• A member noted that Sales and Inventory are important warning 
lights for a market downturn (i.e. when sales and inventory 
increase/spike)  

• The graphs Annual Growth in Population and Building Consents, 
and Change in Electricity Connections are being replaced with 
RBNZ’s graphs New Supply of and Demand for Houses, and 
Outlook for People per Dwelling 

• Enzo asked which chart the group preferred relating to buyer 
classification (Share of New Lending by Borrower Type, RBNZ; 
or Buyer Shares, CoreLogic).  

o A member noted that the CoreLogic data overestimated 
investor activity by around 10% (and this grouping is 
more accurately defined as Multiple Property Owners)  

o For the next iteration the group would like to see Share 
of Number of Loans by Borrower Type instead of Share 
of New Lending  

 
The Chair noted that any further comments be sent to Enzo over the 
next two days. The group agreed to go over the next iteration of the 
Dashboard next week.   
 

Hamilton/Waikato 
deep dive check in 

Nick McNabb discussed the Hamilton Waikato Deep Dive and noted 
that there were some outstanding questions: 
1) How would we know that we are moving towards a land market that 

is more competitive (what are the key indicators)? 
2) What is our assessment of future land market competitiveness in 

Hamilton/Waikato (existing and future frictions/ constraints)? 
3) What are the drivers of land price appreciation? 
 
A member noted that we should also have a more robust definition of 
Competitive and Uncompetitive Urban Land Markets. The group agreed 
that Chris P, Hannah, Andrew, and Nick will come back to the group on 
this and the three questions above next week.  
 
Nick noted that the User Cost Contributions Analysis (degree to which 
inflation, real rents, interest rates, and policy affect the user cost value) 
showed that rising rents, and therefore physical supply and demand, 
has likely played a significant role in house price changes over the past 
decade. The group agreed that Dominick, Matthew, and Carlos would 
explore this finding further and come back to the group next week.  
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Housing Technical Working Group Minutes, 26 October 2021 

Date: 3:30pm to 5:15pm, 26 October 2021 
 
Location: Microsoft Teams (Online) 
 
Present Members 
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Carlos So, 
Chris Parker 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Andrew Coleman  
Ministry for Housing and Urban Development (MHUD): Nick McNabb, Jonno Ingerson, 
Alan Bentley, Alex Gunn 
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration  
 
 

The chair noted that the minutes from 19 October have not been sent out. The 
group will be asked to approve the minutes at next week’s meeting.  
 
The group was happy with today’s and the forward agenda.  
 
Nick noted that the CEs meeting has been postponed from 9 November to early 
December. The group’s two deliverables for this meeting (HTWG Dashboard 
and the Hamilton/Waikato deep-dive) are now due later. The Chair noted that we 
should aim to complete our deliverables by 9 November.  
 

Hamilton/ 
Waikato 
stocktake 

Nick presented the DRAFT outline for the Hamilton/Waikato deep-dive.  
 
Nick highlighted the following key points: 
- This work highlights what we know and don’t about land competitiveness, 

housing/rental affordability, sustainability, and the effect of policy. 
- This advice will likely lead to a broader piece of work aimed at increasing our 

understanding of housing markets (fill in knowledge, indicator, or tool gaps). 
- We should draw a link between the deep-dive and the stocktake of all 

housing measures across the agencies (both advice for CEs).  
 
The groups other comments and agreed actions included: 
- The Hamilton/Waikato deep-dive should be presented in PowerPoint.  
- Move sustainability measures from the diagnosis to the facts section. 
- A member confirmed that graphs for all metrics in the facts section are 

complete, with the exception of the user cost model that Matt is working on, 
which considers that relative contribution of rents, and financial factors etc. 

- Hannah, Nick, Andrew and Chris will continue to work on the land market 
competitiveness workstream.  

- Distinguish ‘supply of new dwellings’ from ‘competitiveness of land markets’ 
as they are often confused as the same concept.  

- Alan and Matt are going to run some ‘what if’ mortgage and deposit 
affordability scenarios based on mortgage rate changes.  
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- There may be some minor wording issues in the outline. Where these exist, 
wording from the latest reports to the CEs should be adopted.  

- References to unimproved land should be changed to vacant or bare land.  
- The next steps section (and discussion of further work) will be finalised after 

the other three sections are complete. 
- We should consider the Auckland housing market’s effect on Hamilton’s 

market for the Hamilton/Waikato deep-dive.  
- The group will discuss the progress of the Hamilton/Waikato deep-dive next 

week.  
 

Competitiveness 
of Waikato 
urban land 
market. 

Hannah presented work on land market competitiveness for the Hamilton/ 
Waikato deep-dive, including a qualitative framework to assess a location’s level 
of competitiveness. The group supported the framework.  
 
The groups other comments and agreed actions included: 
- Chris presented the CULM definition (from the Urban Land Markets Group). 

The group generally accepted the definition. Andrew noted that extractive 
land rents may not be exclusively ‘bad’ given the presence of congestion.  

- There was agreement that the term ‘differential land rents’ was preferable to 
‘natural land rents’ - that language was used to enhance readability.  

- The group liked the categorisation of frictions/barriers to the supply and 
uptake of developable land (natural, lass and non-controllable, controllable). 

- Hannah noted an important distinction between ‘developable land’ (amount 
of land) and ‘development capacity’ (what you can do on the land). 

- The group was generally supportive of the indicators of UULM:  
o Some of these indicators (i.e. the urban-rural land price differential) 

are out of date. It was suggested that we make the case to CEs to 
improve indicators (where we see value) and update them.  

o The Price-Cost Ratio indicator needs to be explained more clearly.  
o Hannah noted that no one indicator is a silver bullet showing UULM, 

but together to we can evaluate risk or likelihood of UULM.  
- Andrew and Hannah will discuss (offline) how to incorporate transport 

change in the CULM framework. 
- Hannah, Chris, Nick and Andrew will populate the qualitative framework by 

next week. MHUD will be responsible for natural constraints and non-
controllable constraints; Treasury will be responsible for controllable 
constraints and indicators. The static and dynamic 2x2 is yet to be allocated.  

 
Nick noted that parts of the framework will be more precise than others. There 
was consensus across the group that further analysis, metrics and tools should 
be invested in to gain a firmer understanding of CULM and the housing market.   

 
User Cost 
modelling 

Matt briefly presented the user cost modelling for Hamilton / Waikato. The group 
agreed to discuss this in more depth at the next meeting. 
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Housing Technical Working Group Minutes, 2 November 

Date: 3:30pm to 5pm, 2 November 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Carlos So  
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Andrew Coleman  
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Alex Gunn, Nam 
Ngo 
Statistics New Zealand: Frances Krsinich  
Apologies: Chris McDonald, Jonno Ingerson 
 

Topic  Context  
Administration  
 

The group approved the minutes from 19 and 26 October.  
 
Dominick announced that Jonno Ingerson was leaving the group. He is moving 
roles within HUD.  
 
New HTWG member, Nam Ngo, introduced himself. He is a member of HUD’s 
System Intelligence team.  
 
The CEs meeting has been rescheduled for 10 December.  
 
Regarding today’s agenda, the group agreed to spend more time on the 
Dashboard. Dominick noted that we should have more time to read the 
Hamilton/Waikato deep dive slides before we have a detailed discussion.  
 

Latest Draft of 
the Dashboard 

 Enzo presented the latest iteration of the HTWG Dashboard.  
 
The groups’ comments and agreed actions included:  
- Remove the explanatory sentence headers for each of the three sections. It 

was noted that the titles plus the graph explanations are sufficient   
- In addition to a print-out, the group will explore an online dashboard option 

(similar to the Spinoff’s COVID-19 dashboard) 
- A member noted that we could separate out house from rent prices in the 

‘price index’ charts on the first page  
- Alan is going to look into ‘days to rent’ data from TradeMe  
- Enzo has emailed MSD asking for rental arrears data. He noted MSD’s 

website has data on Hardship Grants (which includes rental arrears), but that 
this is not separated out  

- The affordability graphs will be updated to include arrows indicating the 
direction for less affordable and more affordable  

- The graph outlining construction, land price, and house price growth is 
confusing. This will be replaced with a chart showing construction cost and 
house price increases (CPI new dwelling index). Francis will report back on 
exactly what the construction cost index includes.  
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- There was concern from a member that the national rental affordability chart 
may disguise rental pressure felt by some areas and some groups. It was 
reiterated that the HTWG Dashboard was at a national/ aggregated level  

- The rental affordability chart should be seasonally adjusted.  
 
Members working on the Dashboard will make final changes including aesthetic 
edits i.e., making the charts bigger and more user friendly, and will report back 
for sign-off in two weeks. A member in this sub-group will draft an accompanying 
one-page cover note explaining the purpose of the Dashboard. Members should 
send feedback to Enzo via email between now and then.  
 

Matt’s User Cost 
estimates for 
Hamilton 

Matt presented the latest user-cost model results for New Zealand and Hamilton.  
 
Matt highlighted the following key points: 
- Between the Hamilton and National user cost model, the share of each 

variable’s influence on house prices was the same (besides real rents and 
housing quality). For example, long term rates explain 31.2% of the change.  

- The difference between the user cost models is $50,000 and the difference in 
the real-world house prices is $50,000-$60,000, which was a good sign. 

- Long term rates were the largest driver of house prices (out of the user cost 
model variables) 

 
The groups’ comments and agreed actions included:  
- Matt clarified that he used MBIE rental data so that he could separate out the 

effect or real rent increases and changes in housing quality (MBIE vs RPI) 
- For the purposes of the Hamilton/Waikato deep-dive the ‘What if’ scenarios 

may confuse readers as variables such as interest rates are multiplicative. 
The group did agree that these scenarios were still helpful for magnitude (i.e. 
if rents did not grow then we would have expected X% lower house prices) 

 
Draft 
Hamilton/Waikato 
deep dive slides. 

Nick briefly went over some of the Hamilton/Waikato deep-dive slides.  
 
The group will go over the slides in more detail next week once everyone has 
had time to read them. Today’s comments were limited to high-level feedback.  
 
Chris asked if the deep-dive was going to include prescriptive advice (what 
policies do we/ other experts recommend) alongside the descriptive advice. Initial 
views were that this is a descriptive exercise.  
 
Andrew noted that tax and GST were not currently in the Hamilton/Waikato deep 
dive, and the group agreed that these topics should be covered. Andrew (lead), 
Matt, Nick, and Dominick will come back to the group on incorporating tax and 
GST, including some scenario tests i.e. what if we had a CGT.  
 
Hannah, Chris, Nick, Andrew and Matt are going to come back to the group on 
how the existing suite of policies are expected to influence the housing market, 
alongside other topics (the conclusions, land market competitiveness etc) 
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Housing Technical Working Group Minutes, 9 November 

Date: 3:30pm to 5pm, 9 November 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Carlos So, 
Chris Parker 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Andrew Coleman  
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Alex Gunn, Nam 
Ngo 
Statistics New Zealand: Frances Krsinich  
 

Topic  Context  
Administration  
 
 

The group will be asked to approve the minutes from 2 
November at next week’s meeting.  

Hamilton/Waikato deep-dive 
slides 
 
 
 
 
 
 

Nick presented the latest version of the Hamilton/Waikato deep-
dive slide pack.  
 
Dominick asked if anyone had provided feedback. Hannah noted 
that Nick and her had a meeting on re-wording and adding 
conclusions. At the time of the meeting, suggested changes 
were not incorporated in the slides. Dominick then went through 
his feedback which included: 
• A reordering of the narrative  
• The person per dwelling chart was missing 
• Slides 27-30 were unstructured  
• Slide 21 is confusing as it seems to contradict findings on 

slide 20 (the relative influence of real rents vs interest rates 
on house prices). There was consensus that Slide 21 be 
removed, but we explain that changes in real rent is 
multiplicative in the user cost model (financial factors 
exacerbate underlying land and housing supply constraints).  

 
The framing of the slides is currently “where we are”. Instead, it 
was proposed that we explain the group’s perspective on best 
ways to move forwards i.e. where to focus interventions to 
alleviate land supply constraints.  
 
Other comments from group members included: 
• Homeownership rates and first home buyer activity (despite 

rising prices) have remained relatively stable - meaning that 
homeownership is most likely delayed. A member suggested 
adding the age profile of homeownership in Hamilton 
overtime. MHUD was tasked with looking at this.  
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• The group discussed how the user cost model accounts for 
supply responses – many thought that this was reflected in 
the rental price. In future, the group should look at the 
relationship between supply of housing and rents in more 
detail.  

• International comparisons: Chris has spoken to developers 
in the USA and they are expecting prices to return to costs in 
the long run. Another member noted that the UK has sub 1% 
mortgage rates but their house price to income ratio were 
nowhere near as bad as New Zealand’s.   

 
Additional content for the slides include:  
• Add some detail on the interaction between the housing and 

the labour market.  
• Reiterate the problem (i.e. why are we doing the deep-dive).  
• Define competitive and uncompetitive urban land markets 

CULM and UULM. 
• Outline how the housing market operates in a CULM, an 

UULM, and a state in between (where we are). We should 
also discuss what policies/risks/drivers are important 
depending on where you are, and the direction we are 
heading (dynamics) on the CULM spectrum.  

• A slide should be added on whether current interventions will 
be sufficient to achieve housing market objectives, and if 
there are fundamental gaps, what are they and how do we 
bridge them.  

• We should discuss how different interventions (i.e. tax, 
releasing land supply, interest rate changes etc) are 
expected to influence house prices, rents and housing 
supply.  

 
The group went over the conclusions. There was general 
consensus that redrafting was required. Nick and others will do 
this offline and come back next week with updated conclusions.  
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Housing Technical Working Group Minutes, 23rd November 

Date: 3:30pm to 5pm, 23rd November 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton 
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Alex Gunn, Nam 
Ngo 
Statistics New Zealand: Frances Krsinich  
 

Topic  Context  
Administration  
 
 

The group will be asked to approve the minutes from 2 
November and 9 November at next week’s meeting.  
 
Hannah asked to disseminate competitive land markets 
literature review slides to the entire HWG 

Hamilton/Waikato deep-dive 
slides 
 
 
 
 
 
 

Nick presented the latest version of the Hamilton/Waikato deep-
dive slide pack.  
 
Discussion by the group on the group’s ability/willingness to 
advocate specific policies within the slide pack. The general 
consensus from the group agreed that advocating policy 
direction would be appropriate when ‘an acceptable level of 
analysis and consensus has been formed’ and only at a 
strategic level unless each agency is comfortable with more 
detailed policy suggestions.  
 
Nick, Macdonald and Parker to consult internally as to 
willingness/ability to comment on specific policies as the TWG 
 
General Agreement that the issue of land supply is a key issue 
under-pinning uncompetitive land markets. 
 
Areas members would like further analysis/investigation: 
• Deposit affordability 
• Taxation 
• Rental markets 
• Distributional effects 

 
Nick noted that having very technical documents/analysis which 
only a few key people understand will present a risk as HUD has 
had some experience in that several key people from HUD left 
resulting in that collective knowledge being lost. Parker agreed, 
but noted we shouldn’t shy away from the technical analysis but 
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making it collectively understandable should also be a priority. 
Andrew and Parker also highlighted that internationally 
understanding of urban land markets is low and NZ is not an 
exemption to this case. 
 
Rent affordability 
 
Alan suggested we should we call out rent affordability and 
distributional impacts more, Nick asked whether this is an area 
the working group could look at further and whether the RBNZ 
can use/lend expertise into analysing this area. Matt stated that 
so far the group has been focusing mainly on the structural 
issues within the market as opposed to the wellbeing and 
distributional impact 
 
 
Nick also highlighted that looking at rents on the median you 
don’t get much movement in relation to median income, however 
at lower and higher quartiles, there is significant movements 
especially at lower quartile incomes. 
 
Taxes 
 
Nick stated that taxes as they currently stand amplify inequality 
and should be highlighted more. Brunton also stated that taxes 
probably have amplified house price increases more than 
internationally comparable markets. Ashley noted that taxes 
should also be independent of the framework applied since it’s a 
distortion on the market which applies in the same direction 
irrelevant of frameworks applied. Nick suggests we should look 
at the incidence of tax. While Brunton notes that data and 
evidence may not exist internationally to conduct this analysis. 
 
Andrew believe the proposed tax changes are incoherent and 
may lead to an increase in rents especially at the lower quartile. 
Dom summarised that there is strong agreement within the 
group that taxes should be included, both structural and 
distributed issues and board agreement that incidence will fall 
predominantly on land prices over rents 
 
Deposit affordability 
 
Dominick highlighted this will obviously bring in the LVR’s and 
RB policy into play is this an area. Nick asks what happens 
when the remit expires for the reserve bank, should the bank 
explore aligning the banks and the government’s objectives. 
Ashley states the inherent risks within aligning government 
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objectives with financial stability will inherently lead to conflicting 
constraints especially in stressed environments. 
 
• General Agreement that more analysis should be done on 

behavioural and momentum driven behaviours  
• General Agreement that all agencies should continue 

communicating and sharing analysis however general 
understanding that each agency will have specific goals 
which will remain core. 

• General Agreement that solutions need to be national as 
opposed to regional. 

 
End slides  
 
Slide 40 - Look at using the house price forecasts from treasury 
and RBNZ  
Slide 41 - Look using the interest rate forecasts from RBNZ 
Find a way to say interest rates are going up and that will stretch 
affordability. 
 
General notes on gaining appropriate sign off from the various 
agencies. 
 
Forward Agenda 
 
• Next meeting aim to get a draft copy of the slides for final 

review. 
• Look at setting the forward agenda of the group. 
• Ideas for combined work between agencies 
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Housing Technical Working Group Minutes, 30 November 

Date: 3:30pm to 5pm, 30 November 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Carlos So, 
Chris Parker, Bastiaan van der Scheer 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Ashley Farquharson, Enzo 
Cassino, Matthew Brunton, Andrew Coleman  
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Alex Gunn, Nam 
Ngo, Nick McNabb 
 
Apologies: Frances Krsinich 
 

Topic  Context  
Administration  
 
 

The group approved the minutes from 16 November. The 23 November 
minutes have not been sent to members yet.  
 
Dominick noted that today we would discuss: 
• the Managers’ stocktake of housing work and cross-agency collaboration 

paper. This is not a direct output of the group but is closely related 
• the Hamilton Waikato deep dive  
 
Next week we will discuss the future of the HTWG.  
 

Managers’ 
stocktake and 
collaboration  
 
 

Nick presented the DRAFT Managers’ stocktake of housing work and cross-
agency collaboration paper, and noted the following key points: 
• CEs asked for a cross agency stocktake of housing work and 

opportunities (policy and analytical) where agencies can work together  
• The short paper covers background, objectives, trade-offs and tensions 

of the HTWG and where applicable the agencies  
• A table summarises work underway and potential for joint work  
•  Where we can work together, we still need mechanisms (i.e. financial 

policy remit, understanding prognosis for supply responsiveness, key 
metrics for CULM, how well-functioning can land markets get etc) 

• HUD is interested in development finance i.e. for the build to rent sector, 
and if RBNZ prudential regulations act as barriers  

• Moving forward HTWG should investigate who residential property 
investors are and the drivers of rent prices  

 
Comments from Dominick included:  
• The group agreed the paper’s contents should reverse order. 
• The paper should be more aligned with the key findings of the HTWG i.e. 

interest rates in context of restricted effective urban land supply; 
population growth and housing supply shortages has played a role in 
some places at sometimes etc. Dominick has agreed to provide Nick with 
wording on this. 

• The group agreed that the ‘supply of land’ and the ‘supply of dwellings’ 
should be defined separately and that the focus should be on land supply 
responsiveness and what policies would help achieve this.  
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Nick also noted:  
• We could add more around improving our technical and economic 

understanding on how land market competition works and how it 
interacts with other markets (i.e. construction and development). This 
includes developing metrics which can be used in key places with 
findings communicated to other officials/decision makers.  

• The group should conduct or shape a general framework for measuring 
the effectiveness of different policies. 

• Place specific assessment should be with HUD.  
 
Other members noted: 
• We should invest in capability now (i.e. R&D like MoT and NZTA have) to 

have a better long term understanding and plan.  
• Although the Government has ruled out further tax change, the group 

agreed that the HTWG should still continue to develop its understanding 
of the importance of tax.  

 
On the policy side of things there are outstanding questions on how we work 
together moving forwards. Before announcements, are we going to test 
ideas? As RBNZ is independent this may complicate things. A member 
noted that an MOU may exist on this already, and if we want to get more 
organised this may be an option to look into.  
 
Dominick noted that in practice the group would make recommendations to 
the CEs (based on our work) and CEs would commission the HTWG tasks. 
The group should get evidence of ‘how to’ and ‘if we are’ shifting land 
markets towards being more competitive. We should also investigate the 
analytical work needed for this.   
 

Hamilton/Waikato 
deep-dive 
 
 
 
 
 
 

The group discussed the latest version of the Hamilton/Waikato slides: 
• Last week we agreed to three areas of future work and four policy areas  
• Policy initiatives should be discussed at a high-level  
• The group agreed to change the wording in Slide 4 from “land markets 

will never be perfect” to “even with well-functioning land markets, 
population growth and other factors will influence house prices, and there 
will always be a distributional role for the Crown in the housing market to 
help those most in need.” 

• Dominick asked for one ‘summary slide’ to be added in the Tax section.  
 
On effective urban land supply definition and indicator slides: 
• The group agreed to use simple language i.e. ‘effective urban land 

supply’ instead of ‘competitive urban land markets’. 
• Hannah noted that Nick’s edits of the slides did not alter their meaning 

but perhaps took away the step by step explanation  
• The group agreed to keep the longer explanations on the indicator slides  
• Hannah and Nick will work on finalising the slides offline   
 
The group discussed what we would have expected over the past 20 years if 
land markets were well-functioning: 
• The group agreed that rents halving over this times is unrealistic.  
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• The group largely agreed that if land markets were well-functioning, we 
would have expected smaller rent and house price increases – it is also 
entirely possible rents could have fallen.  

• In future, the HTWG can sharpen up its evidence base on this question.  
 
The group went through Hannah’s email sent on 30/11 at 16:30. The group 
agreed (with the removal of the word ‘macroprudential tools’ from point 4).  
 
Andrew asked if we are going to address the ‘is there a housing bubble’ 
question. Dominick noted that by omission we are putting forward that there 
is not a bubble (through slides 15 and 47 where sustainability is discussed). 
The group agreed to keep the answer to this question out of the slides, but 
that representatives should be prepared to answer verbally in the CEs 
meeting. Some members noted that the preferred term is ‘momentum’ as 
opposed to ‘bubble’.  
 
Nick and Hannah will finalise the land market competition definition and 
indicator slides and send the finalised DRAFT Hamilton/Waikato slides to the 
group for review by Thursday. Members should send feedback via email to 
Nick or come to next week’s meeting with comments. Hannah and Chris will 
also look at the second to last slide relating to the expected impact of the 
MDRS.  
 
A member asked what we are going to do with this work once it has gone to 
CEs. Nick noted that a summary of these slides will be sent to UGA 
ministers to help scope further work for understanding housing affordability 
in context of the UGA line of work.  
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Housing Technical Working Group Minutes, 7 December  

Date: 3:30pm to 5pm, 7 December 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Enzo Cassino, Matthew 
Brunton 
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Alex Gunn,  
Statistics New Zealand: Frances Krsinich 
  
Apologies: Ashley Farquharson, Nam Ngo, Andrew Coleman 
 
 

Topic  Context  
Administration  
 
 

The group approved the minutes from 23 and 30 November.  
 
Today’s agenda includes: 
• Finalising the Hamilton/Waikato deep dive slides  
• Planning the CEs meeting scheduled for Friday morning 
• Next steps for the HTWG  

Hamilton/Waikato 
deep-dive slides 
 
 
 
 
 
 

The group discussed the latest version of the Hamilton/Waikato 
deep-dive slide pack.  
 
Hannah has formatted the slides, and Enzo has completed a QA of 
the slides. Hannah noted that Dominick’s edits (sent via email) have 
been incorporated into the formatted version. Andrew’s edited tax 
slides will be incorporated by Hannah after the meeting. Enzo will 
update the formatted version of the slides with minor edits being sent 
to him by Chris.  
 

Plan for CEs meeting  
 
 
 
 
 
 
 

One representative from each agency (Dominick, Chris M and Nick) 
will be presenting three items to the CEs on Friday: 
1) HTWG Dashboard 
2) Hamilton/Waikato deep dive slides 
3) Managers’ collaboration paper (along with a DRAFT MOU) 
 
The group will not be presenting the Challenging Assumptions 
document at this stage.  
 
HTWG Dashboard 
Dominick will present the Dashboard as a brief update of the housing 
market at the national level using key affordability measures and 
forward indicators.  
 
We will ask CEs how they would like to use it, who it should go to 
and how it should be branded. There is also an opportunity for us to 
highlight any data gaps i.e. a measure for rental stress.  
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Hamilton/ Waikato deep dive  
Dominick will present the Hamilton/ Waikato slides with a focus on 
key conclusions and next steps.  
 
We will ask CEs: 
• how they would like to use the deep dive 
• whether it should be published (internally and or externally)  
• if they would like to commission further work 
• how to socialise this work with Waikato stakeholders  
• if the deep dive answered their questions etc  
This will be presented by Dominick.  
 
Managers’ collaboration paper  
Nick will present this document and discuss what is next for the 
HTWG, including how we cooperate more broadly as agencies 
moving forwards.  
 
Overall we should get a sense of priorities and goals from the 
meeting.  
 
The group expressed a preference for taking the Hamilton/ Waikato 
deep dive public as a discussion paper. Members noted that making 
the analysis accessible was important by highlighting the importance 
of interest rates and land supply in housing markets. It would be 
authoritative if all three agencies showed some support for it.  
 
Any publicly released document could caveat that it isn’t the official 
view of the three agencies but a free and frank product of the HTWG. 
This paper could be released on all agencies websites along with a 
press conference.  
 

Next steps for HTWG  
 
 
 
 
 

The group discussed what we might do moving forwards. 
Suggestions included research and analysis on:  
• the responsiveness of land supply, where we are now, and how 

to shift the dial;  
• who property investors are;   
• the drivers of rent; 
• development finance and housing supply; and 
• machine learning techniques for house price forecasts and high-

level market indicators against international peers (RBNZ internal 
projects) 

 
The group expressed preferences for fortnightly meetings and 
working in smaller sub-groups to conduct analysis.  
 
A member suggested that we agree on a future agenda and then 
base membership on the skills that are needed.  
 
We will continue the discussion on next steps for the HTWG at next 
week’s meeting.  
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Housing Technical Working Group Minutes, 14 December  

Date: 3:30pm to 5pm, 14 December 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Enzo Cassino, Matthew 
Brunton, Ashley Farquharson, Andrew Coleman 
Ministry for Housing and Urban Development (MHUD): Nick McNabb, Alan Bentley, 
Alex Gunn  
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration  
 
 

The group approved the minutes from 7 December, with one change -
change wording from press conference to press statement.  
  

CEs meeting  
 
 
 
 
 
 

Chris M, Nick and Dominick discussed how the CEs meeting went 
including feedback, guidance and planning ahead.   
 
Overall the CEs were very impressed with both products, and thought it 
was fantastic how the three agencies were working together. Chris M 
noted that there were four main feedback points including: 
 

1) Steering group between CEs and HTWG 
The CEs were interested in reinvigorating this by having a senior 
representative from each agency (maybe at DCE level). The steering 
group would report back to CEs on the HTWG work programme. Members 
would also oversee the HTWG work programme to facilitate its alignment 
with wider work programmes and CEs commissioning. Members should 
also have the ability to control resources and sign out any joint work.  
 

2) Future work programme – managers’ paper  
The CEs agreed with the proposed seven topics of cooperation between 
the agencies. However, the priorities were (1) effective land supply 
responsiveness and (2) development finance. CEs also agreed to 
resourcing workstreams and hiring contractors where needed. The topics 
that were earmarked for the HTWG were (1) effective land supply 
responsiveness, (2) drivers of rents, and (3) characteristics of property 
investors.  
 
Nick noted that at the UGA Ministers meeting (where he presented the 
abridged version of the Hamilton Waikato deep dive) there was interest in 
further work and advice on housing affordability and the cumulative impact 
of reforms/measures underway. There was a green light for this group on 
investigating how well-functioning land markets currently are, and where 
are we moving towards.  
 
A member asked what the workstream on development finance included. 
Development finance would include looking at RB’s settings for lending to 
developers, and could include IFF later in the piece.  
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3) Hamilton/ Waikato deep dive – keep CEs in the loop 

CEs really liked the deep dive. Most of the discussion was around how to 
use the work. All CEs agreed that stakeholder engagement (particularly 
with local government in Waikato) was an important next step. They also 
liked the idea of publishing the deep dive publicly, but noted that there 
would be some processing points. The public product would be an 
accessible summary of our work (6-8 pages). Adrian noted that RBNZ 
comms could beautify any document. The slides could also be reworked 
and released.  
 
CEs noted that adding a problem statement (i.e. affordability and 
sustainability); discussing how this works fits in with RM reform and IFF; 
and explaining why global interest rates have gone down would be useful. 
It should also be clearer that increasing the effective supply of land means 
both up and out. A member noted that this distinction was in the slides. For 
the avoidance of doubt the group agreed that we should 
‘overcommunicate’ this point.    
 
CEs also noted that instead of focusing on specific policy ideas, the group 
should focus on broad areas that would make a difference. This aligns with 
the HTWG’s discussions to date.  
 

4) HTWG dashboard  
This presentation was not given a lot of time (5 min). CEs suggested that 
this was brought back to them in their next meeting. The CEs liked the 
Dashboard, and all supported its use internally but there were differing 
opinions on taking it public. HUD felt that this dashboard might overlap 
with other housing market reporting. The RBNZ was open to placing the 
Dashboard on its website.  
 
The group discussed how the Dashboard could be used in the near term. It 
was noted that regularly updating the Dashboard would be labour 
intensive, so the cost may not justify the benefit of internal-only use. RBNZ 
members noted that if the dashboard was used in an RBNZ publication, 
there might be some change in the indicators. Treasury members 
discussed the possibility of publishing a regular housing market update 
that used many of the dashboard indicators. 
 
The group agreed to: 
- Keep the Dashboard project on hold for now, pending further guidance 

from the CEs. 
- Invited each agency to use the Dashboard, in whole or in part, as each 

individual agency sees fit. 
 
The group agreed that the Dashboard project has improved the agencies’ 
understanding of the best housing market indicators available. 
 

Next steps for 
HTWG  
 

The group discussed the next steps for the HTWG. The group agreed on 
six goals:  
 
1) Publish the Hamilton / Waikato Deep Dive  
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2) Understand effective urban land supply – build metrics, understand 
drivers of change. 

3) Information sharing and ongoing discussions on housing market work 
generally – for example, RBNZ to share its recent research.  

4) Drivers of rents  
5) Understanding who property investors are  
6) A regional breakdown of housing market statistics  
 
The group discussed future membership. It was agreed that if Dom is no 
longer at Treasury, Chris M would be the next Chair. Hannah noted that 
she was leaving next year, and Andrew noted that he will be unavailable 
until June. Each agency agreed to consider new members that could join 
the Group. 
 
Regarding publishing the Hamilton/Waikato Deep Dive, the Group agreed 
that Hannah to write initial draft of summary document in January, while 
Nick adapts the first few slides of the slide pack before Christmas. 
Additional work will be allocated in the New Year. 
 
The Group agreed that meetings would be fortnightly next year, starting in 
late January. 
 
The meeting concluded at 4:57pm. 
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Housing Technical Working Group Minutes, 25 January  

Date: 3:30pm to 5pm, 25 January 2022 
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Hannah Ouellet, Chris Parker, Connor Gavin 
Reserve Bank of New Zealand (RBNZ): Chris McDonald (chair), Matthew Brunton, 
Ashley Farquharson 
Ministry for Housing and Urban Development (MHUD): Alan Bentley, Nam Ngo, Alex 
Gunn 
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration  
 
 

The group approved the minutes from 14th December.  

Introduction and 
Additions to the 
Group 
 
 

Introductions from Connor Gavin from Treasury and Nam Ngo from HUD 
who have joined.  Connor will replace Carlos from the Treasury’s 
forecasting team. 

Hamilton Deep 
Dive Overview – 
presented by 
Hannah Ouellet 
 

The group discussed changes and recommendations to the draft overview 
paper to be published alongside the Hamilton Deep Dive slides. 
 
The main issues raised were:  
 
1) Stressing that the impact of falling interest rates is in the context of 

restrictive land markets. 
2) Agree to and ensure consistent wording around more technical terms 

(i.e. restrictive land markets vs uncompetitive land markets) 
3) Consider engaging IRD on the commentary around taxation’s role in 

driving housing market trends (to be pushed up to steering group) 
4) Softening wording on indications of price predictions. 
 
Other issues raised were 
 
1) Swap the first and second bullet point to highlight the restrictive land 

market concept. 
2) Adding commentary highlighting that “each agency contributes to the 

common objective though their respective areas” 
3) Altering the wording “partially not-well functioning” perhaps to 

unresponsive or constrained 
4) Consider if the reference to child poverty is needed 
5) Potentially highlight the incidence of taxation in unconstrained and 

constrained markets (with potential for IRD involvement) 
 
The group also raised the potential to expand the section on policy 
implications to include what is already in progress within government. 
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The group agreed to email additional suggested changes to Hannah by 
Wednesday 2 February, with an update on progress to be discussed at the 
next HTWG meeting.  
 
In addition, the group briefly discussed stakeholder engagement and 
allocated Chris Parker and Alex Gunn to go away and put together a plan 
for this. 
 

Drivers of rents – 
presented by 
Nam Ngo 

Presentation by Nam Ngo on statistical modelling done by HUD looking at 
the drivers of rental markets.  
 
The drivers included income, quality changes, and supply and population 
growth. 
 
Limited Discussion due to time constraints but general feedback was 
positive and indication of enthusiasm from the group to present more 
modelling from the member agencies.  
 
It was noted that further collaboration across the three agencies would be 
beneficial as momentum starts to build around the work on the drivers of 
rents. 
 

End of meeting Meeting closed 5.11 
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Housing Technical Working Group Minutes, 8th February  

Date: 3:30pm to 5pm, 14 December 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Hannah Ouellet, Chris Parker, 
Carlos So, Connor Gavin, Nam Ngo 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Matthew Brunton, Ashley 
Farquharson 
Ministry for Housing and Urban Development (MHUD): Nick McNabb, Alan Bentley 
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration  
 
 

The group approved the minutes from 14th December  
  

Hamilton Deep 
Dive progress 
update – Hannah 
Ouellet 
 

Update on executive summary – general agreement on contents of 
executive summary from the group. 
 
The group highlighted several key points to emphasise in the executive 
summary to consistent messaging. 
 
1) Keep the contents of the summary short 
2) Keep the discussion focussed in on housing market dynamics in 

‘uncompetitive land markets’ and ensuring ‘uncompetitive’ is explicitly 
defined for the reader. 

3) Focus on interest rates being a major part of the conversation and 
how they interact with ‘uncompetitive land markets’ 

 
Other notes mentioned by the group were: 
 
1) Many models created by commentators/analysts potentially have 

been built on faulty assumptions of housing market dynamics 
however: 
a. This does not mean that they were ‘wrong’ when they were 

created, most views of the housing market were valid at a certain 
point in time. 

b. Generalised theory/models are needed to better understand 
housing market dynamics and this project is a good step towards 
further developing inter-agency understanding of housing markets 
in NZ 

2) Sustainability brought up with regards to: 
a. How to define it and ensuring it is explicitly defined for the reader. 
b. In the statement ‘house prices are not sustainable’ this appears to 

contradict the analysis shown in the user cost model. Additional 
work needed to contextualise sustainability with modelling shown. 

3) General note from the group on how to frame house price forecasts 
from the group. Emphasis on ‘jointly separate’ analysis where each 
organisation will bring analysis to the ‘joint’ group but each agency 
maintains ‘separate’ independent forecasts. 
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Discussion on co-
ordination 
 

Update on co-ordination – Chris, Nick, Alan, Dominick 
 
Discussion with the oversight group on: 
 
1) Waikato paper 
2) Proposed projects for the TWG 
3) Proposed projects for inter-agency co-operation or co-ordination. 
 
The mentioned members to provide an update to the group at the next 
scheduled meeting. 

Discussion of 
optimal housing 
allocation – 
presented by 
Patrick Carvalho 

General discussion points on optimal housing paper presented by Patrick 
 
1) Forecasting of the model on net rental yields at each point of time. 
2) Returns are so high but we know that this also reflects a structural 

decline in interest rates, however: 
a. This should have impacted all financial assets similarly 
b. Does the reaction of housing compared to other financial assets 

point towards ‘other’ factors interacting with interest rates 
3) We over invest in housing means different things, probably want to 

highlight what ‘over-investment means’ 
4) Incorporating a DCF model could be a good next step for the project. 
 

End of meeting Meeting closed 5.03 
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Housing Technical Working Group Minutes, 22 February  

Date: 3:30pm to 5pm, 22 February 2021  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Carlos So, Connor Gavin, 
Nam Ngo, Olivia Maxwell 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Matthew Brunton, Ashley 
Farquharson, Enzo Cassino 
Ministry for Housing and Urban Development (MHUD): Nick McNabb, Alan Bentley 
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration 
 
 

New Member – Olivia Maxwell – Working on the drivers of rents project 
 
Minutes (8th February) 

- Correction on membership for point 2 
- Additional notes to the summary of the deep dive around the 

narrative structure companion piece. 
 
Minutes to be submitted the FRIDAY the week of the meeting. 
 
Minutes to be rotated around the RBNZ attendees for the next 6 months. 
 
Papers presented prior to THURSDAY the week before the next meeting. 
 

Hamilton Deep 
Dive 
 
 
 
 
 
 

Final reviews of the Hamilton Deep Dive 
 

1. Discussion on how the paper presents a “Hamilton narrative which 
can be applied nationally” vs “A national narrative which draws 
examples from Hamilton” 

a. Noted that most of the discoveries are nationally relevant 
with a couple of Hamilton specific points 

b. Most of the underlying trends discovered in the Hamilton 
deep dive can be applied on a national context 

 
2. Discussion on the “messaging” around the paper 

a. Supply of dwellings vs supply of land 
b. Lay vs Technical language 
c. Has the interest rate story been lost in the weeds with all 

the additions and needs more emphasis 
d. What channels should the paper be sent through 

(dissemination) 
 

3. Tax section 
a. Are we comfortable mentioning tax in the main paper 
b. Slides and the Paper don’t match (need consolidation) 

 
Chris McD, Nick and Dom with Matt B to review and come up with a 
final version for the next meeting 
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Drivers of rent 
 

We can understand house prices quite well through user cost models but 
our understanding of rental markets is quite limited. This project aims to 
enhance our understanding through implementing the following: 
 
Discussion on scope of the project – timelines broken down into 3 stages: 
 

1. Creating a database of important variables – e.g. vacancy rates 
2. Examining the co-movements between variables – especially 

pre/post covid movements in key indicators 
3. Formal modelling of drivers of rents 

 
Total timing expected to take 1 month per section (3 months total) 

- Note: There was a point raised that these timings might need to be 
more flexible given government/media interest in this topic 

 
DPMC are also looking at rent modelling with more emphasis placed on 
lower income groups. RBNZ also has similar modelling underway and 
might be able to incorporate some of the techniques used into this project.  
 
Mention on extending the literature review 
 
Methodology discussion followed on the various view-points from 
members. Main body of the conversation cantered around relative 
weightings placed upon interest rates vs incomes/supply (financial vs real 
drivers). Hypothesis were presented but no conclusions drawn. 
 
Policy implications – The group mentioned if this project is meant to be 
policy or research driven. 
 
Enzo to come back with a detailed proposal at the next meeting 
 
 

Effective Land 
Supply 
 
 
 

Nick raised this as a discussion topic for the next meeting 
 
Nick to come back with a proposal at the next meeting 
 
 

General 
Discussion 

General discussion by the group on related housing current events: 
 
Construction cost disruptions 
House price projections and impacts on ownership 
Supply chain disruptions 
Interest rate shocks 
 
Varying views across the groups as to the financial vs real impacts of 
shocks, inter-temporal effects, rental market impacts, how uncompetitive 
housing market dynamics impact equilibriums etc 
 
Unstructured discussion – no decisions or consensus reached 
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Agenda for next 
meeting 

For the agenda 
 
Deep Dive Final Paper Review 
Nick - Effective Land Supply Proposal 
Enzo - Drivers of Rent Paper Proposal 
 
If time allows 
 
Matt – International Housing Paper 
 

End of meeting Meeting closed 5.06 
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 Housing Technical Working Group Minutes, 8 March 2022  

Date: 3:30pm to 5pm, 8 March 2022  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin, 
Olivia Maxwell 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Matthew Brunton, Ashley 
Farquharson, Enzo Cassino, Reuben Jacob, Tyler Smith 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Nam Ngo, Alan 
Bentley, Alex Gunn, Mariona Roigé Valiente 
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration 
 
 

New Members – Mariona Roigé Valiente (MHUD) and Tyler Smith 
(RBNZ) 
 
Reuben Jacob (RBNZ) joined the meeting to present his work to the group. 
 
Minutes (February 22) - accepted 
 

Hamilton Waikato 
Deep Dive 
 
 
 
 
 
 

Nick updated the group on finalising the Hamilton Waikato deep dive 
paper.  Chris McD will do a last review to ensure consistency with the 
original slide pack and readability.  The paper will be brought back to the 
group next week for final approval and then be sent to CEs from Treasury, 
RBNZ and MHUD. 

Drivers of rent 
 

Enzo noted progress on scoping out the Rent Drivers project.  A meeting 
with DPMC is scheduled to discuss the HTWG project and their work on 
rent drivers.   
 
The HTWG will focus on macro level drivers of rents, whereas DPMC’s 
work will focus on rent drivers at the individual household level (e.g. family 
type, size, location).  The DPMC work will also assess the impact of 
receiving the Accommodation Supplement on rents. It was noted that there 
is overlap between the projects, as policy settings such as the 
Accommodation Supplement may cause extractive rent-setting behaviour 
and influence rents at the aggregate level.  As such, we should stay in 
touch and capture any relevant insights from the DPMC work in our 
findings. 
 

Land Supply 
Indicators 

Nick outlined the scope of the project.  There are three stages: 
1. Outline the conceptual framework of drivers of supply and demand 

for land 
2. Identify metrics to measure land supply restrictions, and their 

strengths and weaknesses 
3. Construct the indicators 
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Nick suggested that HUD should develop the land supply indicators, but 
Dominick suggested that RBNZ and Treasury members would also like to 
be involved.  The technical work would be coordinated / discussed at the 
HTWG.  There may also be some role for external consultants. 
 
The group discussed work by Auckland Council on rural-urban boundary 
indicators that gives conflicting results to the indicators developed by 
others, so the sensitivity of conclusions will need to be examined. 
 
The team to report back to the WG after each stage is completed. 
 

International 
Housing Market 
Indicators  
 
 
 

Reuben presented his work with Hamish Fitchett on international housing 
market indicators.  The study compares the NZ housing market to markets 
in 12 other developed economies over 1990-2020.  Key findings are: 
 
• NZ house price inflation was the highest in the group 
• Since the GFC, New Zealand had seen the steepest decline in interest 

rates and the strongest population growth 
• NZ dwellings per inhabitant remains low despite significant 

construction growth as population growth has been strong 
 
Suggestions for follow-up work were: 
 
• Compare mortgage affordability 
• Do international comparison at a city / regional level 
• Compare rents across countries 
 
Reuben to calculate changes in rent from house price indices and 
price / rent ratios and compare rent inflation to population growth. 
 
 

General 
Discussion 

The group discussed the outlook for house price inflation in February.  
Several members expected further weakening in house prices, due to the 
impact of LVR restrictions, changes to the CCCFA and rising mortgage 
rates.  However, other factors may provide positive offsets.  Higher 
inflation expectations have lowered real interest rates.   
 
 
 

Agenda for next 
meeting 

For the agenda 
 
Hamilton Waikato Deep Dive Final Paper - Nick 
Stats NZ work on an official house price index - Frances 
 
 

End of meeting Meeting closed at 5.00 
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 Housing Technical Working Group Minutes, 22 March 2022  

Date: 3:30pm to 5pm, 22 March 2022  
 
Location: Microsoft Teams (Online)  
 
Present Members  
New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin, Olivia 
Maxwell 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Matthew Brunton, Ashley 
Farquharson, Enzo Cassino, Tyler Smith 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Nam Ngo, Alan 
Bentley, Alex Gunn, Mariona Roigé Valiente 
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration 
 
 

Minutes (March 8) - accepted 
 

Hamilton Waikato 
Deep Dive 
 
 
 
 
 
 

Nick is finalising the Hamilton-Waikato Deep Dive paper.  Chris McD will 
do a last review.  Nick will consult the MHUD communications team about 
how to release the paper.  The paper will go to CEs on 7 April. 
 
The group recommended publishing the Deep Dive paper as a 
collaboration by MHUD, Treasury and the Reserve Bank under all three 
brands. 
 
The group also recommended publishing the Deep Dive slide pack 
together with the paper.   
 
Chris P will lead consultation on the Deep Dive paper with the Hamilton 
City Council.   This will occur after chief executives’ approval and before 
public release of the paper. 
 
The paper will also be circulated to teams working on related issues in the 
three agencies.   
 
 

The development 
of an official HPI 
by Stats NZ 

Frances presented a proposal for Stats NZ to produce an official House 
Price Index (HPI).  New Zealand is one of the few OECD countries without 
an official HPI.  Three house price indices are published by commercial 
organisations (REINZ, CoreLogic, QV).  The three indices are produced 
with similar methods but produce different results.  These differences may 
be due to different rules on the level of aggregation, treatment of outliers 
and weighting, but the rules are not transparent in the commercial HPIs.  
Detailed results of these HPIs are not available to the general public.  
 
Members felt an official HPI would be a public good. To be widely used it 
needs to be: 
• Timely 
• Internationally comparable 
• Available at a granular level 
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If possible, the index would also be decomposable into land and building 
components. 
 
The HTWG strongly endorsed the production of an official HPI by Stats 
NZ. 
 
Frances will explore how to communicate the HTWG’s endorsement 
to Stats NZ. 
 
   

State of the 
housing market – 
Latest 
developments 

The group discussed recent housing market developments.  House sales 
have fallen sharply and average days to sell have increased significantly.  
Listings have been broadly stable.  Rent price inflation is also slowing. 
Members discussed how to interpret these indicators.  Highly leveraged 
house buyers have withdrawn from the market as a result of tighter LVR 
restrictions and changes to tax deductibility rules for investors.  Changes 
to the CCCFA may have interacted with higher interest rates to tighten 
access to credit for some borrowers. 
 
  

Any other 
business 
 
 

None 
 

Agenda for next 
meeting 

Dominick, Chris McD and Nick will meet to discuss the agenda for the next 
meeting. 
 
 
 
 

End of meeting Meeting closed at 5.00 
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 Housing Technical Working Group Minutes, 26 April 2022  

Date: 3.30pm to 5pm, 26 April 2022  
 
Location: Microsoft Teams (Online)  
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin, 
Olivia Maxwell 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Matthew Brunton, Ashley 
Farquharson, Enzo Cassino, Tyler Smith 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Mariona Roigé 
Valiente 
Statistics New Zealand: Frances Krsinich 
 

Topic  Context  
Administration 
 
 

The group agreed to the minutes (22 March and 12 April) 
The group was happy with the forward agenda 
 
The drivers of rent project update was deferred until the next meeting.  
 
An optional meeting will be held on the next week to prepare for the 
meeting with CEs (10 May) and to discuss HUD’s scenarios for risks in 
housing supply / construction sector 
 

Chris Parker 
presenting on the 
Updated Henry 
George theorem 
 

Chris Parker (TSY) presented on the ‘Updated Henry George Theorem’. 
This is a piece of work that is related to the land indicators work, as well as 
broader policy implications (for CBA on land use). 

The purpose of this work is to develop a framework to better understand 
the economic implications of land-use. The traditional approach is to 
assume a centrally planned city. This work recasts the paper with spatial 
equilibrium approach commonly used in urban economics. 

Policy analysis does not generally distinguish between public goods and 
‘local public goods’ (a public good is that it is effectively excludable for 
those who do not live in its vicinity). The benefits from local public goods 
are effectively capitalised into differential land rents. 

The work generally suggests that local governments could be incentivised 
to provide more local amenities and maximise local land rents if they 
charged a land-tax. 

It was noted that current Cost-Benefit Analysis generally ignores the long-
run impacts of land-use changes. 

The Group discussed the incentives the impact of councils providing more 
amenities. It was noted that councils could also be incentivised to use their 
monopoly power and restrict local amenities, as to create a scarcity effect. 
Members also discussed whether the impacts of providing more local 
amenities only changed the distribution of land prices within a city, or 
whether it increased land prices generally. It was noted that to the extent 
that they may improve efficiencies, they could increase land prices. 

The Group also discussed the key difference between the conclusion in 
this work and current local government arrangements. This included 
whether the main policy implication was on the way councils are funding 
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(current rates system or a land tax), or if it was around who was providing 
the local amenities (local or central government). 

 

General 
Discussion 

No discussion 

End of meeting Meeting closed at 4.30 
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Housing Technical Working Group Minutes, 10 May 2022  

Date: 3.30pm to 5:05pm, 10 May 2022  
  
Location: Microsoft Teams (Online) & Treasury Wellington office 
  
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin, Olivia 
Maxwell 
Reserve Bank of New Zealand (RBNZ): Chris McDonald, Matthew Brunton, Ashley 
Farquharson, Enzo Cassino, Tyler Smith 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Mariona Roigé 
Valiente, Nam Ngo, Alex Gunn, Alan Bentley 
Statistics New Zealand: Frances Krsinich 
  

Topic  Context  

Administration 
  
  

The group agreed to the previous minutes (26 April) 

An update on 
'understanding drivers 
of rent' workstream 
  

Presentation given by Nam 

The existing literature on this topic is limited particularly in NZ with 
the majority focussing on drivers of HPs and rents usually entering 
as a given/fixed annual increase.  

It is possible to use existing models specified for house price 
studies with rent prices instead. 

Most literature suggests income and wages is the main driver of 
rents. Relative supply and demand are also important drivers with 
others specifying lagged rent inflation, interest rates, house prices, 
general inflation, internal migration and interactions of these.  

Descriptive analysis shows there are varying degrees of 
correlation between these variables and rent growth.  

Next steps are to create a reduced form OLS/VAR at the national 
level with potential drivers and a panel regression at the region/TA 
level.  

Discussion focused on:  

How it was modelled; it is important to understand short term 
drivers and longer-term relationships. It was noted that a vector 
error correction model may be a more appropriate approach. 

Discussion touched on how other pieces of work have studied this 
via a cross sectional approach.  

RBA specified a more detailed rental market but here they've tried 
to keep this simpler and so will treat house prices as exogenous.  

Separate real wage growth, house growth and inflation variables 
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Consideration could be given to different types of supply such as 
townhouses, the investor share of the rental market, nominal vs 
real rents and whether different models for different time frames 
would be helpful.  

Representation of changes of stock depending on house price 
changes might be important to consider. For example starter 
homes might be becoming too expensive to buy and thus bought 
by investors to rent. This might be captured by the number of 
people per HH or proportion of young people staying at home.  

There is also potential to also look at rents alone as a starting 
point via either a VAR across regions (with just rents) or a principle 
component decomposition to understand how many underlying 
drivers there are.  

  

Presentation of the 
methodological 
improvements in the 
Rental Price Index 

Presentation given by Alan  

This is a project researching improvements to rental price 
statistics. Motivation was around correcting some of the 
drawbacks of the existing measures such as some regions not 
having rent price indices, creating revisable data and back dating 
the time series.  

Currently we have two rent price indices: a stock and a flow. The 
stock is the measure that feeds in the CPI.  

Tenancy data is the only comparable data but this is only a raw 
average and doesn't go through any quality adjustments.  

Paper highlights the benefits of quality adjustments and being able 
to revise the data.  

Ran low on time so people were encouraged to reach out to Alan 
about views on the revisions policy, practicality concerns (such as 
additional regional RPIs and smaller regions) and views on 
correlations/connections with house prices.  

Could aim to be more 'active' with explaining the benefits of the 
Stats NZ series as often media picks up on the other series 
particularly because they show large rent increases but aren't all 
that reliable.  

Noted the resource constraints to doing more work with these 
series managed by the CPI team.  

Members noted that it would be useful to understand how much of 
the difference between the RPI measure and tenancy bond data is 
due to a general improvement in housing quality, and how much is 
due to the addition of previous owner-occupier housing to the 
rental stock. 

Page 91 of 139



 
Update of the CE 
meeting 

Dom gave a brief update. Chris will circulate the minutes from this 
meeting.  

General Discussion No discussion 

End of meeting Meeting closed at 5:05pm 
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Housing Technical Working Group Minutes, 24 May 2022  

Date: 3.30pm to 5:00pm, 24 May 2022  
  
Location: Microsoft Teams (Online) & Treasury Wellington office 
  
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin 
Reserve Bank of New Zealand (RBNZ): Matthew Brunton, Enzo Cassino, Tyler Smith 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Mariona Roigé 
Valiente, Alex Gunn, Alan Bentley 
Statistics New Zealand: Frances Krsinich 
Visitors 
Ministry of Business, Innovation and Employment: Jason le Vaillant 
  

Topic  Context  

Administration 
  
  

The group agreed to the previous minutes (10th May) 

Noted the forward agenda and aimed to update on and discuss the rents 
project at the next meeting (7th June) and then the land metrics project in 
two meetings time. On the 5th of July Peter Nunn is aiming to present his 
work and we’ll also discuss the different methods to model income. On 
the 19th of July Mariona would aim to discuss her project on HUD’s 
micro-simulation model.  

Matt to circulate an update of his decomposition of house prices through 
a user-cost framework via email.  

Update from CEs’ and 
governance group 
meeting 
 
  

Update given by Nick 

Aim to get the deep dive published around mid-June.  

Desire to bring RBNZ more into the policy work for the construction 
headwinds update.  

Would like to broaden the discussion at the end of meeting beyond house 
prices to other areas of interest such as the construction industry.  

Presentation on the 
changes to the CCCFA 

Jason gave an update on what impacts the CCCFA may have had on 
credit markets.  

The presentation explored a recent investigation to identify the extent of 
impacts (both intended and unintended) primarily to mortgages but also 
other lending as a result of the CCCFA. A report of the findings has been 
provided to minister but yet to be released.  

Changes to the CCCFA are most likely to focus on what and how 
expenses are estimated. Cabinet to consider the govt response with a 
public release expected in early July. Initial changes are expected in early 
July and any further ones by end of 2022.  
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Questioned if it had had the desired impact on high risk lending and on 
the intrusiveness of the assessments now (particularly to low income 
individuals).  

Was noted media attention has focused on other material expenses 
(such as a person’s Netflix) which might be material to an assessment 
now had to be taken into account. There may have been some issues 
around how the regulations were interpreted for these types of expenses.  

Questions asked around what the likely impact on house prices will be 
from the changes? It’s uncertain but they broadly feel like it won’t have a 
substantial change given the recent rise in mortgage rates among other 
factors.  

Anecdotally, about 7% of borrowers weren’t lent to because of CCCFA 
but would have before according to ANZ.  

Were the changes to directors’ liabilities causing any impacts? Likely that 
this was a key reason for the tightening of assessments with directors 
and other senior leadership now personally liable under the CCCFA 
changes.  

Was asked if the idea of hardship in the CCCFA line up with RBNZ’s 
serviceability stress? Lines up in some cases but the RBNZ’s focus is 
more around what this might mean for the flow on impacts to broader 
consumption spending.  

Discussion of house 
prices, rents, and 
construction activity. 
Treasury forecasts of 
construction activity, 
housing-related parts of 
the Budget. 

Update on latest REINZ data and building consents by Connor.  

Interest in how rents were progressing and how they might track over 
future releases. Noted that rents were almost at their pre-COVID trend 
level. Real rents could also be an interesting metric.  

Divergences between how recent house price outturns in 
Auckland/Wellington and areas like Canterbury were noted. Was 
mentioned that work by Sense partners suggests that the house price 
response after COVID-19 was roughly similar to the rest of NZ and they 
didn’t really benefit from greater supply.  

Treasury presented their forecast for residential construction which 
largely reflected the recent spike in consents data flowing through to 
activity.  

Possible that the outlook for the border reopening and number of people 
in the construction sector who leave for Aus might affect the timing and 
size of the spike.  

Noted that residential investment was relatively flat from approximately 
2016-2018 despite a large increase in consents over this period. This 
could be due to an increase in renovations during this period. The 
upcoming release of new experimental series by Stats NZ could help to 
explain the lag in consents to completed activity, people per dwelling and 
a number of other questions.  
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Work published post-GFC showed that build times increases by around 6 
months as the construction industry struggled to keep up with demand 
and was noted that this may be occurring atm.  

Was noted that you could also line up the forecast for residential 
construction with estimates of your expected people per dwelling to show 
if these two things were in-line with each other. This would provide a 
good cross check with other things like the share of GDP.  

General Discussion No discussion 

End of meeting Meeting closed at 5:00pm 
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Housing Technical Working Group Minutes, 7 June 2022  

Date: 3.30pm to 5:00pm, 7 June 2022  
  
Location: Microsoft Teams (Online) & Treasury Wellington office 
  
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin, Olivia 
Maxwell 
Reserve Bank of New Zealand (RBNZ): Enzo Cassino, Tyler Smith, Chris McDonald, Ashley 
Farquharson 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Alex Gunn, Alan 
Bentley, Nam Ngo, Mariona Roigé Valiente 
  
Visitors 
RBNZ: Charles Lily  
  

Topic  Context  

Administration 
  
  

The group agreed to the previous minutes (24th May) 

The forward agenda was agreed upon with the land metrics and machine 
learning project presentations scheduled for next fortnight.  

The group has received its first OIA for all papers and reports going to 
and resulting from the HTWG. It was agreed to coordinate the response 
on the OIA between the three agencies with Chris Parker to lead.   

Update on Rents Project 
 
  

Update given by Enzo on the preliminary results. This is the first look at 
analysing the drivers of rents and aims to illustrate areas to follow up on. 
Nam and Connor are focussing on national level regressions to assess 
the national drivers. Olivia and Enzo looking at the regional level. 

Assessed two data sources: tenancy bond data and regional RPI. 

Noted strong seasonality and data volatility in places like Wellington and 
Otago. Thought this could be due to large number of students and 
graduates who move to these areas in the early stage of the year. 

People noted that CHCH may differ because of the earthquake which 
may have encouraged people to move away e.g. to Queenstown and 
Nelson and then later on move back.  

Also was suggested that it may not be a contemporaneous relationship 
and should test lags as well. 

Diversification of the regions’ economy could also be an important factor 
in some regions results. Some may be very dependent on one 
sector/industry compared to the places like the main centres.  

Suggested they could look to bring in the regional migration statistics and 
regional incomes to see if these have predictive power.  

Noted that Auckland looks quite different but Auckland has always had 
the highest population growth. Also more recently Auckland has had 
significantly more growth in cheaper dwellings. 

Group suggested it would be good to test the predictive power of people 
per dwelling.  
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Past work has also found that Auckland builders are twice as productive 
as Taranaki builders in terms of dwellings built per year.  

Presentation on 
construction and 
developers access to 
finance 

Update given by Charles and Nick 

Both presentations aimed to assess the role that financing plays in the 
housing market. Nick outlined why financing was so important particularly 
to developers and construction firms and outlined the risk nature of these 
projects which are most risky at the beginning and less so after the 
dwelling is built.  

HUD doesn’t currently have a clear view of the role financing might be 
playing and so wants to build a better understanding of this issue. 
Mentioned the desire to come to clear understanding around how the 
prudential framework might be impacting lending in order to respond to 
different queries and letters.  

Charles’s presentation gave an overview of the regulatory environment 
for this type of lending to occur and if risk weights might be impacting on 
construction lending.  

Was noted that banks are very well capitalised atm and although these 
requirements are increasing over the coming years but this isn’t really a 
binding constraint on new lending currently. Banks can apply their own 
risk profiles over and above these requirements. Also the branches of 
non-systemic banks aren't covered by these lending standards.  

Noted the data limitations making it difficult to accurately assess all the 
lending to smaller developers.  

Pre-GFC non-banks had a much larger role in financing developers 
which changed significantly post-GFC e.g. to large funds and we're also 
not sure to what extent this lending changes as interest rates rise for 
instance.  

Potential that there may be an issue that no organization is responsible 
for ensuring the efficiency of lending allocation (RBNZ focuses on 
stability). Currently no one determines the level of stability we require and 
without oversight regulators would prefer more stringent conditions given 
they would prefer that fewer crisis' were to occur.  

Seeing strong growth in lending from non-bank non-deposit takers which 
the RBNZ doesn't regulate.  

The group will continue to examine and discuss the headwinds facing the 
housing industry. Agreed to form a sub-group with representatives from 
each organisation to discuss the topic and come back with 
recommendations about how the HTWG can help on 19 July. Agency 
leads to be Chris Parker (Treasury), Nick M (HUD), and Chris M to advise 
on the RBNZ lead. 

Discussion on what’s 
happening in the 
housing market 

No discussion 

General Discussion No discussion 

End of meeting Meeting closed at 5:00pm 
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Housing Technical Working Group Minutes, 21 June 2022  

Date: 3.30pm to 5:00pm, 21 June 2022  
 
Location: Microsoft Teams (Online) & Treasury Wellington office 
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin 
Reserve Bank of New Zealand (RBNZ): Enzo Cassino, Tyler Smith, Chris McDonald, Ashley 
Farquharson, Andrew Coleman, John Knowles 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Alan Bentley, Nam 
Ngo, Mariona Roigé Valiente 
Stats NZ: Frances Krsinich 
 
 

Topic  Context  

Administration  The group agreed to the previous minutes (7 June).  

Agreement with the attached forward agenda.  

Update on the land 
metrics project  

Update given by Chris Parker 

The aim of this project is to get a sharp and clear idea on indicators of the 
supply of land in New Zealand.  

The presentation ran though the characteristics we would expect to see 
in the data under various impediments to the supply of land.  

The group had a wide-ranging discussion about these characteristics. 

Next steps:  

Find indicators that can identify whether the characteristics indicative of 
restricted land supply are present or not. 

Getting a sense of which indicators can be formed easily and which will 
take significantly more time/effort and may need to be left for a future 
period. 

Working on assessing what people have already pinned down and what 
data we need for the other indicators to progress further.  

Timeframes: assess what is already may take around 4 weeks but going 
beyond this is likely to take longer. Aim to have a check-in on the 2nd of 
August 

Presentation on 
innovations in 
techniques for empirical 
models of house prices 

Update given by Ashley and Enzo 

Project focuses on outline and demonstrating the benefits of using 
machine learning technics for the housing market. For context the RBNZ 
has already created a machine learning nowcasting model for GDP in 
2019. Alongside this work has already begun applying these tools to 
lending data to forecast out 6 months. 

Stats NZ would like to get more into this space and especially coordinate 
with other if they have data which could be used for this then grant 
greater access to enable more of this research.  

Noted that different periods could generate different forecast.  

This type of technique is also best used for much larger datasets and 
significantly more variables (such as using loan level data). They're also 
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best when you test multiple models and take averages of their expected 
forecasts.  

 Dominick Stephens left the meeting at 4:30pm, Chris McDonald assumed 
the Chair. 

Discussion on what’s 
happening in the 
housing market 

The group discussed recent outturns for house prices, sales and listings, 
which have been in line with expectations, suggesting an orderly decline. 

Construction activity in the recent GDP release reflects a sector at 
capacity. Res. investment was noted as being weaker that implied by 
consents, with projects taking longer to complete.  

A member asked if there is information in looking at sales and listings 
from the GFC. It was noted that new apartment consents in Auckland 
collapsed 90% over 3 years after the GFC and this had a huge impact on 
this market and was a big reason for the later shortfall in housing in 
Auckland.  

A member asked how developers are faring. It was noted that developers 
are pausing construction in Wellington due to uncertainty while in 
Auckland they're still going ahead but are wary.  

The group again noted the funding challenges for the development 
sector, with industry contacts suggesting some of funding sources pulling 
out. The action point from last week’s meeting to liaise with non-bank 
lenders about developer funding was noted again.  

General Discussion No discussion 

End of meeting Meeting closed at 5:00pm 
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Housing Technical Working Group Minutes, 5 July 2022  

Date: 3.30pm to 5:00pm, 5 July 2022  
 
Location: Microsoft Teams (Online) & RBNZ Wellington office 
 
Present Members  
The New Zealand Treasury: Dominick Stephens (Chair), Chris Parker, Connor Gavin 
Reserve Bank of New Zealand (RBNZ): Enzo Cassino, Tyler Smith, Chris McDonald, Ashley 
Farquharson, Andrew Coleman, John Knowles, Matthew Brunton. 
Ministry of Housing and Urban Development (MHUD): Nick McNabb, Alan Bentley, Nam 
Ngo, Mariona Roigé Valiente 
Stats NZ: Frances Krsinich 
Infrastructure Commission: Peter Nunns 
 
 

Topic  Context  

Administration  The group agreed to the previous minutes (21 June).  
Agreement with the attached forward agenda, with some 
adjustments including:  

• Agreed to bring have a follow up discussion on the 
development finance project in about 6 weeks’ time. 

• Tyler, John and Connor agreed to provide an update on 
household balance sheet stress along with housing market 
developments at the next meeting. 

• Andrew Coleman will have a discussion paper released 
within the next month on housing quality adjustment and 
capacity constraints. He offered to present this at a 
meeting soon. 

Discussion with Peter 
Nunns on the recent 
Infrastructure 
Commission report.  

Peter Nunns introduced the report. 
The group had a broad discussion of the report’s findings. 
It was suggested that the authors should consider why house 
prices have risen so sharply in smaller cities which have not grown 
like Auckland over the period. 
It was suggested that rent or user cost should be considered as an 
alternative to house prices in order to separate out the interest rate 
effect on prices. 
There were no next steps for this item. 

Discussion on 
different methods to 
model income (RBNZ-
HUD project). 

Alan introduced the range of data sources for household income 
and their modelling approach to come up with a single income 
metric that HUD could use in their affordability metrics. 
Chris M also explained RBNZ approach for nowcasting income. 
The group discussed similarities and differences between the two 
methods. 
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The group generally agreed that the methodology presented is 
more sound than earlier methods. 
Next steps: 
It was agreed that MHUD would make the modelled income series 
available to other agencies once it has been through the quality 
assurance process. 

End of meeting Meeting closed at 5:00pm 
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Key frameworks used for housing 

policy analysis

Presentation to Housing Technical 

Working Group 3 August 2021

Chris Parker, Housing & Urban Growth, 

chris.parker@treasury.govt.nz
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Competitive urban land markets

2

House price bid-rent curve (per m2 of floor area):

• Gentle slope down from city centre in spatial equilibrium, as utility 

equalised everywhere in the long-run

• Extends, in this case, between -1 & 1 units of distance from centre

• Discontinuous at fringe because of fixed cost to build

Land price bid-rent curve (per m2 of land area):

• Steeper than house price curve, because can substitute from land to 

capital improvements

• Equals rural land price at fringe (net of development costs), and city 

limits -1 and 1 where farmers outbid developers in perfect 

competition

Rural land prices (per m2) based on world prices for agriculture / 

horticulture. Standardise by including the cost to develop

‘Differential land rents’ (or ‘scarcity rents’ akin to producer surplus)

• Equals the value of public good expenditure (the ‘Henry George Theorem’), 

and can only be captured using a land tax (Arnott & Stiglitz 1979)
Alonso-Muth-Mills model of a city

House rent prices equal to annuity payments (post tax) 

derived from house prices
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Uncompetitive urban land markets

3

‘Differential land rents’ — unchanged. Still can’t be 

contested away 

Economic rents (eg, $500,000++ per house) 

– can be contested away

Much higher house prices per m2

• Market response is small, crowded houses

• Market response is a compact & congested city (radius 

<0.5) – city circular area shrinks over 75% in this example

Land prices decoupled from rural land prices

Not equal to marginal social cost

For this result to be sustained in cross-city spatial 

equilibrium (ie, open cities), all cities as a system 

would need to constrain competitive urban 

expansion. This means the underlying causes are 

systemic, not city-specific
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Traditional solutions increase transfers 

to urban landowners

4

Up-zoning & 

reducing costs 

to constructing 

tall buildings

Increasing 

wages & 

productivity
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Without competitive urban expansion 

these events may increase benefits, 

but they’re captured by increasing 

economic rents and inequality & do 

nothing for housing problem

Inner-city 

transport 

improvements & 

more working 

from home

Page 105 of 139



• The direction of causality between rents and house prices reverses

– House prices become the NPV of rents rather than rents the annuity of house prices

– Eg, the impact of interest rate 𝑖 rises is to increase rents in competitive cities, and to 

lower house and land prices in uncompetitive cities (or a mix of both depending on 𝛾)

Impact of interest, tax rates and LVRs 

on prices vs rents

5
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• Explain framework – done 

• Forecasting – Carlos

• How to appraise policies on prices, rents, supply – done

• Appraise housing affordability?

– Interpreted as ‘ability to pay’. Usual rules of thumb, eg 30%

• House price sustainability?

– Stabilisation, of house prices as NPV of rents (or rents annuity of house prices), 

and stabilisation of rents

• Adequacy of housing supply?

– Elasticity of supply, not quantity of supply (ie, bend the curve down, rather than 

shift a vertical curve to the right)

• Construction activity response to policy? – Carlos 

• Impact prices/rents/construction on economy and wellbeing?

– LSF; ‘inclusive/extractive institutions’ (Acemoglu-Robinson); functions of govt (AE, Stab, dist)

Dom’s homework task

6
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The New Zealand housing market: 
implications of restricted land supply

Dominick Stephens
Deputy Secretary, Chief Economic Advisor

The Treasury

August 2021
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Annual additions to dwelling stock, population
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Prices, rents and inflation over twenty years

3
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Growth in house prices vs growth in construction 
costs, 2001 to 2021

4

Page 111 of 139



Houses are very affordable for some…

5

Household debt servicing to income ratioMBIE Housing Affordability Index

1,020

1,040

1,060

1,080

1,100

1,120

1,140

1,160

1,020 

1,040 

1,060 

1,080 

1,100 

1,120 

1,140 

1,160 

04 06 08 10 12 14 16 18

Index Index

4

6

8

10

12

14

16

4 

6 

8 

10 

12 

14 

16 

02 04 06 08 10 12 14 16 18 20

% %

Page 112 of 139



The real problem: deposit affordability

6

Ratio of 20% deposit on median house to average household income
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Home ownership rate since late-1980s

7
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Rental issues mainly distributional

8

Index of rents compared to incomesShare of renting households spending over 
30% of income on housing
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𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Rental yield should be similar to interest rate

9
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𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅

𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

House prices are affected by interest rates

10
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𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 =
𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅 + 𝑃𝑃𝑟𝑟𝑐𝑐𝑃𝑃𝑅𝑅𝑟𝑟𝑐𝑐 𝑔𝑔𝑟𝑟𝑃𝑃𝑅𝑅 − 𝑚𝑚𝑟𝑟𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑟𝑟𝑅𝑅𝑃𝑃𝑅𝑅

𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

House prices are affected by interest rates

11
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𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 =
𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅 + 𝑃𝑃𝑟𝑟𝑐𝑐𝑃𝑃𝑅𝑅𝑟𝑟𝑐𝑐 𝑔𝑔𝑟𝑟𝑃𝑃𝑅𝑅 − 𝑚𝑚𝑟𝑟𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑟𝑟𝑅𝑅𝑃𝑃𝑅𝑅

𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Landlords’ tax treatment – better than FHB

12

Taxed Tax deductible

Tax deductible
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𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 =
𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅 + 𝑃𝑃𝑟𝑟𝑐𝑐𝑃𝑃𝑅𝑅𝑟𝑟𝑐𝑐 𝑔𝑔𝑟𝑟𝑃𝑃𝑅𝑅 − 𝑚𝑚𝑟𝑟𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑟𝑟𝑅𝑅𝑃𝑃𝑅𝑅

𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Equity owner occupiers’ tax treatment – best of all!

13

Avoid tax
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𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 =
𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅 + 𝑃𝑃𝑟𝑟𝑐𝑐𝑃𝑃𝑅𝑅𝑟𝑟𝑐𝑐 𝑔𝑔𝑟𝑟𝑃𝑃𝑅𝑅 − 𝑚𝑚𝑟𝑟𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑟𝑟𝑅𝑅𝑃𝑃𝑅𝑅

𝑃𝑃𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Which moves… rents or prices?

14
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The usual assumption: plentiful land

15

Land Price

Fixed

House Price

= Land Price
+ Cost to build

Rent

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅
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The usual assumption: plentiful land

16

Land Price

Fixed

House Price

= Land Price
+ Cost to build

Rent

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Construction costs
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The usual assumption: plentiful land

17

Land Price

Fixed

House Price

= Land Price
+ Cost to build

Rent

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Interest rates
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The usual assumption: plentiful land

18

Land Price

Fixed

House Price

= Land Price
+ Cost to build

Rent

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Capital gains tax
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Fixed land supply

19

Rent

• Income
• Population vs 

supply of land

House price

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Land price

= House price
- cost to build
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Fixed land supply

20

Rent

• Income
• Population vs 

supply of land

House price

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Land price

= House price
- cost to build

Construction costs
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Fixed land supply

21

Rent

• Income
• Population vs 

supply of land

House price

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Land price

= House price
- cost to build

Interest rates
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Fixed land supply

22

Rent

• Income
• Population vs 

supply of land

House price

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Land price

= House price
- cost to build

Capital gains tax
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Migration surge

The usual assumption: plentiful land

23

Land Price

Fixed

House Price

= Land Price
+ Cost to build

Rent

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅
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Earthquake

The usual assumption: plentiful land

24

Land Price

Fixed

House Price

= Land Price
+ Cost to build

Rent

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅
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Govt house building

The usual assumption: plentiful land

25

Land Price

Fixed

House Price

= Land Price
+ Cost to build

Rent

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅 ≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅
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Fixed land supply

26

Rent

• Income
• Population vs 

supply of land

House price

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Land price

= House price
- cost to build

Migration surge
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Fixed land supply

27

Rent

• Income
• Population vs 

supply of land

House price

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Land price

= House price
- cost to build

Earthquake
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Fixed land supply

28

Rent

• Income
• Population vs 

supply of land

House price

Adjusts to satisfy
𝑅𝑅𝑅𝑅𝑅𝑅𝑅𝑅
𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑃𝑅𝑅

≈ 𝐼𝐼𝑅𝑅𝑅𝑅𝑅𝑅𝑃𝑃𝑅𝑅𝐼𝐼𝑅𝑅 𝑃𝑃𝑟𝑟𝑅𝑅𝑅𝑅

Land price

= House price
- cost to build

Govt builds houses
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What caused the house price boom?
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Theory of house price boom What should happen
Physical supply and demand of 
houses

• Both rents and prices rise (temporarily)
• Differences in price inflation across locations

At times, 
small.

Construction costs • Both house prices and rents would rise
• House price increase similar to construction cost 

increase


Interest rate decline • House price to rent ratio increases
• House prices rise everywhere
• Other asset prices rise


Restricted land supply • Interest rates affect prices, not rents.

• Rents relatively constant relative to income 
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Policy impact on prices depends on land supply

30

Policy Ample land Fixed supply
Restrict migration  ?
Build houses  

Reduce construction costs  

Allow more intensification  ?
Boost effective land supply  

RBNZ reform  

Lower LVRs  

Tax reform  

Accommodation supplement  

Social housing  

Rent-to-buy scheme  
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Housing market outlook
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REINZ House Price Index
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Housing market outlook
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