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Executive Summary
Background
The Ministry of Housing and Urban Development (MHUD) defines transitional housing as:

Temporary accommodation and support for individuals or families who are in urgent need of housing.
People’s housing options can be explained in terms of a housing continuum. The diagram below
provides Kāinga Ora’s understanding of what the housing continuum in New Zealand looks like at
present. Transitional housing is at the higher support end of the spectrum.

This report focusses on transitional housing for a number of reasons, including:
•
•
•

•

There is currently no transitional housing provided in the South Waikato District.
There are substantial housing needs that are not being addressed by current investment.
The Government’s Public Housing Plan sets out it’s public housing supply intentions from
2021 – 2024. This planned investment has been expressed as a mix of public and transitional
housing places.
The South Waikato District Council and its partners want to ensure that the housing needs of
the people of the South Waikato District are at the forefront of Government’s planning and
delivery of housing investment in the Waikato region.
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The graph below shows that demand for transitional housing has steadily increased across
New Zealand over the past five years.

Figure One: Transitional Housing places 2016 – 2021.

In 2018, as part of the Waikato Region Housing Initiative, housing shortfall was assessed across the
region.
At that time the housing shortfall for the South Waikato district was assessed as -739. This shortfall
was the third largest in the region behind Hamilton at -4,004 and the Waikato District at -1,369.
Since 2018, the housing crisis has increased across the country and across the South Waikato District.
Data provided by the Ministry of Social Development (MSD) reveals that, over 50% of the households
currently on the public housing register in Tokoroa are homeless using the Statistics New Zealand
(StatsNZ) definition of homelessness.
Within this context the South Waikato District Council was approached with a transitional housing
project concept by a local couple, passionate about providing housing solutions for people in urgent
need.
The proposed project did not meet any of the current MHUD transitional housing guidelines, but the
approach did highlight the issue of the need, and lack of supply of specialised transitional housing in
the South Waikato District and Tokoroa specifically.
In response, South Waikato District Council and South Waikato Investment Fund Trust commissioned
this Transitional Housing Report to:
•
•
•
•
•
•

Understand the broader strategic fit.
Test the evidence for demand and need.
Ensure local expert input into defining this demand.
Develop a series of option responses.
Identify and provide more detail on a preferred response.
Outline a proposed way forward.
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This Transitional Housing Report found that there is a need for transitional housing in Tokoroa. This is
backed by data and the input of a wide range of local experts who participated in the co-design
approach to identify and respond to need.
The overarching message from all participants was to invest in long term secure homes to meet
housing needs. There was acceptance that the current Government policy to use transitional housing
as a means to support people in accessing long term homes transitional housing does have a place
in Tokoroa. However, transitional housing should not deter investment by any potential provider,
either public or private, in longer term housing solutions.
Through analysis it was determined that, given South Waikato District’s higher deprivation, high
overcrowding, low value, general low employment and potential undersubscription to the Social
Housing register, investment in 15 transitional homes in the 2022-2024 period is required.
Following the level of analysis completed to date, the need for transitional homes is initially
scoped as:
•
•
•

Five single female units
Five single male units
Five whānau units (including larger whānau units provided for larger family sizes)

There is a strong emerging need for additional support service capacity to provide wrap around
support services that are aligned with transitional housing placements.
The balance of this report establishes the case for this investment.

Establishing a Framework for Success
Problems and benefits assist with testing if the preferred way forward will result in positive change. At
the first co-design workshop, participants identified the following current problems and benefits that
needed to be realised through this process.

Problems
1.

In general, there is a lack of suitable, long term homes to rent, which is leading to homelessness
and the need for transitional housing.

2.

People with disabilities (an increasing number) are being disadvantaged due to barriers to
employment, health, and perceptions of “they can’t do it” coupled with a shortage of fully
accessible housing product in the local market leading to housing risk.

3.

The lack of homes is leading to high demand. This gives landlords choice which often leads to
excluding people who are at risk of homelessness – there is a high proportion of Māori and
Pacifica as well as those who are experiencing:
•
•
•
•
•

4.

Disadvantage.
Mental health.
Drug and alcohol abuse.
Not employed.
Disabilities.

The inability to house large/blended whānau together is leading to overcrowding or the
separation of family members. This increases the stress of parents and other whānau, leading to
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housing decisions focussed on keeping the family together that are often not healthy and/or safe
because of lack of options.
5.

The lack of social housing stock in the South Waikato District does not give next step options.
Homeless and transitional housing tenants become vulnerable in the wider market, where they
are competing with others who may be at risk of homelessness or other market ready tenants.

6.

There is a disparity of Māori and Pacific Island whānau/individuals in housing crisis that is not
being dealt with at a systemic level.

7.

The current operative South Waikato District Plan planning rules make it difficult to build different
housing typologies on land. Access to financial support and accessing Kiwisaver funds also has
an impact on the ability to build homes. This does not provide the flexibility needed to support
increased housing supply.

Benefits
1. An increase in suitable housing options for people experiencing different situations that need
different responses, and often increasingly joined up responses from a range of service
providers, will decrease unsafe or unhealthy living situations.
2. An increase in housing options focussed on people who are currently disadvantaged in the
housing market will ensure better access for all to housing and a more stable environment to
resolve wider needs.
3. Taking a Kaupapa Māori approach to address Māori housing will build on best practice and
help drive innovative responses. Likewise applying a Pacifica led approach to housing Pacifica
people and families will lead to better quality, more appropriate housing solutions.
4. Increased flexibility in the District Plan and in Kiwisaver will mean more housing options are
available for people in need of housing.
5. Wrap around social support as part of housing response decreases crime, drug use and creates
safer thriving communities.
6. Increased housing choice invites our whānau and families to come home, where that is the key
barrier to returning to New Zealand and Tokoroa.
These problems and benefits assisted in establishing the evidence base, and in testing the options
for response.
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An Overview of Demand and Need
The Aotearoa Homelessness Action Plan 2020 – 2023 aims to:
Set out a balanced and comprehensive package of actions to address homelessness.
The plan is constructed around four workstreams:
•
•
•
•

Prevention.
Support.
Supply.
System enablers.

An immediate action in the supply workstream is to:
Urgently increase supply of transitional housing to help reduce the use of motels as emergency
accommodation.
As of June 2021, the South Waikato had 18 households (28 children) living in emergency housing.
At the same time, 114 people in South Waikato District were on the public housing waiting list. In
addition, an analysis of overcrowding data showed that 940 people required two+ bedroom homes
to alleviate severe crowing and 1,490 people required one-bedroom homes to alleviate crowding. 1
Lived evidence provided by the co-design participants and an analysis of the drivers of homelessness,
reveal that the actual demand for transitional housing is likely much higher.
A key message from the co-design participants was that transitional housing is the ambulance at the
bottom of the cliff. There was an overriding desire to focus on providing long term housing options
for individuals and whānau.
However, there was a pragmatic understanding of the need to quantify the need for and provide
transitional housing as part of the Government’s Public Housing Plan 2021 – 2024 (Public Housing
Plan) to meet urgent housing needs where additional levels of social, health, financial or other support
is required to prepare individuals and whānau for longer term housing solutions.
The Public Housing Plan outlines the increasing demand for public and transitional housing at a
regional level.

Note that throughout this report there are different figures used for different time periods at different
levels of detail. This is due to the availability of data at these different levels at different times.

1
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For the Waikato the following targets are outlined in the plan.
2018

2020

2022

2024

Public housing

4,410

4,739

4,781

5,371

Transitional housing

112

208

468

540

At present there are 35 public housing units in the South Waikato.
This section of the report shows the need in response to the problems identified at the first co-design
workshop and the known drivers of housing needs.

South Waikato Public Housing Need
MSD maintains several registers for housing.
The table below shows the registered demand for public housing in Tokoroa as of 30 November
2020. The total number of houses required at that date was 62. As at March 2022 this number was 79.
This update is provided in detail in the data section below.

Tokoroa
Number of bedrooms
required

Number individual
families
62

Number of adults

Number of children

70

70

1

31

33

0

2

21

23

22

3

4

4

15

4

3

4

14

5

2

4

11

6

1

2

8
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The tables below show the fortnightly emergency housing update shift from 6 June 2021 to 12 March
2022. This information is provided at South Waikato district-wide level.
Tīrau Emergency Housing
June 2021 total
households

Children in emergency
housing

Time in emergency
housing

Required bedrooms

9

17

4 at 4 – 7 weeks
4 at 6 – 12 months
1 at over one year

7 at one bedroom
1 at two bedroom
1 at three bedroom

March 2022 total
households

Children in emergency
housing

Time in emergency
housing

Required bedrooms

6

13

3 at 6 – 12 months
3 at over one year

3 at two bedroom
2 at three bedroom
1 at four bedroom

March 2022 total
households

Children in emergency
housing

Time in emergency
housing

Required bedrooms

12

15

Average consecutive
number of weeks 18

5 at one bedroom

Tokoroa Emergency Housing

2 at two bedroom
3 at three bedroom
1 at four bedroom
1 at five bedroom

In relation to the table, above:
•
•
•
•
•
•

Two households identified as NZ European, six as Māori and one as other.
Three households were made up of single adults.
Six households were made up of single adults with children.
Two households had a male adult.
Seven households had a female adult.
Seven household adults were aged between 30 – 49, with one aged 20-29 and one 50 – 59.

Although this Transitional Housing Report primarily focusses on Tokoroa, there are housing needs
across the wider district. As of October 2021, there were seven adults and 16 children across seven
households in motel accommodation in Tīrau. All households were made up of families with children.
The average consecutive weeks for these families in emergency housing was 18 weeks.
At the first co-design workshop participants were asked to identify real-life situations that they were
aware of and to map that person’s experience in terms of:
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•
•
•
•

Describing the person or whānau.
Explaining how they are living now.
Identifying the gaps in service delivery.
Expanding on further needs.

The situations ranged from single youth to a whānau of twelve, single parents with between two and
five children and single male and females. Developing a response that fits these diverse needs is a
challenge. The option development and assessment attempts to respond to this situation by
providing flexible housing options. The detailed results of this exercise are provided in Appendix A
(see pg. 31).
The following table shows the shift in Housing Register applications between November 2020 and
December 2021 for the numbers of bedrooms required by housing register applicants (households).

Bed numbers required
1 bed

2 bed

3 bed

4 bed

5 bed +

unknown

total

November
2020

31

21

4

3

3

December
2020

43

26

11

3

3

-

96

July 2021

48

37

23

7

3

-

118

September
2021

48

39

15

6

3

3

111

December
2021

57

36

21

6

3

-

123

62

This demonstrates that in any one period there will be fluctuations of need, but the need for one and
two bedroom homes is the highest area of demand. Alongside this however, is the fact that in October
2021 all seven households in emergency housing in Tīrau were households with children, averaging
two children per household.
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Of the 123 households on the register in December 2021, 117 are identified as Priority A applicants.
These are applicants who are considered at risk and includes households with a severe and persistent
housing need that must be addressed. The balance are Priority B applicants, that have a serious housing
need with a significant and persistent need.
In March 2022, MSD provided updated public housing register data.
The summary of this data shows that in March 2022 in Tokoroa only, there are:
•
•
•
•
•
•

Seventy-nine households on the public housing register
Thirty-seven households are single individuals aged 25+
Thirty households are single adults with children
Six households are single individuals aged under 25
Four households are two adults with children
Two households are two adults with no children

The Statistics New Zealand definition of homelessness (developed by Statistics New Zealand in
partnership with MSD and housing New Zealand, now Kāinga Ora) is:
A living situation where people, with no other options to acquire safe and secure housing, are:
•
•
•

Without shelter – for example, sleeping rough or living in a car.
Living in temporary or emergency accommodation – such as night shelters, refuges,
hotels/motels, motor camp sites and boarding houses, or sharing accommodation
temporarily with others.
Living in uninhabitable housing, such as dilapidated dwellings or those not intended for
human habitation, like garages.

Based on this Statistics New Zealand definition of homelessness over half the households currently
on the public housing register in Tokoroa are homeless, these households currently reside in a mix
of:
•
•
•
•
•
•

Motel / hotel / campgrounds
Temporary sharing with friends / family
Mobile home / caravan
Car
Garage
Homeless

Forty-nine of the seventy households are Māori. Eighteen New Zealand European/Pakeha and seven
Cook Island Māori.
Predominantly the need was for one - bedroom homes at 39 households. Eighteen households
require two - bedroom homes and 17 three - bedroom homes. Four households require a fourbedroom home, and one household required a five + bedroom home.
Twenty households have been on the housing register for more than two years which shows the
severe housing shortage that Tokoroa is currently experiencing. As stated in the co-design workshop
this is indicative of the lack of long term options for people to move into. While transitional housing
placements will alleviate some of the housing needs, there is an exceptionally strong argument for
immediate investment in long term housing options alongside the transitional housing units required
to respond to this need.
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Social Housing Access
Analysis of the Social Housing register for the Waikato region shows that South Waikato District
currently has the highest waiting list demand relative to housing supply in the Waikato region.
No. applicants on
Social Housing
register July 2021

No. Kāinga Ora
managed rental
properties July 2021

% Waiting list demand
/ housing supply

90

209

43%

Hamilton City

1,614

3,237

50%

Waipa District

102

217

47%

Matamata Piako District

93

172

54%

Waitomo District

54

91

59%

Hauraki District

63

108

58%

Waikato District

243

388

63%

Taupo District

153

172

89%

Ōtorohanga District

36

36

100%

South Waikato District

114

35

326%

Waikato Territorial Authority

Thames Coromandel
District

Alongside this, South Waikato District currently has the lowest per capita public housing supply
in the Waikato region.
No. Kāinga Ora
managed rental
properties
December 2020

Population
(Statistics NZ ERP
June 2018)

Per capita public
housing supply

209

31,500

0.66%

Hamilton City Council

3,237

160,911

2.01%

Waipa District Council

217

53,241

0.41%

Waikato Territorial
Authority

Thames Coromandel District
Council
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Matamata Piako District
Council

172

34,404

0.50%

Waitomo District Council

91

9,303

0.98%

Hauraki District Council

108

20,022

0.54%

Waikato District Council

388

75,618

0.51%

Taupo District Council

172

37,203

0.46%

Otorohanga District Council

36

10,104

0.36%

South Waikato District
Council

35

24,042

0.15%

Sitting alongside our deprivation standings and the tight housing market, this is creating a level of
critical need amongst the most vulnerable in the South Waikato District for an immediate and
sustained response for housing and wider support services.
South Waikato District Council has calculated the number of additional housing units required per
capita to address current supply gap.

Total number of Kāinga Ora
HUE in district - maintain
current per capita supply

2021

2023

2028

2033

2038

2043

2048

2053

35

39

41

43

45

46

47

49

4

2

2

2

1

1

2

124

131

138

144

148

152

155

89

7

7

6

4

4

3

25,832

27,383

28,820

29,909

30,818

31,639

32,370

Number of NEW Kāinga Ora
HUE required in period to
achieve above
Total number of Kāinga Ora
HUE required in district to
match current Waikato Region
per capita supply (excl. HCC)

120

Number of NEW Kāinga Ora
HUE required in period to
achieve above
South Waikato District
population (medium growth
scenario)

25,100
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South Waikato District has the lowest level of public housing in the Waikato (excluding Hamilton)
and the second lowest in the Bay of Plenty. Investment is required.

The Public Housing Plan 2021
The Public Housing Plan 2021 (PHP) contains the following housing requirements for the Waikato.
The Plan prioritises delivery in Hamilton. The information contained in this report presents a
compelling argument for focussing more of this delivery in the South Waikato.

Public Housing
Transitional Housing

2018

2020

2022

2024

4,410

4,739

4,781

5,371

112

208

468

540

Public Housing Plan delivery numbers for Waikato region.
The PHP shows that transitional housing is being provided at around 10% of the total public housing
number from 2022.
In the South Waikato District, the equivalent based on achieving supply equity would be the
immediate supply of nine to ten transitional housing units. Given South Waikato’s higher deprivation
and high overcrowding and potential undersubscription to the Housing Register, this report
recommends investment in 15 transitional homes in the 2022-2024 period. Following the level of
analysis completed to date this is initially scoped as:
•
•
•

Five single female units
Five single male units
Five whānau units (including larger whānau units provided for larger family sizes)

These figures are based on the assumption, and the co-design participants overriding focus, on
providing long term housing options rather than short term fixes. If more public housing is not
provided in the South Waikato and in Tokoroa specifically, the level of demand for transitional
housing will increase.
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Wider Drivers of Homelessness as an Indicator of Housing
Need
The Aotearoa New Zealand Homelessness Action Plan identifies the following drivers of
homelessness.

At the first co-design workshop the participants added the following localised drivers of
homelessness:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Poor credit.
Insecure employment.
Size of housing and quality needed not provided in market.
Inflexible housing options that do not support cultural needs.
District Plan restrictions do not support the provision of culturally appropriate housing.
Discrimination and prejudice in selecting tenants.
Lack of long term wrap around services.
Number of individuals / whānau moving to South Waikato for family and cost savings placing
pressure on housing supply.
Limited large scale landlord market.
Lack of life skills.
Lack of suitable homes for people with disabilities.
Number of children in South Waikato / Tokoroa twice the national average. Housing
typologies do not support blended or extended families.
Individuals and whānau whakamā (shame or embarrassment) and do not seek support.
Intergenerational homelessness / poverty.
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They also identified that individuals or whānau experiencing homelessness or at risk of homelessness
would be experiencing the following (responses from three groups):

The following section provides data to prove the existence of both the national drivers of
homelessness and the localised drivers in the South Waikato District and Tokoroa.
There are no recent, accurate counts of homelessness for Tokoroa or the South Waikato. The South
Waikato District Council and local champions are investigating adapting the Tauranga Vital Update
research for the area. This research would potentially focus on the geographical communities across
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the South Waikato District, identifying, what makes them up, and what their needs, wants and
aspirations are for their neighbourhoods, wider towns and district. The Tauranga research identified
and targeted six priority groups alongside the general community. One of those priority groups was
the homeless. The current proxy for estimating a homeless population in Tokoroa is data provided by
the MSD reveals that, over 50% of the households currently on the social housing register in Tokoroa
are homeless using the Statistics New Zealand (StatsNZ) definition of homelessness.

Housing Shortage
In 2018, as part of the Waikato Region Housing Initiative, housing shortfall was assessed across the
Waikato region.
At that time, the housing shortfall for the South Waikato District was assessed as -739. This shortfall
was the third largest in the region behind Hamilton and Waikato District.
Between 2013 and 2018, the population of Tokoroa increased by 1,224 (8.9%). Tokoroa had its
largest increase in the 25 - 39 year and 5 – 9 year age bracket.
During the same period, the South Waikato District Council consented 112 new (84) and re-sited (28)
homes in Tokoroa.
Since 2018, the year the housing shortfall was measured for the Waikato Region Housing Initiative,
South Waikato District Council consented 90 new (49) and re-sited (41) homes.
As stated, for Tokoroa, there were 62 families on the Housing Register in November 2020 and 79 as
at March 2022.
There is a critical housing shortage in Tokoroa.

Rental Availability, Rising Rents and Unaffordable Housing
One of the problems raised by the co-design participants was the impact that a tight rental market
had on people in crisis accessing private rentals when landlords could select people with more
stable renting histories or more secure employment. In July 2021 Harcourts Tokoroa informed the
South Waikato District Council that they had:
•
•
•
•

135 properties on the books
100% occupation of the properties
Managed a waiting list of ‘good tenants’
Received 20+ applications for each property that went to market

This supports the anecdotal evidence from participants. Individuals and whānau requiring
transitional housing support are unlikely to be successful in a private rental market with these
characteristics.
In 2021, 23% of rateable units in the South Waikato District are rental properties. In 2010 this
proportion was 20%, the percentage of rental properties relative to rateable units has stayed between
20% and 23% throughout this period.
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Rental affordability in the South Waikato District has fluctuated over the past two years as
demonstrated in the following graph.

Growth in average rent, 2001 – 2021 (Infometrics)
This fluctuation has closed the rent affordability gap between the South Waikato District and New
Zealand. Although not as unaffordable as the rest of New Zealand the level of change is impacting on
individuals and whānau ability to sustain tenancies in the South Waikato District. Rent is becoming
less affordable. The following graph illustrates this point.

Rental Affordability Index, 2005 – 2021 (Infometrics)

Deprivation
The 2018 deprivation index shows South Waikato District as the local authority with the fifth most
deprived community in New Zealand. Over 40% of New Zealand European, over 60% of Māori and
close to 80% of Pacific People are living at the fifth quintile (Q), the most deprived of deprivation.
In June 2021, the Waikato Regional Council released a technical report – Socio-economic
deprivation in the Waikato Region. Further to the information above this report identified that:
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•
•
•

53.1% (17/32) of the South Waikato District data zones were among the most deprived 20%
Q5 zones in New Zealand.
0% (0/32) were in the least deprived (Q1).
Tokoroa and Putāruru are predominantly made up of Q5 zones.

The report notes that the nine highest Q5 zones are all located in Tokoroa. Some of the particular
factors contributing to this situation are high deprivation ranking for education, employment, and
income. All seven domains (employment, income, crime, housing, health, education, access)
measured to create an overall deprivation score rank worse than the New Zealand median including
housing.

Income Inadequacy and High Costs of Living
Median income in South Waikato District in 2021 was $62,808 (the National average was $65,910)
(Infometrics).
In addition, South Waikato District has a much higher than national presentation of total
beneficiaries as a proportion of the working age (15-64) as shown in the graph below.

Total beneficiaries as a proportion of working age (15-64) population, 2010-2021 (Infometrics)
This data shows that in 2021, the South Waikato District proportion was 16.7% compared with the
New Zealand proportion of 9.5%.
The dependency ratio in South Waikato District is 62.2%. This is the ratio of persons 65+ and persons
0-14 to persons of working age. The national ratio is 51.1%.
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Limited Employment Opportunities
The following graph shows that South Waikato District has traditionally trended below the national
growth average.

Employment growth, 2001 – 2021 (Infometrics)
This declining employment growth is impacting on both the unemployment rate and the NEET rate
(measuring the proportion of people aged 15 – 24 years who are not employed or engaged in
education or training). This is shown in the following graphs.

Unemployment rate, 2021 (Infometrics)
Unemployment presents a significant issue for the South Waikato District. The South Waikato
District Council is working with Government, Iwi, education, and other partners to attempt to
address this.
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NEET rate
(15–24-year-olds), 2021 (Infometrics)
The lack of knowledge intensive employment also impacts on income levels and employment
options. Ony 17% of the workforce was employed in knowledge intensive industries in 2021. The
national proportion is 32.5%. (Infometrics)
The economy of the South Waikato District is also less diverse, making it susceptible to the impacts
of change and crisis. Industrial diversity in the South Waikato District is 50.2, nationally this figure is
22.8. (closer to 0 is more diverse) (Infometrics).

Lack of Social Services, Including Health Services and
Welfare Support
Many of the co-design participants noted that access to support was a key factor of continuing stress
for individuals and whānau. It was noted that both local and national organisations delivered services
in Tokoroa, however demand outstrips availability.

Cultural Discrimination and Disadvantage
Cultural discrimination and disadvantages were raised by the co-design participants as key drivers of
homelessness or unsuitable housing situations for Māori and Pacific peoples. In terms of
homelessness, the commentary related to Māori and Pacific peoples being disadvantaged in
accessing private rental housing due to discrimination. In terms of unsuitable housing situations, the
commentary related to a lack of flexibility in the current District Plan for papakāinga housing and other
forms of communal housing.
The proportion of Māori and Pacific peoples in the South Waikato District is much higher than across
the rest of New Zealand.
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Ethnic groups for people in South Waikato District and New Zealand, 2018 Census

Housing Quality
The following graph from Statistics New Zealand shows that dampness is more of an issue in the South
Waikato District than across New Zealand.

Dampness indicator for dwellings in South Waikato District and New Zealand, 2018 Census (StatsNZ)
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Dwelling Occupancy Status
Dwelling occupancy shows how many occupied versus unoccupied private dwellings there are in an
area.

South Waikato

NZ

Occupied

8,538

1,664,313

Unoccupied

1,134

191,649

Under construction

12

15,972

Total

9,687

1,871,934

In the South Waikato District, 13.2% of private dwellings are unoccupied compared with 11.5%
across New Zealand. As there is a very limited holiday home market in the South Waikato District this
figure is high.
There were several reasons provided for unoccupied dwellings by the participants of the co-design
process, these included:
•
•
•

Absentee landlords unconcerned about rental incomes.
Landlords unwilling to progress healthy home upgrades leaving houses empty.
Quality of homes unfit for occupation.

Overcrowding
StatsNZ released the following overcrowding data in April 2020 2. The data below is shown at the New
Zealand level, this is then unpacked to the district level.

Māori and Pacific peoples living in households, 2018 Census (StatsNZ)
2

StatsNZ use the Canadian National Occupancy Standard to measure overcrowding.
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South Waikato District’s overcrowding situation is worse than the New Zealand average.
New Zealand
• 17.8% of Pacific peoples live in severely crowded households.
• 7.8% of Māori live in severely crowded households.
• 20.6% of Pacific peoples live in crowded households.
• 13% of Māori live in crowded households.
• A high proportion of people living in crowded and severely crowded households are aged
24 and below.

South Waikato District
In the South Waikato District 12.3% of people are living in severely crowded or crowded situations.
•
•
•
•

920 people require 2+ bedrooms to alleviate severe crowding.
1,490 people require 1-bedroom homes to alleviate crowding.
29.3% of Pacific people live in crowded or severely crowded situations.
21.7% of Māori live in crowded or severely crowded situations.

Access to Telecommunications
One of the problems identified in the co-design workshops was the lack of access to the internet to
be able to access online support or service referrals.
In the South Waikato District, 77.4% of people have access to the internet compared to
86.1% nationally.

Evidence Summary
The evidence presented above shows that the South Waikato District data aligns with the key drivers
of homelessness identified in the Aotearoa Homelessness Action Plan and by participants in the codesign workshops. The outcome of this is a high probability that there is:
•
•
•
•

A high proportion of people living in homeless situations
A number of individuals and families are likely to be absent from the MSD public housing
register knowing that there are no spaces available
The problems identified by the co-design participants are real
That previous attempts to measure housing shortage identified in the South Waikato District
has underestimated the level of housing shortage

There was an overriding desire from co-design participants to fix this situation with good quality longterm housing. However, the current housing approach to transition people through supported living
situations into long-term sustained tenancies means that there is a convincing argument for the need
for transitional housing in the South Waikato District and Tokoroa in particular.
The next section of this report focusses on developing the options for the delivery of transitional
housing in Tokoroa to respond to this evidence. In no way does this detract from the need for longterm, sustainable housing options. In fact, without long-term, sustainable housing options transitional
housing becomes a long-term response.
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Transitional Housing Options:
Tokoroa
The data supporting this project shows that the greatest need for public housing sits at the one – to two - bedroom level and the four or more bedroom level. The current housing stock across Tokoroa
does not generally provide for these typologies.
Reemphasising that the level of need for long term public housing is high in the South Waikato District
and Tokoroa, there is a case for investing in transitional housing to address immediate needs.
There are a number of different models of supporting people through transitional housing, all include
wrap around support services, including:
•
•
•

Kāinga Ora owned and operated transitional housing.
Leasing transitional housing units, from the private sector, including increased use of
repurposed motel accommodation to provide transitional housing places.
Community Housing Providers owned and operated, or rented and operated transitional
housing.

There are several factors that have influenced the recommended option on new owned and operated
transitional housing in response to the evidenced need in Tokoroa. These include:
•
•
•

The emphasis from the participants of the co-design process on creating secure long term
housing options for those in need.
The evidenced shortage of rental stock in Tokoroa.
The quality of existing housing stock in Tokoroa.

It is envisioned that Kāinga Ora would be a key partner to deliver housing stock in Tokoroa.
Following analysis of several different evidence sources, including the lived experiences shared
during the work, we have used the PHP requirements for the Waikato region as a guide for the
quantum of transitional housing units that would provide for high need situations, but retain the
emphasis of providing long term homes for people with housing needs.
The PHP housing pipeline for the Waikato is provided in the following table.

Public Housing
Transitional Housing

2018

2020

2022

2024

4,410

4,739

4781

5371

112

208

468

540

Public Housing Plan delivery numbers for Waikato region.
The PHP shows that transitional housing is being provided at around 10% of the total public housing
number from 2022.
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In the South Waikato District, the equivalent based on achieving supply equity would be the
immediate supply of nine to ten transitional housing units. Given South Waikato District’s higher
deprivation, higher overcrowding and potential undersubscription to the Housing Register, we
recommend investment in 15 transitional homes in the 2022-2024 period. Following the level of
analysis completed to date this is initially scoped as:
•
•
•

Five single female units.
Five single male units.
Five whānau units (including larger whānau units provided for larger family sizes).

As stated above these figures are based on the assumption, and the co-design participants
overriding focus that there will be parallel investment in providing long term housing options rather
than short term fixes. If more public housing is not provided in the South Waikato District, and in
Tokoroa specifically, the level of demand on transitional housing will increase.

Delivery Models
South Waikato District Council is actively engaging in the housing market in the South Waikato
District and Tokoroa to drive change and provide secure housing options for members of its
community most in need.

Housing Typology
The Ministry of Housing and Urban Development has developed a draft (December 2020) set of Fit
for Purpose High Level Guidelines to guide the delivery of new builds of public housing. Kāinga Ora
also have new build guidelines. Any new transitional housing developments should comply with the
current guidelines at the time of design and delivery to ensure they qualify for funding.
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Site Options
There are a number of potential site options to secure transitional housing units in Tokoroa.
These include:
Stanley Street Reserve
Identified as potential site for whānau transitional housing units and potentially women’s units if
larger scale development takes place.

Advantages

Disadvantages

•

•

•
•
•
•
•

Council owned reserve that is already being
considered
for
potential
housing
development.
Less than 1km from town centre.
Less than 1 km from Tokoroa Central
School.
Less than 300m from local playground.
Estimate to yield between 10-17 HUE if only
part of reserve is used and 15-21 HUE if
whole reserve is developed.
Initial approach to Kāinga Ora is positive to
use a cooperative approach for delivery.

•
•

Council owned reserve would need to go
through public process to revoke reserve
status prior to any development occurring.
Length of time to yield transitional housing
units.
A delivery programme has not been
developed so an estimate of when first
residents would be occupying housing is
not available.

Honu - whenua
Honu-whenua is a proposed housing development on 15 hectares of residentially zoned land
immediately south of the existing residential area of Tokoroa. The current yield across the site is
estimated as 176 new homes, plus open space, stormwater management area and a community hub.

Advantages

Disadvantages

•

•

•
•
•
•

Large development area that would include
new community infrastructure and open
space.
Potential opportunity to deliver higher
density housing typologies.
Reasonable
access
to
employment
opportunities with location of industrial park
within 500m of area.
Strathmore School approximately 700m to
the north and Tokoroa Full Primary 800 m to
the east.
Tokoroa Intermediate and Tokoroa High
School approximately 1.8km northwest.

•

Current timing estimates show first
residents on site by mid-2024, however this
is contingent on a number of factors
including,
land
acquisition
and
infrastructure funding.
Tokoroa CBD is 3 km away - for many active
transport modes would not be an option.

2-10 Currie Street
Kāinga Ora investigated a housing development on this site earlier in 2021. The development was
not advanced due to a number of site constraints.
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Tokoroa Hospital
There is an existing older accommodation block on the Tokoroa Hospital site. This is currently
occupied by the Tokoroa Council of Social Services. To date, this option has not been investigated in
detail and commentary cannot be provided on the suitability of the existing room layout or the
feasibility of renovation. If the partners identify this as an option to progress, a fatal flaws assessment
should be completed to determine if the site should be advanced in more detail.

Other sites
South Waikato District Council own other sites that should also be investigated. These include:
Old Countdown Supermarket site

76-78 Logan St

Old State Building

29 Bridge St

Various sites scattered across Tokoroa taking an opportunistic approach to land purchase and
development.

Next Steps
•
•
•
•

Confirm transitional housing numbers with partners.
Confirm support for funding and delivery with central Government agencies and other potential
agencies.
Undertake a detailed site search and assessment to identify a site or a series of sites to develop
transitional housing stock.
Advance site-specific business cases for project(s) to deliver the confirmed transitional housing
numbers.

30 | Transitional Housing Business Case - South Waikato District Council

APPENDIX A
Who

How they are living now

Services that they are
receiving now

Needs / Gaps

Estranged youth <18 years

Emergency housing or couches

Social services

No home, can’t sign lease

In a vehicle parked in town, often
outside library or hotel.

Is an MSD client. No other social
services that I am aware of.

Employment

Single male, early 40s
Has transient work, daughter in
town and wants to be close to
her. Can’t afford to rent

Health

Single female parent, two preschoolers, pregnant

Single male parent, two preschoolers

Mother of six children with
pregnant daughter-in-law

Transitional housing, ex-motel. MSD
9/12
Left work to care for children when
partner left.
Transitional housing
Returned to campground due to over
crowding
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Competition in market for rentals
excludes high risk tenants, blacklisted for being in transitional
housing, can’t get viewings

Single mum with three children.
Has a negative rental history
and blacklisted by local agents

Staying with whānau and friends –
moving from place to place

Family that lost jobs, just got a
home with a mortgage and now
can’t pay. Trying to find work.
Have been to MSD and told of
13 week stand down so no help
from MSD. They got people in
through WINZ to assist with
mortgage. This was a bad move.

MSD Client

Financial
Mental Health

Most landlords are increasing
rents to cover costs of complying
with healthy home standards.
Drugs, alcohol and gambling are
priorities over rent and work
Disability and accessibility a real
issue

*pay rent or house are being
sold or landlords want them
gone same as the property
managers
Women forced to stay in unsafe
relationships

With partner in a home, but unsafe

Single mum with five kids

Staying in abandoned home

Not knowing what support, they
are getting or help needed apart
from housing

Unknown

Young family, couple and newborn (first child)

With mother and stepfather and
nephew (2-bedroom rental)

Nil. Don’t know how to ask for
help. Too proud maybe?

Can’t get a rental, bad credit, no
references.
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Can’t afford home on their own

Causing violence within household,
possibly drug abuse too.

Adult child

Living with parents, when don’t want
to.

Whānau of 12

Separated living. Parents in 3
bedroom home while children living
with other whānau members

Homes, affordability

Affordability
No services involved whānau too
whakamā to ask for help

Availability of larger homes
Allow cabins on property

Someone with a dog

Young person (17) No family
support not willing to take him

Oranga Tamariki - currently in
residence as nowhere else suitable

No transitional housing or half-way
house

Couch surfing 18+ months

Can’t afford and lack of availability,
lack of money and unaffordability

Single adults, due to break up,
hard to find accommodation –
cost and nothing available, one
partner has credit – the other
does not.

Two working couples
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Single parents – domestic
violence in home. Single mums
can’t leave easily
Overcrowding – three
generations in same house – 3
bedrooms.
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Nothing available and
unaffordability

Employment – some choosy
Expectations changed.

Unaffordable and unavailable

100% New Zealand employee owned and operated
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