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not legal, financial, medical, tax or other professional advice. Data, laws and public policies may change after
publication. Readers should verify material facts against the primary sources cited in the report. Views and policy
proposals are those of FIXNZ and do not represent any government agency, public body, employer or cited
organisation. Citation of a source does not imply endorsement. Reasonable care has been taken in compilation, but
FIXNZ does not warrant that every statement is complete, current or error-free. References to property interests are
based on publicly available records for the stated reporting period. Such interests may include jointly held, trust-held,
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residential dwellings. Except where a person has been publicly convicted of an offence and identification is materially
relevant, this publication avoids naming identifiable individuals in connection with personal assets and instead uses
aggregated, institutional or anonymised descriptions.
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Executive Summary

New Zealand's housing crisis is not a single-market failure. It is the result of restrictive planning, slow infrastructure
provision, high land values, weak incentives to develop, concentrated ownership, tax settings that reward asset
appreciation and a political system whose decision-makers are themselves heavily exposed to property.

The country has abundant physical land, but much less land that is legally zoned, serviced and commercially feasible
for housing. This distinction explains why house prices can remain high even when theoretical planning capacity
appears generous.

Core finding: New Zealand is not short of land. It is short of serviced, consentable and economically
viable residential land.

1. The Land-Supply Paradox

New Zealand covers about 268,000 square kilometres, yet major urban markets such as Auckland, Wellington and
Queenstown experience severe land scarcity. The constraint is not national territory; it is the narrow supply of sites
that can legally and practically support housing.

e Mountainous terrain, earthquake risk and productive soils limit some forms of expansion.

e Urban growth boundaries and zoning controls restrict outward development.

¢ Density restrictions and neighbourhood opposition limit redevelopment within existing cities.
e Water, transport and wastewater networks often lag behind zoning decisions.

e Commercial feasibility can be far lower than theoretical plan-enabled capacity.

2. Planning Law and the Legacy of the RMA

The Resource Management Act 1991 was designed as an effects-based environmental framework. In practice, it
evolved into a complex, slow and uncertain approval system.

e Existing residents gained strong procedural opportunities to oppose new housing.

e Projects could be delayed by objections concerning traffic, character, views, landscape or amenity.
e Urban boundaries created sharp differences between rural and urban land values.

e Councils often enabled capacity on paper without funding the infrastructure needed to use it.

The result was a system in which legal permission became a scarce economic asset. Land that crossed a zoning
boundary could rise sharply in value before a single house was built.

3. Infrastructure Finance: The Hidden Bottleneck

Housing cannot be built at scale without roads, water, wastewater, stormwater, electricity and public transport.
Councils, however, face debt limits and political resistance to higher rates.

e Councils are often unable to finance major greenfield infrastructure in advance.

¢ Development contributions are charged to new projects and passed through to buyers.
¢ Infrastructure costs can make zoned land commercially unviable.

e Repeated reform and reversal in water governance have delayed long-term investment.

This creates a circular problem: housing cannot proceed without infrastructure, but infrastructure is not funded until
development occurs.
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4. Who Owns the Land?

Housing-relevant land falls broadly into three categories: general private land, Crown land and Maori land. Each
category faces different incentives and constraints.

Main legal setting

Development constraints

Land type
General private land

Approximate role

Most urban housing and
developable peri-urban
land

Land Transfer Act and
planning law

Zoning, infrastructure, land
banking and market timing

Zealand's land area

Crown land Public housing, public Land and conservation Public-purpose restrictions,
facilities and conservation | legislation bureaucracy and
estates environmental protection
Maori land About 5-6% of New Te Ture Whenua Maori Act | Fragmented ownership,

finance constraints,
consent requirements and
remoteness
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5. Land Banking and the Economics of Delay

In New Zealand, holding land can be more profitable than developing it. This is especially true where owners expect
rezoning, public infrastructure or population growth to raise values.

¢ Holding costs are often low relative to expected capital gains.

¢ A comprehensive land-value tax or broad capital-gains tax has not historically applied.
e Development creates immediate cost, risk and taxable income.

e Waiting can allow an owner to capture publicly created value uplift.

This does not require a conspiracy. It is a rational response to incentives. If policy rewards waiting more than building,
the market will produce delayed supply.

Land banking is a policy outcome before it is a moral failure.

6. Maori Land: Scale, Constraints and Misconceptions

Maori land represents a relatively small share of New Zealand's total land area and is often located in rural or difficult-
to-develop regions. Its legal structure is designed to retain land within whanau and hapd ownership.

e Many blocks have hundreds or thousands of owners.

e Decision-making can require broad owner consent.

e Banks may be reluctant to lend where mortgage enforcement is difficult.

e The land may carry cultural obligations that are inconsistent with ordinary subdivision and sale.

Maori land is therefore not a hidden reserve capable of solving the national housing crisis. Its development barriers
are real, but the bulk of urban housing scarcity sits elsewhere in private planning, infrastructure and land markets.

7. Political Economy and Property Interests

Editorial methodology: personal asset information is presented only at an aggregated or anonymised level. Where a
source register uses the term 'property interest', this report preserves that broader legal description and does not
convert it into a claim about a specific number of houses.

Public registers indicate that many New Zealand legislators hold property interests and that, in aggregate, elected
representatives have greater exposure to property assets than the average household. For legal and editorial caution,
this report does not identify individual office-holders or state precise personal property counts. The analysis concerns
the institutional risk created when a policy-making group has substantial collective exposure to an asset class affected
by planning, tax and housing decisions.

Higher house prices benefit existing owners through capital gains.

e Restrictive planning protects the value and amenity of established neighbourhoods.

e Tax settings can favour property investors over first-home buyers and productive businesses.

e Decision-makers can legally vote on broad policies that affect their own assets.

This does not establish deliberate manipulation by any named person. It identifies a structural perception risk: public
affordability goals may conflict with the private financial interests of a property-owning political class. Public
confidence is better protected through accurate registers, clear reporting periods, independent scrutiny and stronger
recusal rules where a decision has a direct and particular financial effect.
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8. Social and Economic Consequences

High housing costs do more than reduce home ownership. They affect nearly every part of the economy and society.

¢ Young households delay family formation and accumulate larger debts.

¢ Renters face insecurity, crowding and high rent-to-income ratios.

e Workers cannot easily move to high-productivity regions.

e Firms struggle to recruit because wages do not cover local housing costs.

¢ Household spending is diverted from goods, services and business investment into mortgages and rent.
e Wealth inequality widens between owners and non-owners.

¢ New Zealand citizens are more likely to leave for countries with better wage-to-housing ratios.

9. A 10-15 Year Risk Scenario

If nominal house prices were to rise by five percent annually for a decade, values would increase by about 63 percent.
Over fifteen years, they would more than double.

Period Price change at 5% p.a. Likely structural effect

10 years +63% Further decline in ownership, higher
debt and stronger wealth transfer to
existing owners

15 years +108% Entrenched intergenerational
inequality and greater dependence
on inheritance

Without comparable wage growth, the housing system would become increasingly hereditary: ownership would
depend more on family wealth than on work.
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10. Reform Options

10.1 Expand Real, Not Merely Theoretical, Supply

e Pre-fund trunk infrastructure in designated growth areas.

e Require councils to publish serviced-land capacity, not only plan-enabled capacity.
e Enable both greenfield growth and higher-density redevelopment.

e Use clear statutory deadlines for major housing and infrastructure approvals.

10.2 Change the Incentives to Hold Land Idle

e Consider a land-value tax or targeted vacant-land levy.

e Recover part of rezoning and infrastructure-created uplift for public investment.

e Increase rating pressure on serviced but undeveloped land.

e Publish beneficial ownership and development status for large strategic land holdings.

10.3 Reform Infrastructure Funding

e Use long-term infrastructure bonds and special-purpose vehicles.

e Align development contributions with transparent, audited project costs.

¢ Allow councils to borrow against future growth where projects pass independent tests.
e Create nationally consistent tools for water and transport infrastructure financing.

10.4 Improve Governance and Conflict Management

e Require fuller disclosure of property and development interests.

¢ Introduce stronger recusal rules for decisions with direct personal financial effects.
¢ Publish independent distributional analysis of major housing and tax policies.

e Track which groups gain and lose from planning, tax and infrastructure decisions.

10.5 Protect Affordability During Transition

¢ Expand social and affordable housing where market supply cannot respond quickly.
e Support long-term rental security without discouraging new supply.

e Reduce building-material and construction-sector barriers.

e Target first-home assistance at supply rather than simply increasing buyer demand.

FIXNZ position: housing reform must reduce the price of access to land, not merely help households
borrow more against inflated land values.

Conclusion

New Zealand's housing crisis is the product of artificial scarcity, infrastructure underinvestment and political incentives
that favour existing owners. The solution is not one policy, one tax or one planning reform. It requires coordinated
change across land supply, infrastructure finance, development incentives, construction competition and public
accountability.

A fair housing system should allow ordinary working households to secure stable accommodation without devoting
most of their income to land scarcity. Housing should support family life and productive enterprise, not operate
primarily as a mechanism for transferring wealth between generations.
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Editorial Note

This English edition is a translated and editorially reconstructed version of a Chinese-language research reference.
Terminology has been standardised for an English-speaking New Zealand audience. Time-sensitive policy and market
data should be checked against the latest official releases before quotation.
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