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13.6 Section 17A Review - Council Social Housing 

Author: Nicole Timney, Group Manager Property  

Authoriser: Nigel Trainor, Chief Executive  

Section under the Act The grounds on which part of the Council or Committee may be closed 
to the public are listed in s48(1)(a)(i) of the Local Government Official 
Information and Meetings Act 1987. 

Sub-clause and 
Reason: 

s7(2)(h) - The withholding of the information is necessary to enable any 
local authority holding the information to carry out, without prejudice 
or disadvantage, commercial activities 

Plain English Reason: To enable Council to carry out commercial activities. 

  

Recommendation 

That Council: 

1. Receives the Section 17A review report for Council Social Housing Activity. 

2. Endorses the preferred option (Option 1); to maintain the status quo, meaning the Timaru 
District Council retains management and ownership of the Council Social Housing 
Portfolio. 

3. Adopts the change to the financial model, surplus to pay down debt after all expenses and 
a deferment of capex for the next three years, which is a change to the Long Term Plan 
2024 2034. 

4. Adopts the draft Timaru District Council Strategic Housing Framework 2024 2034. 

5. That Council explore further options of management and delivery of services in line with 
the outcome of discussions regarding future provision of housing across the housing 
spectrum. 

6. Council resolves that the report and recommendations remain in public excluded until such 
time as any future commercial activities have been completed if required. 

 
Purpose of Report 

1 To receive the review of the Council Social Housing Activity, under section 17A of the Local 
Government Act 2002. 

2 To endorse the preferred option (Option 1); to continue the management and ownership of 
Councils Social Housing Portfolio. 

3 That Council adopts to the change to the financial model, surplus to pay down debt after all 
expenses and a deferment of capex for the next three years, which is a change to the Long 
Term Plan 2024 2034. 

4 Adopts the draft Timaru District Council Strategic Housing Framework 2024 2034. 

5 That Council give direction to Officers to explore other options of management and delivery 
of services after discussions, across the housing spectrum. 
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Assessment of Significance 

6 This matter has been assessed as being of low to medium significance at this time, in 
accordance with Council’s Significance and Engagement Policy. This is because no changes are 
proposed at this stage that will affect levels of service or rates. 

Background 

7 Under section s17A of the Local Government Act 2002 Council has an obligation to review the 
cost-effectiveness of the current service delivery arrangements for meeting the needs of 
communities within its district for good quality infrastructure, public services, and the 
performance of regulatory functions. 

Discussion 

8 Timaru District Council (TDC) currently manages and owns the Council Social Housing Portfolio 
of 236 studio units and one-bedroom flats. 

9 Council has not completed a major review of its Council social housing portfolio since the last 
s17A review in 2016.  An asset management plan review of its housing assets was completed 
at the same time.  This new review outlines the fundamental challenges and opportunities 
with the portfolio in 2024 and beyond. 

10 To assist with this review, Martin Jenkins was commissioned to complete a Housing Insights 
Report which was completed in August 2024 and should be read in conjunction with this 
review report.   

11 The Insights Report covers the districts social housing portfolio, the wider housing market 
pressures, trends in the community housing sector and how Council might explore new 
approaches and models.  It further details what other Canterbury Region Councils are doing 
with their portfolios by way of a benchmark exercise and poses three scenarios for 
consideration. 

11.1 Scenario 1 – No change to the current operating model with a focus on increasing rents 
and maintaining the level of service. 

11.2 Scenario 2 – Optimise and expand the portfolio of property, focus on the same changes 
as scenario 1 but also the composition of the portfolio and the delivery mechanisms. 

11.3 Scenario 3 – Adopt new initiatives and include the opportunities outlined in scenarios 1 
and 2. 

12 In 2021, Council updated its Social Housing Policy.  The purpose of the policy is to provide 
housing for those persons in the community who are 55 plus and receiving a national 
superannuation, war, widows, invalids for sickness (long-term) benefit, or current equivalent 
benefit and the applicant must have a housing need. 

13 The activity has a policy to be ‘self-funding’ with full occupancy, the portfolio is targeted to be 
within surplus for the financial year 2024-2025. 

13.1 There is 100% occupancy at the time of this report. 

13.2 General asset status is medium to high with no major capex required in the next three 
to four years. 

13.3 Demand is expected to grow with critical shortage of affordable housing and an 
increasing over 65 population in the next ten years. 
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13.4 The private sector is not building one bed units but does some conversions of large 
houses to single units targeted at the high rental market. 

13.5 Average rents (all housing) up approximately 50% in the last five years. 

14 There is no return on capital invested in the portfolio, other than to be self-funding, due to 
below market rentals consistent with the policy to provide cost effective housing for the 
elderly and others on fixed benefits and superannuation.  Recent market trends in capital 
value of housing in Timaru have resulted in significant capital gains to Council. 

Options and Preferred Option 

15 There were three options considered under this review, see attachment 1, the Council Social 
Housing s17a Review Report December 2024: 

16 Option 1 (Preferred Option) – That Council retains the status quo and the management of the 
Council Social Housing portfolio inhouse.  This option includes the adoption of a new financial 
model that outlines the deferral of non-urgent capex for the next three years and that all 
surplus funds after expenses go directly to pay down debt.  This model allows for a 
depreciation surplus and rental surplus to build in reserves and be redeployed for capex and 
further development of housing units in three to four years at the conclusion of a debt free 
position. 

17 This option does not stop Council choosing to investigate further options of management and 
delivery to satisfy further housing provision across the housing spectrum. 

18 Option 2 – Lease to a CHP and expand the portfolio.  This option requires further analysis with 
the development of a business case to justify the benefits of this option.  Full public 
consultation will be required for this option as it is a significant change to the current service 
delivery. 

19 Option 3 – Part sale or sale of portfolio to create a JV or Trust which would manage and expand 
the portfolio offerings.  This option requires further analysis with the development of a 
business case to justify the benefits of this option.  Full public consultation would be required 
for this option as it is a significant change to the current service delivery. 

20 Potential benefits and disadvantages and risks were identified for each option and assessed 
against the following critical success factors: 

(a) Strategic fit and business needs – does it align with the strategic and financial priorities 
of Council and the community? 

(b) Potential value for money – is it the right solution, at the right time, at the right price? 

(c) Supplier capacity and capability – is it a sustainable arrangement (suppliers can support 
development/implementation)? 

(d) Potential affordability – is funding available to make the change? 

(e) Potential achievability – is the ability and skills to deliver available (internal capacity to 
implement in the timeframe)? 

21 Any option that did not meet one or more critical success factors was discounted from further 
assessment. Option 2 and 3 were discounted on the basis that it did not meet with Council’s 
strategic fit and business needs at this time, potential value for money or potential 
achievability. 

22 The inhouse service delivery model was preferred due to the following main reasons: 
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(a) The inhouse cost of delivery where cost alone is considered. 

(b) The new proposed financial model achieves a depreciation reserve and debt free 
position for Council within three years. 

(c) The inhouse service delivery model offers less risk with regards to business continuity 
and there is one FTE required to manage the entire service with support from other 
members of the Property Group as and when required. 

(d) There are no guarantees that if we went to market in the current environment, that we 
would be successful in attracting any suitable partners to successfully adopt the 
management and service of the activity at the current returns and costs of operation. 

23 The preferred option is that the current inhouse service model continues as it is the most cost-
effective delivery, which will deliver to Councils objectives to meet housing needs for the 
vulnerable in the Timaru District. 

Consultation 

24 The general public were notified in the Long Term Plan 2024 2034 pre-consultation papers 
that an s17A review was to be undertaken of Councils Social Housing portfolio, which would 
also review the rentals across all units. 

25 Tenants of all units where informed with a personal letter of the intent conduct a review of 
the service model and would be informed of the outcome of the review when available. 

Relevant Legislation, Council Policy and Plans 

26 The following legislation and policies apply: 

26.1 Local Government Act 2002 

26.2 Residential Tenancies Act 1986 

26.3 Social Housing Policy 2021 

Financial and Funding Implications 

27 The financial modelling for the current Long Term Plan 2024 2034 for the provision of the 
service is outlined in the Council Social Housing s17A Review Report on pages 13 and 14.  See 
attachment 1. 

28 The proposed financial model is discussed in the Council Social Housing s17A Review Report 
on page 15.  See attachment 1. 

Other Considerations 

29 Should Options 2 or 3 be preferred options for the future provision of Council social housing 
then full analysis and business cases would be required to be developed along with developing 
a relationship of JV with a suitable partner with experience of delivery social housing on a 
medium scale. 

Attachments 

1. Council Social Housing S17a Review Report Dec 2024   
2. TDC Draft Council Strategic Housing Framework 2024 2034   
3. Timaru District Council - Housing insights report (28 August)    
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