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FOREWORD

Housing is to-day a major issue. This is as true of ;Vew Zealand as it is
of most other countries. Probably never before have so many houses been
wanied so quickly. And perhaps never before has the problem been so
complex.

The close connection between happiness, health, and housing needs
litile proof, and one of the principal tasks of the next decade should be the
provision of a decent house for every family in New Zealand. This is a
huge job, but when planning is followed by action on the part of Govern-
ment and private industry there is a reasonable chance that the objective
will be reached. . |

This report owes its origin, in the main, to the inquiries received from
overseas and local sources concerning the activities o f the Housing Division

of the Ministry of Works.
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INTRODUCTION - *

GEOGRAPHICAL FEATURES: New Zealand lies in the South-West Pacific w1th1n the temper
ate zone and between latitudes 34° and 48° south, with Austraha 1200 mlles to the west-
ward and South America some 5000 miles to the east. The l\zlortfl Island, South Island and
Stewart Island together have an area of about 103,000% square miles.

The country generally is rugged and menntainous with la;rge coastal and upland plains.
In the North Island, with the exception of several volcanici[ peaks, the mountains de not
exceed a height of 6,000 feet. The South Island is dominzﬁed by a mountain spihe for
almost the entire length of the Island. The highest peak, Mt. Cook, is over 12 000 feet.

Rivers are of great importance as sources of hydro-eleciric power. Within recent years
the widespread demand for electricity has led to the electric reticulation of most of the
inhabited parts of the country.

New Zealand has a moist, cool climate without great seasonal variations in rainfall
or temperature—but the day-to-day changes occur with a rapidity that baffles even the best
of meteorologists. The country stretches across the path of the prevailing westerly winds.
The average numbers of days per year on which high winds are experienced in some

of the main towns is as follows :(—

Auckland ... ... .. e 315
Wellingtonn ... ... .. .. ... 579
Dunedin ... ... e e 16.3

In general the climate is typical of the ocean areas rather than the land areas of the
temperate zone, but the climatic differences due to mountain ranges and the rough
nature of the country arve quite marked, pavticularly in the South Island. Areas exposed
1o westerly winds have heavier rains than those protected from them by mountain
ranges. The interior of the South Island enjoys an approximation to a continental
type of eclimate. Rainfall varies from about 15 inches to 115 inches per annum, and
is well distributed throughout the year. Most of the populated areas receive between 30
inches and 50 inches. Humidity varies from about 70 per cent of saturation in summer
to about 80 per cent in winter. ‘

Fog is not of much importance in New Zealand weather, and persistent sheets of
heavy cloud are rare. This accounts for the high percentage of sunshine — a matter of
some importiance to a country with so high a rainfall. Snow rarely presents any problem.

Temperature is much less variable than rainfall, but just as important in determin-
ing living conditions. Minimum winter temperatures throughout the country vary between
27 and 37 Fahrenheit degrees and maximum sumn_‘ler temperatures between 70 and 85

degrees. The mean temperature in winter averages about 45 degrees and in summer



60 degrees. The average number of hours of bright sunshine per annum varies between
1,600 and 2,500. ”

Earthquakes: New Zealand has experienced a number of earthquakes of the semi-
destructive type, but few of the disastrous type. The region where seismic activity is
frequent includes the eastern and southern parts of the North Island and the northern
part of the South Island.

Population: After about one hundred years of European occupation the popula-
tion (1947) of New Zealand proper stands at about 1,730,000, of which less than 100,000
are of Maori, or at least half-Maori blood.

Two interesting features in New Zealand population distribution are that the main
centres, four in number, are widely separated and are all very much larger than the

next largest towns. The population of the main urban areas is approximately as follows :—

Auckland ... . . .. .. 263,000
Wellington ... ... .. .. .. -173,000
Christchurch e 150,600
Dunedin e 83,000

In addition there are ten urban areas with populations between 16,000 and 27,000.
The North Island has proportionately more urban population than has the South Island
and there is a steady drift from the South Island to the North. There is a further drift
from the country areas to the cities. Approximately 50 per cent of New Zealanders live in
towns of over 16,000 people.

Of recent years immigration has contributed a relatively small increase in population,
the greater proportion of the increase being due to excess of births over deaths.

Wages: At the present time (April, 1948) the gross standard minimum wage of a
skilled worker is £7 10s. per 40-hour week, and of an unskilled worker £6 5s. per week.
In general, hours worked in excess of 40 each week are paid for at overtime rates,
which are time and a half for the first four hours and double time thereafter.

Under certain 'circumstances, workers are paid fares and travelling time to and
from their jobs. Workers in general, whether permanently or casually employed, receive

tvao weeks’ annual holiday on full pay.

I-HOUSING POLICY

THE AcTIVITY of the State in the field of housing is not a recent innovation in New
Zealand. For half a cen:lury it has been an important part of Government policy to
assist in the provisiop of;;' houses for the popﬁlation according to varying minimum stan-
dards. As early as 1894 Ethe Government of the day passed an Act under which people
could b;urrow from theEState at favourable rates of interests to erect dwellings. Subse-

quent l;egislation broadém;d the scope of this Act and in addition provided for the
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erection of dwellings by the State, Local Authorities, and other groups of ]3ersons, the

3
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State advaneing the money. |

While the increase in the number of dwellings during the last fifty yeaf_s has been
proportionately greater than the increase in population, thiél increase in dwellings does
not necessarily indicate a corresponding increase in housing“cap&gcity in terms of normal

family units.\The census definition of a private dwelling is the “residence of a family”
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and this may be only a room or rooms in a house. Moreover, the decrease in the size
of the average family is a matter of some significance. In 1:921 the size of the average
household was 4.28 persons; in 1926 it was 4.17/; and in 1936 it was 3.90. {Aecording
to the census of 1926 the average number of members of a family living togé:,ther
was 3.57.) !

A factor also of some importance in the housing field is the particular sensitivity of
the building industry to fluctuations in general business conditions. During the depres-
sion years, house construction, like other forms of building, was severely reduced.
While in 1927 more than 7,000 permits were issued for new dwellings, by 1933 this
figure had fallen to under 1,500. Some years later it was estimated that a shortage
existed of over 20,000 houses; that is in addition to the 6,000 or 7,000 required annually
to cover increase in population and obsolescence.

The Housing Survey: In 1935 the housing situation was acute — it is even more
acute to-day — and the Housing Survey Act was passed as a necessary step in the pro- -
gramme of housing improvement. The survey was designed to provide information
concerning the type, comstruetion, and condition of dwellings, the presence or absence
of proper sanitary, washing, and cooking facilities, the number of persons accupying the
dwellings, the number of occupants in relation to bedrooms, the degree of overcrowd-
ing, the storage of food, the provision for light and ventilation, yard and air space. The
regulations imposed an obligation on towns with over 1,000 inhabitants to prepare the
survey, By March, 1939, surveys had been carried out in 115 of the 119 towns affected.
The following are summarized results:—

Total population covered by the survey .. ... o e 901,353

Total dwellings covered by the survey . ... .. .. .. 225,363 -
Buildings used as dwellings: )
Unsatisfactory but repairable ... .. .. .. v 31,663 -
Totally unsatisfactory ... ... .. .. e 16,827
Dwellings in which equipment is
Only partly satisfactory .. .. co e e e 23,768
Totally unsatisfactory ... .. ... .. 20,096

Dwellings providing accommodation below the minimum
standard ... e s e v oo 27,214



Surplus persons accommodated in dwellings below the mini-

mum standard ... ... ... .. poe et o R 68,405
Dwellings overcrowded ... zm e e o em o 9,835
Surplus persons in overcrowded dwellings ... .. .. .. 14,761

The survey disclosed many cases where rooms were let without cooking facilities.
In some cases cooking appliances were located in halls, passages, and on stair landings.
Some owners and tenants had let a room or rooms, nominally as separate apartments,
with the right of common use of tolally inadequate toilet facilities. Practices of this
character led to very high rentals being obtained from the cumulative effects of sub-
letting. And rents for privately-owned dwellings reached levels determined only by the
“rates that the traffic would bear.”

The Formation of the Department of Housing Construction: Prior to the formation
of the Departiment the Government had investigated housing legislation and housing
schemes abroad and decided that no overseas poliéy or scheme was completely suited to
New Zealand conditions. An examination of existing legislation and previous housing
schemes in New Zealand indicated that changes were necessary before conditions eould
be radically improveﬂ. A programme much more intensive and direct than that provided
by previous schemes was adopled. Investigalions were carried out to determine the
organization that would be mnecessary, the types of houses that should be built, the
number of houses required, and the labour and materials available for the purpose. . As
a result, towards the end of 1936, the Department of Housing Consiruction was formed
as a branch of the State Advances Corporation. The new orgauization was authorized
to attack the problem with greater vigour than had been possible in the past. In a very
short time the Department was actively engaged in buying extensive areas of land already
provided with roads and other services, and had entered into large coniracts for house
conslruction.

One of the first principles laid down by the Govermment was that the houses were not
to be what are usually called “workers’ dwellings”; the aim and the need were the
adequate provision of good new houses at least up to the standard of, and preferably
better than, the houses inhabited by ordinary typical citizens. And in no ecircumstances
were the sanie designs 10 be used 1o such an exient that they would be labelled as
“Governmenti mass-produced houses.” It was decided that every house erecied in any
one street should have a different elevation. It was further decided that the State would
remain the owner of the dwellings. While the purchase of land, the planning of the
houses and hﬂuSimg schemes, and supervision of construction is a function of the .
Department of Housing Construction, the site development work and the construction
Qf the houses is lglsually carried out by private contractlors, tenders being called for the

various contracts.
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Reserve Bank Credit: To finance its comprehensive proposals, the Govern ent adopted
the somewhat unusual course of using Reserve Bank eredlt, thus reco«rmzmg that the
most important factor in housing costs is the price of money — interest is the heaviest .
portion in the composition of ordinary rent. The newly-created Department was: able,
therefore, to obtain the use of funds at the lowest possxble wate of interest, the rate
being 1 per cent for the first £5,000,000 advanced and 13 per cent on further advances.
The sums advanced by the Reserve Bank were not subscnbed or underwritten by other
financial institutions. This action shoyyéd the Governmen;s intention to demonstrate
that it was possible for the State to use the country’s credit in creating new asseti's for
the country. ‘ ﬁ

The fundamental premise, then, about housmg had undergone a change. Housing
was 1o become a Public Utility, the right to live in a decent dwelling being regarded as
on the same level as the right to education, sanitation, to good and abundani water, to
an adequate road system, and to a certain amount of medical care. Probably it would
be true to say that this premise has now gained fairly wide acceptance.

Rents: Rents for State houses were worked out originally on such a basis that the
resultant revenue over the whole of the Dominion was sufficient to provide adequate
reserves for depreciation, maintenance, insurance, losses and vacant tenancies, and to
cover all interest charges and management expenses and to yield a small surplus. It
was part of the policy to build up a depreciation reserve which in sixty years would cover
the estimated cost of construction so that when complete rebuilding became necessary
sufficient funds would be in hand for that purpose. At the present time, however, rents
are not based on the cost of the dwellings but are assessed according to their area and
location.

Provision is contained in the Finance Act, 1943, for the tenani of a State house to make
arrangements whereby in -consideration of special payments he becomes entitled to
remain the occupier of the dwelling rent free, or at a reduced rental, on attaining a
specified age. The arrangement may also entitle his widow to occupy the premises on
the same terms, or he may nominate any of his children to become the tenant after his
death. This Act also secures the tenant in his occupation of his house by preventing
him from being ejected other than for a breach of the tenancy agreement.

The Sphere Broadened: Under the Minisiry of Works Aet, 1943, the execution of all
Government works, including the erection of houses and the reservation, acquisition,
or improvement of land for housing purposes came under the charge of the Minister
of Works.

By the Finance Act, 1945, the taking of land for a number of public works in any
area was co-ordinated to provide for one taking instead of a large number of 1akings.

This relieves the Government of the necessity of having to plan the area in detail before-



hand to determine how much land would be used for each separate purpose and it enables
the Government to discuss openly the planning of the area without causing prejudicial
reactions. It also results in enly one set of compensation claims with which to deal.
The Housing Improvement Act, 1945, makes provision for minimum standards for
all residential buildings; previously, local authority by-laws applied only to new con-
struction and could not be applied retroactively. Provision is also made for “Reclama-
tion Areas.” The local authority, after declaring a Reclamation Area, can replan the
whole area and change the use, e.g., from a residential area to an industrial area or
commercial area. This may involve compleie reroading and servicing and resale, which
are specifically authorized. The legislation is also designed to prevent the creation of
further “pocket-handkerchief” sections which do not comply with by-law reqﬁiremenls
and are a severe handicap in slum clearance work hecause of the multiplicity of owners.
The Aect provides that Government contributions may be made towards the cost of
reclamation. The exact proportion is deliberately not stated as the Government desires
to be free to treat each case on its merits. Probably the most important part of this
legislation lies in the basis for compensation paid for properties taken over under the
Act. Briefly, the value for compensation is the actual value of the property as it stands,
not a value based on the returns received from it. The latter basis made it quite impos-

sible for local authorities to carry out slum clearance work.

Control of Rents of Privately-owned Dwellings: There is no doubt that the acute
housing shortage has encouraged many people to exploit the position. Owing to the
high rents that were being charged, especially in the main urban areas, the Government
in 1936 passed the Fair Rents Act. This was intended as a temporary measure and applied
for twelve months. The principle of the Act was to peg the rents of certain classes of
dwellings to the rents paid by tenants on 27th November, 1935. As the housing situa-
tion has net improved, the control of rents has been exiended from time to time.
Further, the application of the Act has been extended to apply to all dwellings, including

flats and apartments.

2_PLANNING FOR THE COMMUNITY

r

‘HousING 1s MORE than desigﬁing and building houses. In these days, physically speak-
iing, the house is a kim%l of knot in a network of pipes, wires, roads, and footpaths, with
larger and more comp!icated knots for shopping centres and other community facilities
— all of which are, ne(gessary if people are to carry out easily the wide variety of aetivities
that are our concephon of civilized life. To plan and build houses, however well equipped
they tay be, is not enough As well as having an adequate number of sausfactory houses -

it is cqually lmportant that they be well situated in relation to factories, transport,

8 !
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recreational and community facilities, and the like. That is to say, the pr%)blem of hous-
ing is integrally bound up with the problem of regional and town planniﬁg.

Regional planning councils have been set up whos{e function is the co-ordination
of all matters affecting the development of the several lregions by the various bodies
concerned. The councils are advisory bodies only and bavé’ no legal powers; ihey use
the method of persuasion rather than that of legal comi)ulsion.

Town and extra-urban planning is carried out under the authority of the Town Plan-
ning legislation of 1926 and 1929. Towns with a population of one thousand or over
are required to formulate town planning schemes. Centres with a smaller I)Qi)lllation
may do so, but it is not compulsory. In rural areas where development is procefreding at
a rate where control is considered necessary the loeal authority may be requireﬁ to pre-
pare an extra-urban planning scheme which shall relate the development of the rural
area to that of the urban area to which it is tributory.

Where local town planning schemes exist or are in course of preparation, Housing
Division planning is worked into such schemes. In the absence of such schemes, plan-
ning is arranged to fit in with existing conditions in a manner consistent with good town
planning practice. The Division, while not legally bound 1o chserve the by-laws of local
bodies, conforms to them wherever possible. The co-operation of local authorities is
invited. The provision of new traffic routes and extensions of existing routes of busi-
ness and shopping zones and recreation reserves is carried out in consultation with the
local authorities concerned. Subdivision plans are submitted to them for approval. In
the event of disagreement the dispute is settled by negotiation. If this fails the Town
Planning Board is asked to adjudicate.

Until recently the Division has been concerned mainly with building houses on fully
serviced sections and with the development of open land contiguous with closely knit
systems of existing subdivision. The planning and servicing of this open land is worked
into the existing framework of streets, sewers and other services.

The factors influencing the planning of an area are given attention when land-pur-
chase negotiations first begin. The progress of the district, the access to the land, its
nature, topography, soil and aspect, the availability of drainage, water and other services,
all receive consideration at this stage.

If the area to be developed is of an extensive nature, preliminary consideration is
given to the main routes of communication. Attention is then directed to the other
component parts of the scheme — the reserves for active recreation, children’s play-
grounds, park strips, schools both primary and post-primary, shopping centres both main
and local, cultural and community centres. All these components of the complete scheme
must be carefully related to each other and to the facilities already available in the

neighbourhood.




Administrative Section: This section. is responsible for the general administration of

the Division’s activities, the control of staff, the keeping of accounts. The statlstlcal sectmn*
3
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records and distributes statistical information concerning the number of house units under
construction and completed, and the number of men employed on construction work;

L]

8 - STATISTICS

THE FOLLOWING TABLE shows the number of building permits issued for dwellings in Néw:
Zealand since 1925. The figures for 1925 to 1938 do not include houses built in rural
areas. The figures for 1937 and later years include State Rental Houses erectod

Year ended March 31st Number of New Private Dwe(lmgs
1925 5,805
1926 6,850 |
1927 7,179 | i
1928 5,690 &
1929 5,212
1930 5,747
1931 3,463
1932 1,555
1933 1,496
1934 2,649
1935 2,892
1936 4,140
1937 4,555 (includes 22 State Rental houses)
1938 7,044 ,, 1895 , »
1939 9711 ,, 3,445 ., N
1940 9,686 . 3870 . »
1941 8877 ., 3570 ., . ”
1942 7,172 ” 2,605 ., w
1943 1,634 368 ., »
1944 4936 , 1916 , o
1945 8701 ., 3255 ., ”
1946 10,356  ,, 2,875 ., ”
1947 12,876 ., 2,769 ., »
1948 14,048 - 3,065 » »
1949 16,136 v 4,111 ., 5 ”

Applicants for State Houses: At 31st March, 1948, urgent applications numbered
25,544. The total number of unsatisfied applicants numbered 52,186 at this date.
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