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Firstly, my apologies that this newsletter is a little late. I 
did this intentionally so that I could report on the national 
conference of the New Zealand Property Investors 
Federation which I attended in Rotorua over the past 
weekend. I had never been to one before and was keen 
to discover what was discussed at such an event. 
 
I was not disappointed – in fact I was very impressed. 
The conference was extremely well organised and very 
professional in its presentation. Over 400 people were in 
attendance. The majority were property investors with 
small portfolios of only 1-3 rental properties. Several had 
mid-size portfolios of up to (say) 10 and a small number 
had significant portfolios. Attendees were also mortgage 
brokers, real estate companies and a scattering of 
property managers. 
 
Various speakers addressed issues such as mortgages 
and reducing costs, crowd funding, Government 
initiatives such as ring-fencing and bright line testing, 
succession planning, market changes, stress 
management and a couple of significant investors told 
their stories. 
 
Of special interest to me were: 
 
David Winder, Mortgage Broker, spoke on way by which 
to minimise/reduce interest costs. He classifies investors 
as those who are wanting to build equity and those 
wanting to increase income. In his opinion investors 
seldom cover both bases. Also, in his opinion as time 
moves on investors will run out of one or the other so 
they need to purchase what they don’t currently have in 
their portfolio. So, if a boost to income is the objective 
then buy properties with a higher yield. If equity runs low 
then focus on properties that you can add value to, get it 
revalued after the work is done, and increase the equity 
position. 
 
Mark Withers, in addition to clarifying what is meant by 
ring-fencing  and bright line testing (think we have 
explained these often enough in previous newsletters), 
ran an excellent session on succession planning. His 
presentation included considerable criticism of all the 
parties involved. The parents (the current investors) for 
giving their family too much and not making them work 
for it as they had done. For acting as guarantors on 
deals that don’t necessarily stack up financially. For 
assuming that the family has the same skill set as they 
have when it comes to property. For assuming that long-

term the family wants to inherit a property portfolio and 
more importantly that they would know how to keep it 
going. And most importantly keeping their family in the 
dark with regards to the properties, the current lease 
arrangements, any issues with the property or with the 
tenants, keeping poor records and documentation. He 
also gave examples of people having numerous bank 
accounts, assets, income streams, ‘stashed’ cash, other 
investments and the like that the family know nothing 
about. He refers to investors writing a ‘treasure map’ to 
guide family as to what there is and more importantly 
where it is. The criticism of the family fell in areas of 
expectation, ignorance, not asking enough questions, 
not taking enough interest. His conclusion was that in 
many cases rather than to leave a portfolio of properties 
it may in fact be better to leave a cash legacy. 
Something for consideration. 
 
Very interesting were the two presentations by existing 
investors.  
 
In the first by Nick Gentle he spoke about how he had 
accumulated a property portfolio, whilst living off-shore, 
through investing mainly in student accommodation. He 
always bought properties that he could add value to 
through the addition of extra bedrooms. He spoke of his 
reliance on outside advisors such as builders, mortgage 
brokers, lawyers, accountants and property managers. 
How he had to temper his enthusiasm over a property 
when one or more of his advisors did not see the same 
potential upside as he did. How some ideas that he had 
would have undermined the real value of a property by 
making it unattractive to other investors or future owner 
occupiers. 
 
Australian investor Tom Panos spoke of his journey, his 
lessons, his mistakes, his successes and his learnings. 
His main call was to learn not to stress over things that 
you can not change such as interest rates, the economy 
or Government policy. If an investment is in strife due to 
any of these then the planning may not have been 
complete and the investment may have always been 
marginal.  Instead concentrate on your own goals, your 
passion and your energy as these are the things you 
can control.  More than anything don’t stress on the 
small $$$’s. And an example of this was don’t see the 
relatively small cost of a property manager stop you 
from using one. Relieve yourself of all the minor day to 
day interruptions and focus on what really counts. 
(Interestingly nearly all of the speakers advised 
investors to use property managers. Usually the quality 
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of the documentation, the tenant selection, the follow up 
on issues, the handling of any problems and the 
professionalism is of a higher standard than most small 
investors can do themselves. And if investors placed a 
value on their own time then the cost of a property 
manager, which is tax deductible, is nothing compared 
to the cost of not having one). 
 
Other points raised by the two investors included the 
need to have a clear property investment strategy, ‘be 
rigid with the goal but flexible with the plan’, be prepared 
to take calculated risks and the need for strong 
professional advisors especially in those areas that you 
are weak in. 
 
The Executive Officer of the NZPIF, Andrew King, spoke 
on what he saw as the wins and losses of the NZPIF 
over the past 24 months and shared the results of 
member surveys with the audience.  
 
I found this part fascinating. Given three scenarios – 
healthy homes (2019 targets), healthy homes (2021 
targets) and the removal of the 90 days’ notice rules – 
the survey showed that for the first 2 many investors did 
not rate then as a high risk, did not think they would stop 
future investment and would not encourage them to sell 
investment properties. However, with the 3rd item – the 
removal of the 90-day notice rules – a much higher 
percentage of responders said that they saw this as a 
high risk, that this would stop future investment and 
would encourage them to sell investment properties. 
They see this as the loss of personal control over their 
investments and a very one-sided approach. 
 
Andrew King also addressed issues such as illegal 
dwellings, affordability, damage liability, meths., LVR, 
the Tax Working Group, the Privacy Commissions 
guidelines and the Residential Tenancies Act review – 
such things as security of tenure, the allowing of pets by 
right, the allowing of modifications to the property.( All of 
these we have addressed in earlier newsletters). 
 
Incidentally this was Andrew King’s last official function 
as Executive Officer of the NZPIF – a position that he 
has now stepped down from. Over several years he has 
proven to be a strong advocate for residential property 
investors, especially those with small portfolios and a 
lack of experience. 
 
Overall, I found these a valuable 2 days. 

A couple of recent items that we found interesting. 
 
An investor purchased another rental property. Perhaps 
he didn’t complete a full due diligence or perhaps he 
wasn’t provided with correct information by the vendor 
but regardless he found upon settlement that the 
property did NOT meet the required healthy homes 
standards. Unfortunately he only realised this after he 
had signed a tenancy agreement with new tenants. 
Upon inquiry he found he could not get contractors in to 
install new insulation for 3-4 weeks after the new lease 
kicked in. No problem he thought. The new law gives me 
90 days from the commencement of a new lease to 
rectify. WRONG. That is not yet the law and does not 
become part of the law until after 1.7.2021. So right now, 
if he allows the lease to continue, he exposes himself to 
a possible claim through the Tenancy Tribunal for 
leasing a property that does not comply with the 
Insulation standards. Possible fine of up to $4,000. So if 
you are now expanding your rental portfolio get 
assurance in writing that the property meets the new 
codes. Otherwise make the vendor upgrade accordingly 
prior to settlement. 
 
TV1 tried very hard to make a story out of the fact that 
around 100 landlords have had claims lodged against 
them in the Tenancy Tribunal for not meeting the 
required healthy homes standards by 1.7.2019. (We 
have no way of verifying this as very few cases have 
been heard as yet). However it was pointed out to TV1 
that there are over 320,000 landlords in New Zealand so 
100 was in fact a miniscule portion – 0.0003%. As with 
any group of people there will always be a number that 
will or not comply = who will take the chance. The story 
seemed to be dropped very quickly. 
 
On Stuff Business News under the title “Landlords in 
Prime Position as demand heats up for rental properties. 
TradeMe had announced a 17% increase in the level of 
enquiries for rentals compared to last year. Rent levels 
were up by 3.1% to an average of $495 pw.  
 
Stuff also announced that “house prices may increase 
by 8%a year by the middle of 2020 as it believes that the 
Reserve bank may remove some of the chocks on the 
housing market. A similar prediction from Westpac who 
put the increase at 7%. 
 
Another media article suggests that landlords are ‘getting back 
into the market’. This is the result of investors struggling to get 
reasonable returns from other investments such as term deposits. 
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Indeed, according to CoreLogic the market is showing 
signs of improvement with the annualised average 
growth rate now at 2.4%. Christchurch is at +0.7%. 
 
The lending environment has also eased. The OCR 
remains at 1.0% but a further drop is expected in 
November. The reduction in serviceability rates set by 
the banks themselves will ensure more active buyers. 
 
As well as average price the sales numbers for 
September also showed an increase of 3.3% from the 
same time last year.  
 
The stock of houses for sale continues to fall – a 
decrease of 1,673 units over a year ago. 

-------------------------------------------------------- 
Other items of news that caught our eye include: 

• Regular issues confronting landlords. Non-
payment of rent – the largest and most common 
issue for landlords. The largest number of 
claims to the Tenancy Tribunal. The advice is to 
get tenants to pay by automatic payment 
through their bank. To align payments with the 
frequency of the tenant’s wages being paid into 
their account. This may mean a pro-rata 
payment first in order to get alignment.  

• Damaging property – the second biggest issue. 
The property is thrashed deliberately, often as 
‘revenge’ if notice to vacate is given. A lack of 
cleaning, food scraps around the home, piles of 
rubbish both inside and outside the property are 
also concerns. Posters and pictures placed on 
walls – often they are there to hide holes or 
other damage to the walls. This can be a 
particular problem for landlords as each ‘hole’ 
may be deemed by an insurer to be a separate 
event and they will apply an excess to each. 

• Tenants not reporting faults in the property is 
the third most regular issue. Not necessarily 
intentional but more often the result of 
indifference’. Things like a dripping tap can 
cause damage. Again however, if damage is 
caused over time and not the result of a single 
incident insurance may be declined. Landlords 
should ensure that the relationship between 
themselves and the tenants is one that will 
encourage the early notification of problems.  

• Inadequate cleaning – for all the complaints by 
landlords about dirty or mouldy homes it seems 
that some tenants are happy to live in their own 

mess. This can backfire on tenants. It may lead 
to their being asked to vacate or to leases not 
being extended. But it could also discourage 
landlords from spending on improvements to the 
property. A clean home may also lead to the 
landlord not increasing rents throughout the 
lease period in gratitude for the condition of the 
property. 

• Inadequate notice – a tenant must give 21 days’ 
notice of intent to vacate. (in comparison to the 
landlords 90 days). Many tenants give much 
more than this but there are others who either 
give the legal minimum or vacate earlier than 21 
days. They are prepared to take the risk that 
landlords will not pursue them through the 
Tribunal. It has to be acknowledged also that 
getting in front of the Tribunal can also take a 
long period of time. There are times of the year 
– just before Christmas for example – when 
finding a replacement tenant within the 21 days 
is nigh impossible.  

• A proposed change to Kiwisaver first home 
buyers withdrawal rules would enable some 
people to get onto the property ladder sooner. In 
other words they would not be ‘owner-occupiers’ 
a condition of the current rules. It would enable 
first home buyers, currently out of the market 
due to high property prices where they live. 
Currently 12% of people over the age of 65 rent 
their accommodation. This would be expected to 
drop if these new rules were adopted. 
 

 
On a sadder note. Lexi’s mother passed away last 
month. Resultant from this Lexi chose to move onto to 
other opportunities. We are sorry to have lost her as she 
did a great job for over two years and was very popular 
with owners and tenants alike. Andrea has now moved 
full time into property management We will welcome 
Bronwyn into our team next week to do the 
administration / receptionist roles.  
 
As always many thanks for your loyalty and support. If 
you know of anyone who may need our services please 
have them contact us or let us know.  
 
Best wishes to you all 
 
Sharon, Carolyn, Andrea and Bronwyn. 
 


