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Mr Kirton  

Re Ohakune Intensive Social Housing sub division  

 

The Council has stated that your applica�on for an intensive social housing development 
was not public no�fiable as the proposal’s effects were less than minor and no-one would 
be adversely affected.  

I have the following major concerns with your development that I would like to table with 
you and your council as I believe your applica�on has a major bearing on the future of 
Ohakune.  

The five concerns I raise are:  

1) Increased Crime.  
2) Councils’ role in the community.  
3) No considera�on for sustainability.  
4) Loss of property values, Loss of investor confidence and the council compe�ng 

directly with commercial ac�vi�es and development in the town.  
5) Destruc�on of Ohakune as a tourist des�na�on  

Here are my concerns  

1) Increased Crime: 
 Interna�onal studies from China, America, UK and Australia see atached research 
reports that demonstrate increases in crime from intensified social housing 
developments. See atached reports to verify this statement. Social housing should 
be dispersed within a community not intensified in one loca�on – interna�onal best 
prac�ce? 
 

2) Councils’ role in the community:  
A normal council’s role is to enable development and provide services so that private 
business can grow and develop, there is currently six private housing developments 
in the community why is council not using these developments to grow the social 



housing stocks. You are pu�ng rate payers’ money at risk developing housing 
sec�ons when there is plenty of land under development currently.  

 

3) No considera�on for sustainability. 
 If you study the Ireland example their key drivers for social housing are 
 A) Sustainability. 
 B) Enabling the improvement of the exis�ng housing stock. 
 C) Crea�ng and maintaining high skilled building jobs as the construc�on sector is in  
     a period of contrac�on over the next few years. 
 D) Intensifying the exis�ng housing stocks.  
 E) As a last resort they develop new land which they consider the worst case        
     sustainability op�on. 
 
Our current Government says a heathy home is one with a great big heater which 
they are forcing on landlords under the healthy home’s laws– this creates on going 
costs for the tenant who cannot afford to run the heater due to the cost-of-living 
crisis.  
Irelands analysis indicates that if new hea�ng demand is installed then poten�ally it 
will be run at peak electricity demand �mes which means more fossil fuel power 
sta�ons are needed to meet peak demands.  
Ireland says no to this approach due to the poor sustainability outcomes. Ireland has 
enabled the purchase of exis�ng houses and then supports the crea�on of new 
industry to install insula�on, double glazing and stopping dra�s thus improving the 
current housing stocks and improving sustainability by not having extra peak fossil 
fuel electricity supply.  
This approach reduces costs to the tenants cost of living? reduce the reliance on 
peak demand fossil fuel power supply and creates skilled jobs, Builders fi�ng out 
exis�ng houses when we are facing a reduc�on in house building over the next 2 
years, we need to keep people in the building industry now in the short term. New 
build infla�on is currently si�ng at >16% new builds are not the way to go.  
Improving exis�ng housing is far more cost effec�ve and ready to be achieved right 
now.      
 
Ireland has also looked at there current housing stocks and where possible 
intensified their exis�ng social housing. There is no need for building new services, 
roading, intensified housing can be tacked onto exis�ng services. By crea�ng 
duplexes or town housing making use of the exi�ng land again a key driver to 



improved sustainability the process of opening up new land is not as sustainable as 
intensifying exis�ng housing stock. Expanding exis�ng housing is a more sustainable 
approach than new developments especially when you have 6 developments already 
in town.  
 
Building a new subdivision and urban sprawl is no longer a sustainable approach.  
Current housing and social housing are poorly maintained, old stock houses on large 
land holdings, the exis�ng housing stock across the region is in desperate need of 
improvement. Have you completed any analysis on the benefits of improving 
exis�ng vs developing new and the impacts on sustainability? A fact-based approach 
would be of great value to understand you decision making process at council.  
 
 
 

4) Loss of property values, Loss of investor confidence and direct compe��on with 
commercial ac�vi�es and development in the region.  
 

Why do you think that the council should now become a key developer in the region. I 
don’t see the council as a developer of residen�al sec�ons but your purpose is an enabler 
for private business to develop residen�al land and commercial en��es. What is the 
council core responsibili�es?   

I do not pay rates and taxes for you to take commercial risks with our rate payer, tax payer 
funds. Why would you develop public land and take on that risk at the expense of 
ratepayers.  

 
There have been 6 recent subdivisions and more planned. I’ve heard from council that 
they will need to stage new ones to stagger construction; if that’s the case, why do you 
need to subdivide! 
My partner and I have invested over 1 million dollars in our holiday home and we have met 
all covenants for the area you are releasing a subdivision on the most expensive land in 
Ohakune with no intended covenants you will devalue my house and surrounding houses 
by on average 10% to 20% and further depress the growth in value of housing in this area 
so how do you come to the conclusion that no one is adversely affected is hard for me to 
understand? See atached discussion / research below on the impacts of intensified social 
housing on neighbouring house values. 



 Why would I have the confidence to invest in the Ruapehu Region again? When you seek 
to devalue my investment. How can I trust you and your council in the future when you are 
so secre�ve and don’t value my investment? 

 So, there is about 100 houses within 300 meters of the new subdivision so at $700K 
average price = 70 million capital valve – devalued by 10% = 7 million loss of capital value? 
According to Weston a minor issue that does not affect people. See report below. 

There is recent exis�ng property 101 Miro Street that has been re developed at 
considerable costs by an investor, they have met all council fire permits, installed fire walls 
and emergency system and fully up graded the exis�ng buildings. The operator of this 
business had the vision and taken the financial risk to develop this property for seasonal 
worker accommoda�on.  
What you are now proposing with the new subdivision with temporary accommoda�on is 
to now be in direct compe��on with this business and other accommoda�on business.   
Council is now developing distrust and reducing confidence for investors taking on projects 
to upgrade and develop the town. You are un trust worthy you are decei�ul why would an 
investor develop sec�ons, redevelop property in the town when the council will compete 
with private business with no warning and poten�ally destroy their investment values and 
ability to make a profit.  
We currently have poorly occupied motels in the region that need redeveloping but 
considering you the council could complete without warning why would investors have 
confidence with investment decisions when you are forcing new commercial en��es upon 
us. 
 

You can’t be trusted Weston you are a dairy farmer s�ck to farming not developing 
residen�al sec�ons to the determent of Ohakune I vote no confidence in your ability to 
lead the region.  

 

Weston Kirton  

Quote “The Ruapehu District needs a mayor that listens, works collaboratively and 
acts with integrity." 

Kirton said as mayor he would rebuild trust by resetting how the council communicated 
with the community and re-establish council committees to drive accountability and 
transparency. 

"In these challenging times, Ruapehu needs an experienced leader as mayor," he said. 



 

I understand Ruapehu has been extremely secretive about your subdivision plan even 
yesterday council refused the Resource Consent to a journalist, but after pointing the law 
out to council the journalist received it.  

 

 You have had these plans for this new subdivision for over a year before you let the public 
know. You are quoted as saying you have been a Dairy farmer for 30 years and are sick of 
regulations being forced down your throat over this period yet you are now forcing down 
my throat your intensive social housing subdivision plans with no right to reply before the 
decisions have been made and as you say this does not meet the consultation requirement 
because there is little effect on people. You are in the process of destroying Ohakune and 
the tourism potential due to loss of investor confidence to build a strong community with 
increased services you will increase crime with your intensified plans and scare off tourists 
to this region.  

  
 

 
 
 
 

Public housing trims property 
values 
It has long been a popular belief among property investors that a large concentration 
of housing commission in an area will negatively affect private housing prices. Only 
now has this belief actually been confirmed.  

Wanting to investigate whether a high proportion of public housing in an area could 
indeed affect property values, buyer advocacy company Secret Agent recently did a 
study of a public housing estate in Richmond, a suburb west of the Melbourne CBD.  

s 9(2)(a)s 9(2)(a)



Richmond was chosen because it had a high density of public housing within a 
confined area. The estate itself spanned an entire block.  

Collecting property price data between 2008 and 2012, Secret Agent focused on all 
property sales that had occurred within a 400m radius of the Richmond estate.  

They discovered a general trend of increasing median house prices as the distance 
from the Richmond Housing Commission increased. 

The average increase was $72,104 for every 100m a sale was from the estate.  

Delving further, Secret Agent divided the data into two groups, one measuring sales 
within the first 200m of the estate and one within the next 200m.  

Arranging price data this way, it was found that the average price of houses in the first 
group was less than the second group, where the sales had been located further away 
from housing commission.  

Further studies were done in Flemington and North Melbourne, which showed similar 
findings. 

 

New research shows the 'dramatic' effect social housing can have on property prices. Photo: Rohan Thomson 

Social housing has 'dramatic' effect on 
house prices: analysis 
Homes next door to public housing can cost significantly less than other local properties 
offering a cheap way into the market, new national research shows. 

On streets where 18 per cent of properties are public housing, properties are valued 20 
per cent below the average rate of other streets with a lower proportion, an analysis of 
data from property valuation website ripehouse.com.au. 

Streets where 12 per cent to 18 per cent of the homes are public housing see homes 
discounted by around 10 per cent, Ripehouse.com.au founder Jacob Field said. 



“Social housing has a dramatic effect on the demand for and the value of any property you 
are looking to purchase,” Mr Field said. 

Binvested’s Nathan Birch, who made his fortune purchasing in the once-overlooked 
public housing commission suburbs of western Sydney, agreed public housing affects a 
street’s property values. 

“If you had an upper- or middle-class area with a public housing block in it, there would 
be a difference between those two markets,” he said. 

Get the best property news and advice delivered straight to your inbox. 

 
Become a member 
Check out our Privacy policy. 

“You might have one suburb with a public housing block on one side selling for $200,000 
and another part of town, which doesn’t have a public housing block selling for 
$300,000,” he said. 

He pointed to the Sydney suburbs of Balmain, Leichhardt, Redfern, Parramatta and Mount 
Druitt as areas with public housing that have proven to be profitable in the long-term. 

“I’ve purchased ex-public housing properties, especially in the early days through picking 
up properties in Western Sydney as cheap as $130,000, which are now worth up to half a 
million dollars,” he said. 

In Melbourne, Secret Agent’s Paul Osborne undertook research in 2012 to consider the 
effect of public housing on property prices, looking at 1,116 house sales in Richmond. 

He measured all property sales within 400 metres of a public housing estate, finding an 
increase of $72,104 in price for every 100-metre increase in distance away from the 
estate. Many estates have been redeveloped. 

“In general, the more concentrated the housing commission complex the bigger 
the potential impact on surrounding property,” Mr Osborne said. 

While properties near the bigger towers had a “much lower” average price than others in 
the suburb, those near smaller low-rise development has less of an impact. 



Social Housing Minister Brad Hazzard recently announced a plan to raze NSW’s ageing 
estates and sell them to developers under the proviso they create a mix of private and 
public homes. 

The government said it would “ensure large redevelopments aim for a 70:30 ratio of 
private to social housing”. 

Mr Osborne said socially it “might be a very good thing,” but could cause concerns for 
future buyers about the capital growth potential. 

Domain Group chief economist Andrew Wilson said those marginalised from private 
housing needed to be supported by the provision of public housing. 

“But the government needs to be mindful of creating harmonious neighbourhoods,” Dr 
Wilson said. 

“The higher proportion of public housing, the higher the impact on property prices,” he 
said. 

The Ripehouse research categorised each suburb based on its remoteness, using 
Australian Bureau of Statistics guidelines, compared to the latest actual public housing 
concentration data and updated certain areas manually where significant changes in 
public housing stock have been made. 
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Abstract and Figures 
Urban morphology plays a significant role in shaping the spatial distribution of crime. This study 
takes an environmental criminology perspective on crime and examines how residential burglary 
is related to two typical morphology features—housing density and composition, which were 
rarely concerned by previous research. Wuhan, the largest city in central China, was selected as 
the case study. We first applied a new urban morphology approach to identify the morphology 
category of each neighbourhood based on its housing density and composition. Negative 
binomial regression models were adopted to evaluate the impacts of morphology factors on the 
residential burglary at the neighbourhood level while controlling for socio-demographic features, 
transport facilities, housing price and age. Results suggest that both housing composition and 
density are significantly associated with residential burglary. In particular, one unit increase in 
Floor Space Index, an indicator of housing density and Ground Space Index, an indicator of 
housing composition could lead to an 11.9% and 9.1% increase in the incident rate of residential 
burglary. The ‘block’ and ‘strip’ composition exert more substantial impacts than ‘point’ 
composition; neighbourhoods with ‘high’ and ‘medium’ residences tend to be more dangerous 
than neighbourhoods with ‘low’ residences. Results of this study reveal that communities must 
be designed with the relationship between risk levels of residential burglary and the ways by 
which communities are designed in mind. Implications regarding burglary prevention and 
neighbourhood planning practices are discussed. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Introduc�on Crime Preven�on in public housing areas  

 

Public housing areas experience dispropor�onate levels of crime and an�social behaviour, including property and 
violent crime (DeKeseredy et al. 2003; Griffiths & Tita 2009; Matka 1997; Samuels et al. 2004; Weatherburn, Lind & 
Ku 1999). Research from the United States has also shown that public housing communi�es in close proximity to 
one another have more intense crime problems (Haberman, Groff & Taylor 2013). However, not all housing areas 
are equally criminogenic, and many housing areas report much lower levels of crime than surrounding areas 
(Haberman, Groff & Taylor 2013; Weatherburn, Lind & Ku 1999). Similarly, US research found that, while public 
housing areas were ‘hotbeds’ for violent crime, they did not atract offenders from outside the housing area, nor 
were they generators of crime in surrounding areas (Griffiths & Tita 2009). In atemp�ng to understand crime 
paterns in loca�ons with high concentra�ons of public housing, Weatherburn, Lind & Ku (1999) concluded that 
public housing areas were more likely to experience crime problems because disadvantaged and crime-prone 
residents were more likely to be allocated public housing. Safety is also a significant issue affec�ng residents, with 
high rates of fear of crime (Bennet et al. 2007; DeLone 2008; Ireland, Thornberry & Loeber 2003). Research 
commissioned by the City of Sydney, which is home to more than 9,000 public housing dwellings, made a number of 
observa�ons regarding the safety and wellbeing of tenants (City of Sydney 2015). It found that drug dealing, drug 
use and discarded syringes had a major impact on residents’ feelings of safety, as did assault, in�mida�on and 
threats and alcohol-related behaviour. Residents were far more likely to feel unsafe a�er dark than during the day, 
and there was a strong rela�onship between perceived safety and general wellbeing. Many residents indicated that 
they did not know their neighbourhood or their neighbours at all well, nor did they get on with their neighbours, 
and those residents who did not get along well with their neighbours were more likely to feel unsafe. Recognising 
the importance of underlying social condi�ons, and the harmful effects of crime and safety problems, various 
community development programs have been developed and implemented in public housing areas (Kelly & Caputo 
2005; Samuels et al. 2004; Wright & Palmer 2007). As a crime preven�on measure, community development 
emphasises the importance of par�cipatory processes in addressing inequality and social exclusion (Lane & Henry 
2004). Reducing crime in public housing areas through community development: An evalua�on of the High Density 



Housing Program in the ACT Australian Ins�tute of Criminology It is premised on the no�on that changing the 
physical or social organisa�on of communi�es may influence the behaviour of individuals who live there, and that 
crime in a community is the result of the coincidence of a series of structural determinants such as neighbourhood 
disadvantage, unemployment, intergenera�onal disadvantage, limited educa�on prospects, poor child health and 
wellbeing and housing instability (Hayes, Gray & Edwards 2008; Hope 1995; Tonry & Farrington 1995). These 
programs have proven notoriously difficult to evaluate (Kelly & Caputo 2005), with rela�vely few evalua�ons having 
been conducted. One of the more widely known projects was delivered at the Northcot public housing estate in 
Sydney in the mid-2000s. Involving a partnership between the New South Wales (NSW) Department of Housing, 
New South Wales Police Force crime preven�on officers, Big hART and many others, the emphasis was on 
community development through art exhibi�ons, music, dance and film and a reinvigorated community centre. In 
their evalua�on, Wright and Palmer (2007) reported a marked decrease in crime, par�cularly violent crime, and 
increased feelings of safety among local residents, and the estate was ul�mately awarded Safe Community Status 
by the World Health Organisa�on. In arguably the most rigorous assessment of the effec�veness of community 
development approaches in public housing areas in Australia, Samuels et al. (2004) conducted a mul�-site 
evalua�on and found that social interven�ons, such as community development and community policing, 
empathe�c housing management and the employment of a designated social or community worker, were more 
effec�ve than physical interven�ons (such as physical improvement of sites, housing redevelopment, public space 
upgrades) in reducing crime, building neighbourhood cohesion and improving percep�ons of safety. The authors 
also found that a combina�on of both interven�ons was the most effec�ve overall, and that more intensive 
interven�ons were more successful (Samuels et al. 2004). While not specific to public housing areas, there was also 
evidence that neighbourhood level interven�ons in deprived areas in the United Kingdom (as part of the New Deal 
for Communi�es Programme) to address issues related to economic and social regenera�on resulted in reduc�ons 
in crime and fear and increased sa�sfac�on with the local area, at least in some of the neighbourhoods targeted by 
the program (Pearson et al. 2008). Further, among those neighbourhoods that did experience reduc�ons in crime, 
and even among those that did not, there was no evidence of crime shi�ing to other communi�es, a phenomenon 
known as displacement (Whitworth & McLennan 2010). These findings highlight the challenges of working in public 
housing areas to reduce crime. They do, however, lend support for the poten�al benefits that may be derived from 
efforts to work with the community in disadvantaged public housing areas 

 

 

Reputational damage to the tourism centre has long been a concern of 
Rotorua NZ, with chief executive Andrew Wilson telling Stuff back in April 
that the use of so many of the city’s motels, and the associated 
background hum of crime and anti-social behaviour, was hampering 
efforts to draw in visitors. 

The report also noted media coverage of the situation, with 1570 reports 
over the past year highlighting safety and social problems in Rotorua, 
“isn’t helping”. 



“Detailed analysis compared to other tourism destinations highlights that 
Rotorua’s poor performance is unique,” the report said. 
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Number  Member  Question Reply  Background Information Attachments 
23079 
(2023) 

Brooke 
van 
Velden 

How many complaints, 
if any, has Kāinga Ora 
received from the 
public in relation to the 
proposed housing 
development at Teitei 
Drive, Ohakune, with 
complaints displayed by 
date received, nature of 
the complaint and the 
group, if any, the 
complaint was received 
from? 

N 

23080 
(2023) 

Brooke 
van 
Velden 

What communications, 
if any, has the Minister 
or her office received 
from the public in 
relation to the 
proposed housing 
development at Teitei 
Drive, Ohakune. 

N 

23086 
(2023) 

Brooke 
van 
Velden 

Does Kāinga Ora intend 
to move individuals or 
families, if any, from 
other areas in future to 
Ohakune to occupy 
proposed houses at the 
proposed Teitei Drive 
development in 
Ohakune? 

N 

s 9(2)(f)(iv)



23088 
(2023) 

Brooke 
van 
Velden 

What public 
consultation, if any, has 
Kāinga Ora undertaken 
in relation to the 
proposed development 
at Teitei Drive in 
Ohakune, with any reply 
displayed in a list by 
consultation type and 
date, methods by which 
any consultation was 
notified, dates on which 
any notification of 
consultation was made, 
and the number of 

N 

s 9(2)(f)(iv)



individuals who 
engaged with each 
consultation method, if 
any? 

23089 
(2023) 

Brooke 
van 
Velden 

Has the resource 
consent for the 
development at Teitei 
Drive in Ohakune been 
publicly notified, and if 
not, why not, and on 
what grounds was a 
determination made 
that it did not need to 
be publicly notified? 

N 

s 9(2)(f)(iv)



23090 
(2023) 

Brooke 
van 
Velden 

Has Kāinga Ora 
undertaken any analysis 
or had any analysis 
undertaken on it's 
behalf to determine the 
impacts, if any, that the 
development at Teitei 
Drive in Ohakune will 
have on public safety in 
Ohakune and the 
surrounding areas, if 
any, and if any analysis 
has been undertaken, 
what is the date and 
title of this analysis, and 
specifically what 
evidence is provided 
within that 
documentation to 
support any claims 
made within that 
documentation? 
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23093 
(2023) 

Brooke 
van 
Velden 

Has Kāinga Ora 
undertaken any analysis 
or had any analysis 
undertaken on it's 
behalf to determine the 
impacts, if any, that the 
development at Teitei 
Drive in Ohakune will 
have on businesses in 
Ohakune and the 
surrounding areas, if 
any, and if any analysis 
has been undertaken, 
what is the date and 
title of this analysis, and 
specifically what 
evidence is provided 
within that 
documentation to 
support any claims 
made within any 
documentation? 

  
s 9(2)(f)(iv)



23094 
(2023) 

Brooke 
van 
Velden 

What are the possible 
effects, if any of the 
proposed Kāinga Ora 
development at Teitei 
Drive in Ohakune, on 
downstream 
catchments, if any, and 
in what documentation 
by date and title, if any, 
are these effects 
considered? 

 

s 9(2)(f)(iv)



23095 
(2023) 

Brooke 
van 
Velden 

What are the possible 
impacts, if any of the 
proposed Kāinga Ora 
development at Teitei 
Drive in Ohakune, on 
existing transport 
infrastructures in the 
areas surrounding the 
development, if any, 
and if Kāinga Ora has 
identified any possible 
impacts, what, if 
anything, does it plans 
to do to mitigate those 
impacts, and in what 
documentation by date 
and title, if any, is this 
outlined? 

 

23096 
(2023) 

Brooke 
van 
Velden 

What are the possible 
impacts, if any of the 
proposed Kāinga Ora 
development at Teitei 
Drive in Ohakune, on 
existing waste water 
and sewage 
infrastructures, if any, 
and if Kāinga Ora has 
identified any possible 
impacts, what, if 
anything, does it plan to 
do to mitigate those 
impacts, and in what 
documentation by date 

 

s 9(2)(f)(iv)



and title, if any, is this 
outlined? 

23097 
(2023) 

Brooke 
van 
Velden 

Has Kāinga Ora 
undertaken any analysis 
or had any analysis 
undertaken on it's 
behalf to determine 
that the job market in 
Ohakune and the 
surrounding area, if any, 
can adequately support 
the potential future 
occupants of the 
development at Teitei 
Drive in Ohakune with 
employment, and if any 
evidence suggests that 
it can, in what official 
documentation by date 
and title is this outlined, 
and specifically what 
evidence is provided 
within that 
documentation to 
support any claims? 

 

s 9(2)(f)(iv)



23100 
(2023) 

Brooke 
van 
Velden 

How many houses, if 
any, is Kāinga Ora 
aiming to develop per 
development stage at 
Teitei Drive in Ohakune, 
with results displayed in 
a table displaying the 
number of houses 
intended for 
development per stage, 
proposed dates for 
stage completion, 
average construction 
cost per house, and 
estimated total costs 
per stage, if any? 

 

 

s 9(2)(f)(iv)




