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abode
The Myths That Surround 
Rateable Values
(previously known as Government Valuations)

With the demise of the Govern-
ment Valuation Department, the 
task of revaluing all New Zealand 
Houses passed to Quotable 
Values who used similar methods 
but by now the review periods 
had been reduced to 3 yearly. 
However the last 2-3 review 
periods has seen the task passed 
by Territorial Authorities (Councils) 
to private valuation firms, 
sometimes even being sourced 
outside New Zealand.

The methods have also undergone 
change. Gone are the physical 
inspections which have been 
replaced by computer generated 
calculations. These calculations 
are still relatively accurate when 
valuing land as this does not 
change over time. Flat land stays 
flat, sloping land stays sloping 
and North facing will always 

face North. However over time 
the valuation of Improvements 
(our Houses) has become quite 
unreliable and inaccurate if we are 
to relate it to resale values.

The reason for this inaccuracy 
is that the system values all 
properties of the same size, age 
and construction virtually the 
same with no consideration for 
design flair, taste or condition. 
We know these variables make a 
huge difference in resale values. 
Also only permitted or consented 
works such as additions are 
notified by Councils to the 
computerised records that form 
the basis of future calculations. 
This system obviously doesn’t 
pick up upgrades to decor and 
fittings which can make a serious 
difference to the resale value of a 
home.

So to summarise, Rateable Values 
are really undertaken to establish 
rates and for this purpose they 
are fine. After all why should you 
pay more rates because you have 
maintained your home better than 
your neighbour? But the important 
myth to dispel is that there is 
an inferred accuracy to resale 
values. Don’t make the mistake of 
analysing this data and applying 
a percentage variation to your 
property, you may be heading in 
the wrong direction.

You need the services of an 
experienced Real Estate Agent 
with access to comparable sales 
information to establish resale 
values. This means comparing 
“apples with apples”. Homes 
of similar standards in similar 
locations that have recently sold 
will give the closest guide to what 
may be achievable in terms of a 
sale price for your property.

~ written by Ron Bradley(AREINZ) 
a real estate 
associate who 
has been in 
the industry for 
over 40 years. 
His email is 
ron.bradley@
raywhite.com

Many years ago the Government Valuers were seen in the streets completing the physical 
inspections to help them employ the formulas that Valuers used to set Government Valuations. 
These processes gave a reasonably accurate reflection of current values although as they were 
then done only once in 5 years, they soon became outdated as values continued to march upwards 
in New Zealand’s prospering post war economy.
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Under ss268-269 of the PLA, where 
landlords are insured against a loss, and 
that loss is caused by a tenant’s negligence, 
the insurers are barred from recovering the 
loss from the tenants.  This had applied 
to all commercial leases.  However, 
section 142(1) of the RTA expressly says 
that this part of the PLA does not apply.  
Under ss40-41 of the RTA, tenants are 
responsible for the damage caused by 
their own negligence.

The landlord’s insurer met the cost of repair 
and then sought to recover the cost of the 
damage from the tenant.  The Tenancy 
Tribunal held that the tenants could not rely 
on the immunity under PLA but this was 

later overturned by the District Court.  The 
landlord then (under the subrogation rights 
of insurer) appealed to the High Court.

The High Court ruled that despite s142(1) 
of the RTA expressly stating that the PLA 
does not apply to residential tenancies, the 
Tribunal had to look at the lease part of the 
PLA as a source of the general principles 
of law relating to leases of land.  The High 
Court ruled that the tenants were entitled 
to immunity as if they were commercial 
lessees.  This may mean that the tenants 
may do away with the need to take up 
flatter’s insurance.

It is likely that this case will be appealed to 
the Court of Appeal.

It is always a pleasant outcome when 
our long term property investors sell their 
property realising their capital gain allowing 
them to move on to the next chapter of 
their lives, whatever that might be. Their 
kind words put a smile on Roger’s face.

“Thank you Roger for making our lives 
as landlords so easy over the years. We 
couldn’t have wished for anyone better.” 

With much appreciation  
Derek and Peg Simcock

Residential Tenancies Act
Damage by tenant.
In the recent decision by the High Court in Holler v Osaki, the Court 
considered whether the immunity can be used by the tenant under ss268-
269 of the Property Law Act 2007 in response to a claim by the landlord for 
the cost of fixing the damage. The damage was caused by fire when the 
tenant had forgotten to turn off the stove.

House Facts
1. There is a garden in England 
dedicated entirely to plants 
that can kill you.

2. Brass doorknobs disinfect. 
The ions in the metal have 
a toxic effect on viruses, 
spores, fungi and other germs, 
eliminating them within eight 
hours.

3. Throughout history, a red 
door has had many meanings. 
The ancient Hebrews believed 
it would protect their firstborn 
children from the angel of 
death. In early America it 
meant that the house was 
a safe place for travellers, 
According to Feng Shui, a red 
door invites positive energy. 
Finally, in Scotland it shows 
that your mortgage has been 
paid off.

4. The people of Easter Island 
have a word “tingo” which 
means to take objects one 
desires from the house of a 
friend by gradually borrowing 
them until there is nothing left.

5. The original meaning of a 
house-warming party was— 
guests brought firewood as 
gifts and lit all the fires in 
the house. Obviously it was 
to warm everyone, but it was 
believed that it warded off 
the evil spirits. Uninhabited 
homes were believed to attract 
roaming ghosts. Fires helped rid 
the home of bad energy.

6. In parts of Poland and 
Germany, guests break a whole 
lot of porcelain and leave the 
couple to pick it up. It is called 
“Polterabend” and it is meant 
to symbolise the struggle   
that the young couple face 
building a home together. If 
you are invited you must not 
break glass which stands for 
happiness.

Recently David See brought this  amazing new property to our portfolio situ-
ated in The Close. David is building his portfolio. He would love to manage your 
property, whether it be big or small. David can be contacted on 021536565 or 
email david.see@raywhite.com



Recent 
Rentals
At this time of the year there 
is a degree of tension in the 
office as property managers 
seek to ensure their portfolio 
is completely occupied. 

Generally most of our properties 
are tied into fixed term tenancies 
to avoid vacancies at this later time 
of the year  when it is generally 
more difficult to find  prospective 
tenants. However there have been 
some tenants seeking to break 
fixed term tenancies because of 
a change in circumstances. We 
note that some locations prove 
more popular than others and 
tenants are being very selective 
and difficult to pin down.

Henderson
A large piece of land with a five 
bedroomed, two lounges, one 
bathroom, a single garage.

Our figure (per week)  $630

City
Apartment, one bedroom 
furnished ,carpark,  
sunny balcony,  
glimpse of the sea.

Our figure (per week)  $360

Mt Eden
Upstairs 1960s unit with a large 
basement garage, sunny, two 
bedrooms, spacious, down a 
long right of way. 
The property is clean and tidy.

Our figure (per week)  $500

Ponsonby
An interesting character 
apartment, with two bedrooms 
and one bathroom.  
Parking for one car.

Our figure (per week)  $570

Glen Innes
House, 3bdrm, freshly painted, 
new carport, great section with 
indoor/outdoor flow. Garage. 
Character house.

Our figure (per week)  $550
The  
Rentals  
Team at 
Taylor Property 
Services

We work for you.
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Recently we found ourselves in that very 
situation. After a long illness, an ambulance 
took one of our tenants to Auckland Hospital 
where he later passed away. We were 
notified by his next of kin. The procedure in 
this situation is prescribed by the Residential 
Tenancies Act in section SOA: Termination 
following the death of a sole tenant. Although 
the tenancy was a fixed term tenancy the 
tenancy reverted to a periodic lease and a 
21 days notice was required.

50A Termination following death of sole 
tenant

(1) On the death of a sole tenant under a 
tenancy agreement (whether for a fixed term 
tenancy or a periodic tenancy), the tenancy 
agreement terminates on the earliest of the 
following dates:

• (a) The date that is the 21st day after the 
date on which the personal representative 
of the tenant or a person who is the 
tenant’s next of kin gives the landlord 
written notice of the death of the tenant.

• (b) The date that is the 21st day 
after the landlord gives the personal 
representative of the tenant or a person 
who is the tenant’s next of kin written 
notice to vacate the premises that are 
the subject of the tenancy agreement.

• (c) The date that is agreed in writing 
by the landlord with the personal 
representative of the tenant or with a 
person who is the tenant’s next of kin.

• (d) The date determined as the termination 
date of the tenancy agreement by 

the Tribunal on the application of the 
landlord under subsection (2).

(2) If a landlord is unable to give notice to vacate 
under subsection (1)(b), the landlord may apply, 
without notice, to the Tribunal for an order to 
terminate the tenancy. In this particular instance, 
a family member removed the deceased tenant’s 
belongings and had the property professionally 
cleaned and the apartment was re-rented within 
21 days with no loss to the owner.

However, the outcomes of such events are 
not always so satisfactory. Over the last 
twenty years we have seen several deaths, 
predominantly from natural causes, apart 
from two which have been suicides—
shocking for all those involved. 

Several years ago, one of our senior property 
managers, Roger Long received a call in the 
middle of the night and subsequently found 
himself involved in a homicide inquiry.

It turned out one of his tenants had murdered 
his wife with a machete. The property was 
unlettable as it was cordoned off by the police 
for some weeks. Roger was required for court 
appearances as a witness. Eventually after 
forensic cleaning, the insurance company 
completely redecorated the flat and it was re-
let. All part of the wonderful life of a property 
manager!

Fortunately all our tenants are presently all 
alive, healthy and happily paying their rent - 
let’s hope it stays that way!

Hatch, Match and Dispatch

In property management we encounter the full spectrum of daily life. We have 
some very long tenancies where we see marriages, babies, break ups and 
divorce. But what happens when your tenant passes away?



Residential Rental Review October 2014
Compiled by REINZ 1 BEDROOM 2 BEDROOM 3 BEDROOM 4 BEDROOM

Median 
Price Price Range No. Let

Median 
Price Price Range No. Let

Median 
Price Price Range No. Let

Median 
Price Price Range No. Let

City Centre $360 $300 - $430 286 $480 $420 - $560 156 $697 $450 - $792 29 0

Ponsonby $420 $368 - $450 19 $530 $475 - $650 22 $840 $765 - $1000 13 $750 $687 - $781 5

Grey Lynn and Westmere $390 $352 - $441 7 $550 $462 - $613 11 $720 $648 - $805 9 0

Mt. Albert and Pt. Chev $250 $175 - $307 15 $425 $365 - $465 26 $550 $491 - $603 17 $750 $680 - $772 7

Sandringham $290 $192 - $350 18 $400 $370 - $422 40 $520 $496 - $571 25 0

Mt. Roskill 0 $389 $370 - $440 14 $497 $465 - $522 20 $625 $560 - $682 11

Mt. Eden $335 $295 - $376 29 $450 $400 - $480 45 $620 $525 - $686 17 $745 $727 - $820 6

Epsom $345 $309 - $370 22 $455 $410 - $512 32 $650 $585 - $732 11 $850 $812 - $1375 5

One Tree Hill and Ellerslie $362 $300 - $400 10 $412 $380 - $450 44 $550 $491 - $596 17 0

City Bays $460 $412 - $520 11 $495 $450 - $530 18 $762 $560 - $950 10 $1025 $850 - $1390 6

Remuera $300 $282 - $350 7 $495 $483 - $615 9 $810 $738 - $915 9 $1037 $970 - $1150 6

Meadowbank $280 $188 - $315 5 $450 $398 - $478 15 $610 $550 - $720 14 $760 $695 - $908 11

Glenn Innes, Panmure  
and Mt Wellington

$270 $248 - $330 17 $380 $350 - $400 38 $490 $460 - $515 36 $650 $505 - $748 7

Fix-it Professionals to Residential Property Managers 

 
David Jellie  
M: 021 740 754  
E: propertyservices@cranberrys.co.nz  

Repairs & Refurbishment  

CRANBERRYS 

Plumbing & Property Services

Your Plumbing Maintenance Specialists

A family run company with over 50 YEARS experience

Specialists in Residential Property Maintenance

www.weplumb.co.nz
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