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Rental affordability: A benchmark for New Zealand’s housing future
The General Manager’s View - by David Faulkner, Property Brokers

The Rental Affordability Index (RAI), developed by Professor Graham Squires, For New Zealand, the solution is twofold: boost incomes and ensure housing
provides a clear benchmark for understanding housing stress across New Zealand. supply meets demand. Infrastructure and housing investment must target regions
It measures the proportion of income spent on rent, a critical indicator of where the RAI signals stress, such as Bay of Plenty and Hawke’s Bay. Stability
affordability and economic resilience. As of August 2025, the national average in rents, coupled with rising wages, will reduce affordability pressures, support

rent is $2,578 per month, while average monthly earnings sit at $6,367, meaning household wellbeing, and maintain social cohesion.

households spend around 40% of income on rent nationally. Regional disparities
remain stark: Wellington is the most affordable at 34%, while Bay of Plenty tops
the list at 47%.

The RAI will serve as a vital tool for policymakers, investors, and industry leaders to
monitor trends and guide decisions. By focusing on affordability, not just price, we
can build a housing market that is sustainable, equitable, and aligned with long-
Why does this matter? A stable, predictable rental market is essential for New term economic growth.

Zealand’s economic health. When rents rise faster than incomes, affordability
erodes, creating social and political pressure. Internationally, we see this dynamic
playing out: in New York, Zohran Mamdani’s growing popularity reflects voter

As ever, we hope you enjoy our publication and your feedback is always welcome.

frustration over housing unaffordability and cost-of-living crises. These issues TUFE8 David Faulkner

resonate globally and underscore the importance of proactive policy. . General Manager Property Management for Property Brokers Ltd
david.faulkner@pb.co.nz | pb.co.nz/pm
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This report outlines the development of a Rental Affordability Index (RAI) for
New Zealand, designed to track and compare the relationship between regional
rents and earnings over time. The RAI provides a clear and standardised framework
for understanding housing stress and affordability trends at a regional level.

As of August 2025, the national average rent stands at $2,578 per month,

up from $2,080 in January 2020, reflecting a relatively uniform rise with

only minor monthly fluctuations. Rents are currently (August 2025) highest in
Auckland ($2,817) and lowest on the West Coast ($1,950). In contrast, average
monthly earnings (per job) sit at $6,367 nationally, up from $5,028 in 2020,
with Wellington currently (August 2025) leading at $7,116 and the West Coast
lowest at $5,359. Earnings show stronger seasonality than rents, requiring a year-
on-year approach for meaningful comparison.

The Rental Affordability Index expresses rent as a proportion (%) of income (as
‘earnings per job’). In August 2025, affordability ranged from 34% of earnings on
rent in Wellington (most affordable) to 47% of earnings on rent in the Bay of
Plenty (least affordable). Historically, the highest recorded rent burden was 54% in
Gisborne (timeframe between January 2020—-August 2025).
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Tracking rental stress: New Zealand’s Rental Affordability Index
The Property Professor’s View - by Professor Graham Squires

Most importantly for the index, year-on-year (August 2024-August 2025),
affordability remained stable nationally (0% change), though regional shifts
varied - Southland became less affordable (+2 percentage points), while Gisborne
improved markedly (-5 points).

The RAI’s core metric - the year-on-year change in rent-to-earnings ratio -
accounts for seasonal variation and offers a reliable indicator of affordability
shifts. Future refinement may extend to sub-regional analysis, though spatial
consistency challenges such as the Modifiable Areal Unit Problem (MAUP) will
need to be managed.

Overall, the RAI establishes a robust national benchmark to inform investment
decisions, housing policy across the social strata, and national-regional
development strategies.

Graham Squires
Director, The Property Knowledge
admin@thepropertyknowledge.co.nz | thepropertyknowledge.co.nz
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01

Region

Gisborne
Nelson & Bays
Wellington
Northland
Otago
Marlborough
Auckland

Bay of Plenty
Canterbury
Hawke's Bay
Manawatu / Whanganui
Waikato
Taranaki

West Coast
Southland

National

Maximum Highest % Rent as
Proportion of Job-Earnings
(Jan 2020 to Aug 2025)

54
48
45
48
51

47
46
51

42
50
42
43
"
37
38
45

Current % Rent as Proportion
of Job-Earnings
(Aug 2025)

4ty
40
34
43
4
"
40
47
39
46
40
41
43
36
37
40

Source: MBIE, SNZ, The Property Knowledge (2025)
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Year-on-year Change:

% Rent as Proportion of
Job-Earnings Difference
(Aug 2024 to Aug 2025)

-5
-3
-3

Rental Affordability Index (National and Regional): % Rent as Proportion of
Job-Earnings (i.e. Ratio of Rents to Annual Income)

Including Year-on-Year Changes (to Consider Seasonal Adjustments) at the Current Month

More/Less Affordable

More Affordable
More Affordable
More Affordable
More Affordable
More Affordable
More Affordable
Same

Less Affordable
Less Affordable
Less Affordable
Less Affordable
Less Affordable
Less Affordable
Less Affordable
Less Affordable

Same

Maximum Highest Monthly %
of Earnings per Job on Rents
January 2020 to August 2025
in Gisborne at 54%

More recently (August 2025)
Highest Monthly % of
Earnings per Job on Rents is
Bay of Plenty at 47%;

More recently (August
2025) Lowest Monthly % of
Earnings per Job on Rents is
Welington at 34%

Year-on-Year 12 Months

% Difference of Earnings
per Job on Rents (August
2024-August 2025) Highest
+ive change in Southland
+2% points (Less Affordable)

Year-on-Year 12 Months

% Difference of Earnings
per Job on Rents (August
2024-August 2025) Highest
-ive change in Gisborne -5%
points (More Affordable)

Year-on-Year 12 Months

% Difference of Earnings
per Job on Rents (August
2024-August 2025) National
change 0% points (0% No
Change in Affordability)




Regional Rents
(per month) 2020-2025
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——Hawke’s Bay Manawatu/Whanganui

Source: MBIE, SNZ, The Property Knowledge (2025)
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Regional rents tend to have
variances around the national
average

Currently, as of August 2025:
lowest West Coast $1,950
per month; highest Auckland
$2,817 per month; national
average at $2,578 per month




National Rents
(per month) 2020-2025
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Source: MBIE, SNZ, The Property Knowledge (2025)
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National rents rising from
$2,080 in January 2020 to
$2,578 in August 2025

Relatively uniform rise with
the occasional upward and
downward ‘blip’




Feature on Gisborne and National Rents
(per month) 2020-2025

Gisborne has been on an
interesting trajectory; now
overtaking the national
average
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Source: MBIE, SNZ, The Property Knowledge (2025)
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Feature on Southland and National Rents
(per month) 2020-2025

e Southland gradually closing
the gap on the national

average
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Source: MBIE, SNZ, The Property Knowledge (2025)
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Regional Monthly Earnings
(per job) 2020-2025

000

Source: MBIE, SNZ, The Property Knowledge (2025)
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Regional earnings per job tend
to have variances around the
national average; but whole
set is extremely ‘seasonal’
(both monthly and quarterly)

Currently as of August 2025;
lowest West Coast $5359 per
month; highest Wellington
$7494 per month; National
average at $6784 per month




Figure

06

National Monthly Earnings
(per job) 2020-2025

Source: MBIE, SNZ, The Property Knowledge (2025)
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National earnings per job
rising from $5028 in January
2020 ; to $6367 in August
2025

Relative uniform rise once
accounting for seasonal
(monthly; quarterly) variances




Rent Affordability Index = % Rent as Proportion of Job-Earnings
(per month) 2020-2025. Regional.
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Source: MBIE, SNZ, The Property Knowledge (2025)

Regional Rental Report | 13

Regional affordability
index month on month is
too ‘seasonal’ to guage
meaningful scores




Figure Rent Affordability Index = % Rent as Proportion of Job-Earnings
08 (per month) 2020-2025. National.

Similarly, the national scores
for the regional affordability
index month on month is

\ too ‘seasonal’ to guage

a5

meaningful scores

Picking out year-on-year
M changes for the regional rental
affordability metrics will be
ideal. See table 1,2,3

Source: MBIE, SNZ, The Property Knowledge (2025)
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Table

02

Region

Auckland

Bay of Plenty
Canterbury
Gisborne
Hawke’s Bay
Manawatu / Whanganui
Marlborough
Nelson & Bays
Northland
Otago
Southland
Taranaki
Waikato
Wellington
West Coast

National Average

Maximum Highest $ Monthly Rent

(Jan 2020 to Aug 2025)

2903
2860
2470
2903
2730
2297
2557
2513
2535
3033
2167
2600
2492
2817
1993
2687

Source: MBIE, SNZ, The Property Knowledge (2025)
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Current $ Monthly Rent
(Aug 2025)

2817
2773
2340
2643
2687
2253
2427
2253
2427
2383
2058
2492
2470
2448
1950
2578

National and Regional Rental Changes: Year-on-Year Changes

(to Consider Seasonal Adjustments)
at the current month

Year-on-Year Change:

$ Monthly Rent Difference

(Aug 2024 to Aug 2025)

0

43
43

43
-130
43

130
65
43
-225
95

Maximum highest rent ever
between 2020 and 2025 was
$3033 per month in Otago in
January 2025

Current (August 2025) weekly
rent highest in Auckland $2817
per month, above the national
average of $2578 per month

Largest positive swing of $130
per month in last 12 months
(year-on-year) in Southland

Largest negative swing of

-$225 per month in last 12
months (year-on-year) in
Wellington




Table National and Regional $ Monthly Earnings per Job: Including Year-on-Year Changes

03

(to Consider Seasonal Adjustments)
at the current month

Maximum highest earnings

Maximum Highest $ Monthly . Year-on-Year Change: per job ever between 2020
. . Current $ Monthly Earnings per Job R
Region Earnings per Job (Aug 2025) $ Monthly Earnings per Job and 2025 was $8747 per
(Jan 2020 to Aug 2025) 9 Difference (Aug 2024 to Aug 2025) ' . !

month in Wellington in July
Auckland 8139 6981 3 2025
Bay of Plenty 7111 5863 47 Current (August 2025) weekly
Canterbury 7242 6046 6 earnings per job highest in

) Wellington $7116 per month,

Gisborne 6710 5949 667 -

above the national average of
Hawke’s Bay 6987 5819 40 $6367 per month
Manawatu / Whanganui 6746 5549 33 = =

Largest positive swing of $667
Marlborough 6746 >464 26 per month in last 12 months
Nelson & Bays 6973 5636 63 (year-on-year) in Gisborne
Northland 6966 5620 33

Largest negative swing of -$37
Otago 6959 3767 105 per month in last 12 months
Southland 6636 5551 127 (yegr.on.yegr) in V\/e||ington
Taranaki 7009 5771 51
Waikato 7263 5980 44
Wellington 8747 7116 -37
West Coast 6383 5359 85
National 7603 6367 22

Source: MBIE, SNZ, The Property Knowledge (2025)
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Table

04

Region

Auckland

Bay of Plenty
Canterbury
Gisborne
Hawke's Bay
Manawatu / Whanganui
Marlborough
Nelson & Bays
Northland
Otago
Southland
Taranaki
Waikato
Wellington
West Coast

National

Maximum Highest % Rent as
Proportion of Job-Earnings

(Jan 2020 to Aug 2025)

46
51
42
54
50
42
47
48
48
51
38
4ty
43
45
37
45

Source: MBIE, SNZ, The Property Knowledge (2025)
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Current % Rent as Proportion of
Job-Earnings
(Aug 2025)
40

47

39

44

46

41

44

40

43

41

37

43

41

34

36

40

Rental affordability index (national and regional): % rent as proportion of job
earnings (i.e., ratio of rents to annual income), including year-on-year changes
(to consider seasonal adjustments)

at the current month

Year-on-Year Change:

% Rent as Proportion of Job-Earnings
Difference (Aug 2024 to Aug 2025)

0
0
0

5
0
0

—_

Maximum Highest Monthly %
of earnings per job on Rents
January 2020 to August 2025
in Gisborne at 54%

More recently (August

2025) highest monthly % of
earnings per job on rents is
Bay of Plenty at 47%

More recently (August 2025)
lowest monthly % of earnings
per job on rents is Welington
at 34%

Year-on-year 12 months %
difference of earnings per job
on rents (August 2024-August
2025) highest +ive change in
southland +2% points (less
affordable)

Year-on-year 12 months %
difference of earnings per job
on rents (August 2024-August
2025) highest -ive change in
gisborne -5% points (more
affordable)

Year-on-year 12 months %
difference of earnings per job
on rents (August 2024-August
2025) national change 0%
points (0% no change in
affordability)




Key Points on the Rental Affordability Index:

e TheIndexwill be: iii. Rental Affordability Index (National and Regional): % Rent as Proportion of Job-Earnings
o AnIndexScore that is Universal to the whole of New Zealand (|.e; Ratio of Rents TO Annual Income): Including Year-on-year Changes (to Consider Seasonal
Adjustments) at the Current Month

0 Ataregionalspatial scale matching earmings per job; and rental price 1. Maximum Highest % Rent as Proportion of Job-Earnings (e.g. Jan 2020 to Aug 2025)

o) Rental data and Earnings per Job is recorded monthly; and output quarterly 2. Current % Rent s Proportion of Job-Earnings (e.g. Aug 2025)
) ided include:
© Metrics provided include 3. Year-on-year Change: % Rent as Proportion of Job-Earnings Difference (e.g. Aug 2024 to Aug
i.  Rental Changes: Year-on-year Changes (to Consider Seasonal Adjustments) at the Current 2025).
Month

1. Maxi High Monthly R .g.Jan 2020 to Aug 202
aximum Highest $ Monthly Rent (e.g. Jan 2020 to Aug 2025) e The Core Metricis the Rental Affordability Index Score = Year-on-year Change: % Rent as Proportion

2. Current $ Monthly Rent (e.g. Aug 2025) of Job-Earnings Difference (e.g. Aug 2024 to Aug 2025)
3. Year-on-year Change: $ Monthly Rent Difference (e.g. Aug 2024 to Aug 2025) . Earnings per Job need to be observed as an annual change, given seasonal affects

ii. National and Regional $ Monthly Earnings per Job: Including Year-on-year Changes (to . Internal Add-ons: Could potentially do Sub-regional change effects ; but would need internal rents
Consider Seasonal Adjustments) at the Current Month. year-on-year. Plus mixing regional and sub-regional (e.g. TLA) scales will encounter issues such as

) ) ) MAUP (Modifiable Areal Unit Problem)
1. Maximum Highest $ Monthly Earnings per Job (e.g. Jan 2020 to Aug 2025)

2. Current $ Monthly Earnings per Job (e.g. Aug 2025)

3. Year-on-year Change: $ Monthly Earnings per Job Difference (e.g. Aug 2024 to Aug
2025).

Further Notes

e  The employment earnings data is a count of jobs not people — a person can have more than one job, as such each job is counted (it’s the average count of jobs over the month
period).

. Please note that areas are based on the employee address rather than the employer (as per the employees IRD records).

. In October 2023 there was an increase in filled jobs due to the election. New Zealand election increases filled jobs for October.
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