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House sales continue to trend 
lower… 

 

…is putting upwards pressure on 
inventories 

 

…consistent with higher mortgage 
rates 

 

…which, despite weak new 
listings…  

 

That suggests more price declines 
are in the pipeline… 

 

Key macroeconomic themes to 
watch in 2023 include: 

 

The end of rate hikes, and the 

outlook for core inflation 

 

Robustness of the household sector 

as monetary tightening bites 

 

Housing policy and election inertia  

 

Net migration surprises 

Source: Stats NZ, RBNZ, REINZ, Realestate.co.nz, BIS, Macrobond, ANZ Research 

This is not personal advice nor financial advice about any product or service. The opinions and research contained in this document 
are provided for information only, are intended to be general in nature and do not take into account your financial situation or goals. 
Please refer to the Important Notice. 
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Contact  

Sharon Zollner, Miles 

Workman, or David 

Croy for more details.  

See page 12 
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Summary 

Our monthly Property Focus publication provides an independent appraisal of 

recent developments in the residential property market. 

Property Focus 

As 2023 gets underway there isn’t a lot of new news to report in terms of the 

housing market pulse. At this early stage, the hawkish November MPS does not 

appear to have caused the market to fall out of bed – the housing correction 

has remained pretty orderly. Further price declines are expected as supply and 

demand dynamics continue to swing in favour of buyers, but at the same time 

there isn’t much evidence to suggest sellers are getting desperate. That may 

change, of course, as the economy slows and labour demand follows suit, but 

unlike past downturns (such as the Global Financial Crisis), the looming 

recession is highly anticipated. That, combined with the fact that bank lending 

became a lot more prudent following the GFC, suggests households will weather 

the downturn better than otherwise. But we (and the RBNZ) will be keeping an 

eye out for any evidence there could be a harder landing across the household 

sector than expected. See our Property Focus. 

Feature Article: Key themes for 2023 

In our first edition for 2023, we take a look at the key macroeconomic themes 

for the year ahead that will matter for the housing market. The economy is 

clearly softening, and over coming months, the RBNZ Monetary Policy 

Committee will need to make a call regarding when they have cooled things 

sufficiently to knock wage-price spiral risks on the head, allowing them to sit 

back and “watch, worry and wait”. All else equal, the end of rate hikes should 

quickly be followed by an end to house price declines, but that’s assuming the 

household sector broadly holds it together and forced house sales don’t pick up 

meaningfully. The wobbly global economy could always throw us a curve ball; 

housing policy changes and/or a significant net migration surprise could alter 

the landscape at the margin too. Forecast uncertainty remains elevated so we’ll 

need to remain nimble. See our Feature Article. 

Mortgage borrowing strategy 

Mortgage rates are up across the board compared to November, when our last 

edition of the Property Focus was published. These rises occurred in the wake of 

the RBNZ’s super-sized 75bp OCR hike in November, which drove wholesale 

interest rates up sharply. From here the outlook for mortgage rates is more 

balanced compared to last year. On one hand, recent falls in wholesale interest 

rates from late-2022 highs points to scope for mortgage rates to drop back a 

touch, even if just in the fixed terms where competition is more intense, 

especially with credit growth slowing. But on the other hand, the RBNZ’s fight 

against inflation isn’t over yet. What that means is that while the worst may be 

behind us (in terms of lifting mortgage rates), it is likely to be some time before 

we see a meaningful fall. At this point in the cycle, fixing is more about risk 

management and smoothing interest costs, rather than “getting in” before rates 

rise. Against that yardstick, spreading fixed across a mix of 6mth, 1yr, 2yr and 

3yrs makes sense, especially as all are well below floating, with not much 

separating them. See our Mortgage Borrowing Strategy.
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Summary 

As 2023 gets underway there isn’t a lot of new news 

to report in terms of the housing market pulse. At 

this early stage, the hawkish November MPS does not 

appear to have caused the market to fall out of bed – 

the housing correction has remained pretty orderly.  

Further price declines are expected as supply and 

demand dynamics continue to swing in favour of 

buyers, but at the same time there isn’t much 

evidence to suggest sellers are getting desperate. 

That may change, of course, as the economy slows 

and labour demand follows suit, but unlike past 

downturns (such as the Global Financial Crisis), the 

looming recession is highly anticipated. That, 

combined with the fact that bank lending became a 

lot more prudent following the GFC, suggests 

households will weather the downturn better than 

otherwise. But we (and the RBNZ) will be keeping an 

eye out for any evidence of a harder landing across 

the household sector than expected.  

Unlucky for some… 

The REINZ HPI shows house prices finished 2022 

around 15% below their November 2021 peak – 

that’s 13 months of back-to-back declines, putting 

the market around two thirds of the way through our 

forecast for a 22% peak to trough decline. We’re 

comfortable that risks around our forecast are fairly 

balanced, but as we note in our feature article, 2023 

still has plenty of potential to throw us a few curve 

balls.  

The December housing data certainly suggested more 

price declines are looming as 2023 gets underway: 

 House sales, which tend to lead prices by a few 

months, fell 6.2% m/m, with the trend still 

clearly southbound. 

Figure 1.  House sales 

 

Source: REINZ, Macrobond, ANZ Research 

 

 

 As sales fall, the number of properties available 

for sale continues to rise, meaning greater 

competition for those selling, and more options 

for those looking to buy. 

Figure 2.  Properties available for sale  

 

Source: realestate.co.nz, Macrobond, ANZ Research 

 This lift in available properties for sale comes even 

as new listings over the spring/summer period 

has so far undershot the past few years. 

Figure 3.  New listings  

 

Source: REINZ, Macrobond, ANZ Research 

All in all, the December housing data was practically 

a straight flush when it comes to the housing market 

pulse: momentum is still softening. Given the 

direction of travel in mortgage rates these past few 

months, that should hardly come as a surprise. But 

while downwards momentum continued, it didn’t 

appear to accelerate following the hawkish November 

Monetary Policy Statement. Of course, we might not 

be out of the woods just yet. With housing activity 

seasonally low over the December-January holiday 

period, perhaps it’ll be February-March before we 

know for sure whether or not the November MPS has 

sent the housing market into a tailspin. But in the 

absence of a material pick-up in forced house sales, 

we’re hopeful that the correction underway will 
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remain relatively orderly. Indeed, with prices down 

just 15% so far, we’re still very much in the soft-

landing zone given prices lifted more than 45% in the 

wake of the pandemic stimulus.  

As at December, prices were back to February 2021 

levels, suggesting there will be very few people out 

there in a negative equity position. But there are 

pockets of the country where this will be more 

prevalent. Wellington remains the weakest spot, with 

prices down 22% from their October 2021 peak. And 

with Wellington prices only just above their October 

2020 levels as at December, that’s more than two 

years of (excessive) house price rises wiped out. For 

context, the Wellington HPI remains about 15% 

above its pre-pandemic (December 2019) level. We 

discussed some of the factors behind regional 

divergences in our October edition, noting that while 

some of this reflects fundamentals (such as 

population growth), some of it appears to be a timing 

story, meaning we are expecting some regional 

‘catch-down’, and for the current under-performing 

regions (chiefly Wellington, followed by Auckland) to 

be among the first to find that eventual floor in 2023. 

As at December, there was no evidence that the floor 

is here.  

Clearly, higher mortgage rates are dampening 

demand for housing, and as OCR hikes come to an 

end over the coming months (which is very 

dependent on the inflation outlook – see our feature 

article), this driver of downside momentum is 

expected to dissipate. Thereafter, the health of the 

household sector will determine if the housing 

downswing still has further to go or if it’s finally 

petering out – our forecast assumes the market finds 

a floor in the second half of 2023.  

Current gauges of the household sector are a little 

mixed. Private consumption is certainly slowing, 

particularly for relatively discretionary durable goods, 

and consumer sentiment is very weak. Meanwhile, 

the unemployment rate remains low and non-

performing loans data produced by the RBNZ remains 

low and stable (figure 4).  

Figure 4.  Non-performing housing loans and  

unemployment rate 

 

Source: RBNZ, Stats NZ, ANZ Research 

However, business survey data and job ads suggests 

labour demand is indeed softening (consistent with 

our expectation that the unemployment rate will 

rise). As that happens, we do expect some 

households to struggle, but given bank lending since 

the Global Financial Crisis has been more prudent (eg 

following the introduction of LVR restrictions), this 

will hopefully mean any uplift in non-performing loans 

is contained. But we (and the RBNZ) will be watching 

closely as we try to gauge just how hard higher 

interest rates are biting. 

Bringing it all together, we are comfortable that risks 

around our forecast for a 22% decline in house prices 

are balanced. But that’s not to say we’d be surprised 

to be surprised at some point in 2023. While 

downside risks to our OCR call are emerging, 

downside risks to the household sector are too. 
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Housing market indicators for December 2022 (based on REINZ data seasonally adjusted by ANZ Research) 

 

Median house price House price index # of 

monthly 

sales 

Monthly  

% 

change 

Average 

days to  

sell 
Level Annual % 

change 

3-mth % 

change 

Annual % 

change 

3-mth % 

change 

Northland $752,820 3.0 3.5 -7.3 -2.9 88 -32% 50 

Auckland  $1,028,998 -18.1 -4.4 -17.4 -4.6 1,290 -3% 43 

Waikato  $739,633 -11.8 -3.7 -9.5 -3.9 379 -6% 60 

Bay of Plenty  $861,699 -4.9 -3.7 -12.0 -4.5 250 -3% 60 

Gisborne  $567,081 -17.3 -1.2 -13.8 -3.9 20 -1% 52 

Hawke’s Bay  $685,101 -14.2 -5.9 -13.8 -3.9 142 +5% 54 

Manawatu-Whanganui  $553,097 -14.0 -3.1 -14.5 -3.9 227 +9% 49 

Taranaki  $614,236 5.4 -5.2 -3.8 -2.3 116 +9% 39 

Wellington  $773,026 -20.3 -4.4 -21.6 -5.3 430 -1% 51 

Tasman, Nelson & Marlborough $735,174 -7.6 -1.9   150 +2% 53 

Canterbury  $647,449 -3.6 -3.3 -5.7 -2.5 682 -6% 37 

Otago  $678,274 -5.5 -2.0 -6.7 -2.2 223 -15% 49 

West Coast  $350,902 -0.2 5.5 -5.4 -1.3 26 -22% 44 

Southland  $432,406 -4.7 -0.2 -3.0 0.3 106 -4% 43 

New Zealand $784,621 -12.3 -3.3 -13.8 -4.3 3,999 -6% 48 
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Summary 

In our first edition for 2023, we take a look at the key 

macroeconomic themes for the year ahead that will 

matter for the housing market. The economy is clearly 

softening, and over coming months, the RBNZ 

Monetary Policy Committee will need to make a call 

regarding when they have cooled things sufficiently to 

knock wage-price spiral risks on the head, allowing 

them to sit back and “watch, worry and wait”. All else 

equal, the end of rate hikes should quickly be followed 

by an end to house price declines, but that’s assuming 

the household sector broadly holds it together and 

forced house sales don’t pick up meaningfully. The 

wobbly global economy could always throw us a curve 

ball; housing policy changes and/or a significant net 

migration surprise could alter the landscape at the 

margin too. Forecast uncertainty remains elevated so 

we’ll need to remain nimble. 

Sorry folks, but 2023 isn’t going to be any easier to 

forecast than the past few years have been. For one 

thing, the pandemic (and the policy response to it) may 

have created some structural changes in the economy 

that we do not yet fully understand. And even parking 

that, the cyclical backdrop is like nothing we’ve 

experienced: the looming recession is both policy-

induced (ie deliberate) and well anticipated. The more 

typical state of affairs at the end of a business cycle is 

that recession comes out of left field; you only find out 

it’s coming when you’re half-way through it; and policy 

promptly leaps into action, easing rates to try to 

minimise the hit. The backdrop of entrenched high 

inflation potentially changes the game on all those 

fronts. 

The ‘normalisation’ of the economy away from housing-

centric excess domestic demand towards a reopening 

border and higher services export earnings has only 

just begun. Pent-up demand for international travel 

needs to be worked through as supply capacity by NZ 

tourism operators recovers, but the weakening global 

economy suggests the underlying demand pulse once 

the dust has settled may not be particularly strong.  

The bottom line: the outlook remains highly uncertain, 

but the RBNZ needs to keep the pressure on until it is 

convinced that supply-demand dynamics in the labour 

market are less inflationary and more sustainable. But 

as is always the case, no two economic cycles are the 

same, and long and variable lags make it difficult 

(read: impossible) to prescribe the ‘perfect’ policy 

response. There are risks that could see the RBNZ hike 

by more than expected (eg a rebound in global inflation 

pressures), and also risks that the RBNZ will over-

tighten, or indeed has already done so (eg if the shock 

value of the November MPS causes a step-change in 

decision-making).  

And of course even if we’re right about the broad 

outlook for the economy and interest rates, there are 

still potential housing policy changes that could move 

the dial.  

Theme one: interest rates to stop rising once the 

RBNZ is convinced inflation has been beaten into 

submission  

Monetary tightening is working! That was obvious as 

soon as asset prices (eg house prices) and confidence 

started to turn. The next two phases of the monetary 

policy transmission are softening domestic economic 

activity (well underway) and then, weaker CPI inflation 

pressures (including via a looser labour market). Data 

are now confirming phase three has started. And 

importantly, it is suggesting that the wage-price spiral’s 

days are likely numbered. Employment intentions in 

our Business Outlook survey recently turned negative, 

growth in filled jobs has slowed, and job ads have 

come off the boil (figure 1). 

Figure 1.  High frequency labour market indicators 

 

Source: Stats NZ, Macrobond, ANZ Research 

But while momentum is turning, the labour market is 

still very much in the inflationary zone. Businesses 

continue to report that finding labour is their biggest 

problem (though this is slowly receding); and the 

unemployment rate is still around record lows. 

At some point in the not-too-distant future, the 

loosening trajectory in the labour market, if sustained, 

will convince the RBNZ that pipeline core CPI inflation 

is under control. And that will mean an end to rate 

hikes, and a transition from the RBNZ’s current 

strategy of full-on inflation fighting mode to “watch, 

worry and wait” mode. At that point, the next move in 

the OCR could be a cut (ie the tightening delivered has 

been sufficient), or it could be a hike (if inflation is still 

looking too high after the full impacts of tightening 

have washed through the economy).  
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For the housing market, interest rate changes have 

been in the driver’s seat when it comes to house 

prices. That’s why the rates outlook (and drivers of it) 

is key macro theme #1 for housing in 2023. At 

present, our forecast is for the RBNZ to stop hiking at 

5.75%, but gauges of economic sentiment (both 

businesses and households) suggest there could be a 

sharper economic downturn unfolding than expected. 

Confidence down-spirals can be very potent drivers of 

the economic cycle, and could see household demand 

and demand for labour contract by more than 

expected. If so, the OCR may well not make it to 

5.75%. But depending on the state of the household 

sector, a pause in hikes may or may not put an 

immediate halt to house price declines.  

Theme two: a still-robust household sector?  

Theme one assumes the household sector broadly 

holds it together through the tightening cycle. Job 

losses are expected in 2023, but not to the extent that 

this leads to forced house sales en masse and a ‘hard 

landing’ in the housing market – although more 

households than expected getting into trouble is 

certainly a possibility.  

Top of the pops for downside housing market risks is a 

household income shock – that could simply be the 

result of monetary tightening reducing employment 

more than expected. Or it could be something much 

nastier, such as a crisis of confidence, the 

manifestation of global financial market risks, 

geopolitical events, a natural disaster, pandemic risks, 

a combination of the above or something else entirely. 

But the bottom line is if household incomes deteriorate 

materially more than we expect, hard choices will need 

to be made, particularly by households with significant 

debt.  

It’s worth noting that if the OCR is eventually cut in 

response to such a risk materialising (something that 

will only happen if the outlook is turning 

disinflationary), we couldn’t be confident that the 

immediate impact on the housing market would be 

positive. Yes, interest rate changes have been a 

fundamental driver of house prices of late, but that’s 

because household incomes (in aggregate) never really 

took a hit in the wake of lockdowns – the Government 

took that one on the chin for us to pay off later. If 

unemployment is rising sharply, the impact of that on 

the housing market could well outweigh the benefits of 

lower interest rates. In short: be careful what you wish 

for. 

All up, while the household sector is expected to 

weaken over 2023, the hard-landing scenario for the 

housing market, where prices fall below 2019 (pre 

pandemic) levels by a decent clip, would likely lead to 

the household sector losing its “robust” moniker. 

Wealth effects and the freak-out factor are hard to 

quantify but would likely be significant, particularly 

since this scenario is predicated on something else 

unpleasant going on. It’s not our forecast, but it could 

happen – either owing to a mis-calibration of monetary 

tightening efficacy, or some unforeseeable nasty risks 

materialising.  

Theme three: migration is back on the 

chessboard 

With the borders open, migration data is getting 

interesting. And the latest cut (if you ignore the fact 

that this data is prone to significant revision) suggests 

the cycle is turning higher quickly. Arrivals, departures, 

and net migration were all well above their 20-year 

average in November 2022 (figure 2), and if that 

doesn’t get revised away in future releases and this 

strength persists, there could be more fundamental 

housing demand over 2023 than we’re assuming.  

Figure 2.  Monthly migration flows 

 

Source: Stats NZ, Macrobond, ANZ Research 

Migration cycles are notoriously difficult to forecast. 

Our forecast has net migration ending the year at a net 

inflow of 20,000 – slightly lower than its 20-year 

average of a little over 25,000. Given historical 

correlations, and everything else that’s going on in the 

housing market, a positive surprise of a few thousand 

net migrants over 2023 wouldn’t be a game changer 

for the housing outlook, and certainly wouldn’t be 

expected to fully offset further interest rate hikes. But 

it could take some of the heat out of wage growth, 

reducing wage-price spiral risks, and the combination 

of significantly higher net migration and lower interest 

rates than expected (assuming the household sector 

holds it together) could be meaningful. Certainly over 

the longer run, migration flows can move the dial. That 

means we not only need to keep a close eye on 

migration flows, but migration policy settings too.  
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Theme four: housing policy curve balls and 

election inertia 

Falling house prices mean housing affordability is 

improving. But if our forecast for a 22% peak to trough 

decline in house prices is correct, affordability, as 

measured by house prices relative to incomes, won’t be 

anything to write home about any time soon. On our 

outlook, house prices relative to household incomes are 

expected to improve (fall) beyond the levels that 

prevailed just before the pandemic, but not 

meaningfully (figure 3). In an absolute sense, this ratio 

is still high, and that means there are many kiwis who 

will still be locked out of the market.  

Figure 3.  House price to income ratio  

 

Source: REINZ, ANZ Research 

New Zealand’s relatively poor score on the housing 

affordability front, combined with falling house prices, 

sets a pretty mixed scene for housing policy 

announcements heading into the election. Many kiwis 

want to see housing become more affordable, but 

many don’t want to see their wealth deteriorate too 

much in the process. And for those with significant debt 

levels, the prospect of negative equity will be feeling 

very real right now (if they aren’t already there).  

Politicians are going to have to walk the line between 

the goal of improving affordability and the less-positive 

side of the ledger: reducing household wealth. New 

policies and/or the potential for a winding back of some 

recent policies if the Government changes at the next 

election are likely to keep housing market participants 

on their toes for most of the year. Investors, in 

particular, are likely to await the election result (and 

pre-election announcements) with bated breath.  

It’s likely that election/policy uncertainty creates some 

inertia in the housing market this year. This would not 

be a new phenomenon. Then, depending on the result 

and policy landscape, there could be some catch-up 

activity. Top of our mind here is the recent removal of 

interest deductibility for landlords. This policy will be 

starting to bite hard for those with significant debt 

levels. If this policy looks like it’ll stick around after the 

election, there could be an increase in investors exiting 

the market. 

We’re not going to speculate on the election result nor 

the likely policy changes that could come with that – 

our forecast assumes the status quo until the status 

quo changes. But so far we’ve seen nothing to suggest 

that potential policy changes are significant enough to 

alter broad momentum in the housing market (which is 

currently following the interest rate cycle closely). 

There’s also the possibility that the RBNZ makes 

changes on the macroprudential policy front. We think 

LVR settings are unlikely to change any time soon, but 

never say never. Any changes to LVR settings will 

depend on how housing lending evolves, which if 

anything would favour a loosening right now – a 

loosening that, given broader macroeconomic 

conditions, is unlikely to move the housing dial much.  

The RBNZ is also seeking to add debt-to-income 

restrictions to its tool belt. But if the Government 

agrees (and the policy survives the election) the RBNZ 

have noted that the earliest possible implementation 

date is likely to be March 2024. Nonetheless, 2023 is 

year we’ll find out whether or not the RBNZ will be 

given this new tool, and that could impact sentiment. 

But not necessarily negatively – investors could decide 

they need to get in before the rules change. 

In sum   

All in all, 2023 is likely to pack a few surprises. The 

interest rate outlook is likely to remain the dominant 

driver of housing momentum, and that is very much 

dependent on pipeline core inflation pressures. 

However, a potential bigger hit to household incomes 

than expected is something to keep an eye out for too, 

as that could dominate rate changes at least for a short 

while. A net migration surprise could alter the 

magnitude of price changes somewhat, but probably 

won’t turn the tide given other macro drivers of 

housing. And housing policy is up for some robust 

debate ahead of the election. Buckle up for 2023.  
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https://www.rbnz.govt.nz/hub/-/media/project/sites/rbnz/files/consultations/banks/debt-serviceability-restrictions/framework-for-debt-to-income-restrictions-consultation-paper.pdf
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This is not financial advice about any product or service.  

The opinions and research contained in this document 

are provided for information only, are intended to be 

general in nature and do not take into account your 

financial situation or goals.  Please refer to the 

Important Notice. 

Summary 

Mortgage rates are up across the board compared to 

November, when our last edition of the Property Focus 

was published. These rises occurred in the wake of the 

RBNZ’s super-sized 75bp OCR hike in November, which 

drove wholesale interest rates up sharply. From here 

the outlook for mortgage rates is more balanced 

compared to last year. On one hand, recent falls in 

wholesale interest rates from late-2022 highs points to 

scope for mortgage rates to drop back a touch, even if 

just in the fixed terms where competition is more 

intense, especially with credit growth slowing. But on 

the other hand, the RBNZ’s fight against inflation isn’t 

over yet. What that means is that while the worst may 

be behind us (in terms of lifting mortgage rates), it is 

likely to be some time before we see a meaningful fall. 

At this point in the cycle, fixing is more about risk 

management and smoothing interest costs, rather than 

“getting in” before rates rise. Against that yardstick, 

spreading fixed across a mix of 6mth, 1yr, 2yr and 3yrs 

makes sense, especially as all are well below floating, 

with not much separating them. 

Mortgage rates on average across the big-4 banks 

have risen across the board compared to where they 

were in November. These increases followed the 

RBNZ’s 75bp OCR hike and the stiff rises in wholesale 

interest rates that ensued, taking mortgage rates to 

their highest levels since 2010/11 (1 to 3yr) or 2014 (4 

and 5yr). While borrowers haven’t yet fully felt the 

brunt of that thanks to widespread fixing and the 

consequent slow grind higher in actual rates paid as 

fixed terms roll off, 2022 was nonetheless a year of 

hefty rises in mortgage interest. 

With inflation well above target and threatening to 

perpetuate a wage/price spiral, the RBNZ had no real 

choice but to act decisively. For much of last year, 

consumers seemed to shrug off the rising OCR. Among 

other things, that may have been because borrowers 

had fixed at lower levels, and/or got large pay rises, 

and/or had kept their repayments constant from when 

interest rates were much higher. It could also have 

been because debt levels in relation to incomes hadn’t 

risen much since the GFC. Whatever the case, the 

proverbial penny seems to have dropped now, and it 

looks like the shock value of the RBNZ’s 75bp final hike 

of 2022 drove the message home – that if people don’t 

rein in spending, even more OCR hikes are coming. 

This realisation, and the fact that we have seen a sharp 

fall in business and consumer confidence (that has 

been accompanied by anecdotes of actual spending 

also slowing) suggest that we are likely nearing a peak 

in the OCR. That’s not to say that the OCR won’t keep 

rising for a while yet, but (for a change) there’s a 

decent chance that it may not need to go as high as we 

and the RBNZ thought as 2022 drew to a close. And 

since term rates like the 2 and 3yr were already 

building in an expectation that the OCR will rise from 

its current level of 4¼% to around 5½%, that in turn, 

suggests that the worst of the rise in mortgage rates 

might be behind us. 

But inflation remains far too high, and anyone looking 

for lower interest rates could be in for a long wait. The 

RBNZ is ultimately charged with getting inflation back 

to 2%, and that could take some time, even as growth 

slows. And factors like China’s reopening could yet give 

global inflation an unwelcome leg up again. 

In this environment, it is less about beating rises and 

more about risk management, smoothing out interest 

costs, and resilience. With breakevens all higher than 

current rates, paying more to fix for longer will only 

work out to be cheaper in the long run if we see further 

rises in mortgage rates. But most breakevens are not 

that much higher than current rates, and the additional 

cost of fixing for longer does buy more certainty. 

Indeed, with 2yr and 3yr rates just 0.17%pts and 

0.25%pts higher respectively than the cheapest fixed 

rates (6mth and 1yr), and it likely to be a while before 

rates fall, borrowers might want to consider a mix of 

terms from 6mths to 3yrs so as to avoid the risk of a 

nasty shock if inflation and therefore rates have 

another sting in the tail. Six-month terms are a decent 

proxy for being floating, but at a much lower rate. 

Figure 1. Carded special mortgage rates^ 

 

Table 1. Special Mortgage Rates  

  Breakevens for 20%+ equity borrowers 

Term Current in 6mths in 1yr in 18mths in 2 yrs 

Floating 7.93%     

6 months 6.52% 6.51% 6.82% 6.92% 6.88% 

1 year 6.52% 6.66% 6.87% 6.90% 6.92% 

2 years 6.69% 6.78% 6.89% 7.09% 7.32% 

3 years 6.77% 6.94% 7.17% 7.23% 7.29% 

4 years 7.00% 7.09% 7.19%   

5 years 7.05% #Average of “big four” banks 

^ Average of carded rates from ANZ, ASB, BNZ and Westpac. 

Source: interest.co.nz, ANZ Research 
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Weekly mortgage repayments table (based on 30-year term) 

 Mortgage Rate (%) 

M
o
rt

g
a
g
e
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e
 (

$
0
0
0
) 

 4.75 5.00 5.25 5.50 5.75 6.00 6.25 6.50 6.75 7.00 7.25 7.50 7.75 8.00 

200 241 248 255 262 269 277 284 292 299 307 315 323 330 338 

250 301 309 318 327 336 346 355 364 374 384 393 403 413 423 

300 361 371 382 393 404 415 426 437 449 460 472 484 496 508 

350 421 433 446 458 471 484 497 510 524 537 551 564 578 592 

400 481 495 509 524 538 553 568 583 598 614 629 645 661 677 

450 541 557 573 589 606 622 639 656 673 690 708 726 744 762 

500 601 619 637 655 673 691 710 729 748 767 787 806 826 846 

550 662 681 700 720 740 760 781 802 823 844 865 887 909 931 

600 722 743 764 786 807 830 852 875 897 921 944 968 991 1,015 

650 782 805 828 851 875 899 923 947 972 997 1,023 1,048 1,074 1,100 

700 842 867 891 917 942 968 994 1,020 1,047 1,074 1,101 1,129 1,157 1,185 

750 902 928 955 982 1,009 1,037 1,065 1,093 1,122 1,151 1,180 1,209 1,239 1,269 

800 962 990 1,019 1,048 1,077 1,106 1,136 1,166 1,197 1,227 1,259 1,290 1,322 1,354 

850 1,023 1,052 1,082 1,113 1,144 1,175 1,207 1,239 1,271 1,304 1,337 1,371 1,404 1,438 

900 1,083 1,114 1,146 1,178 1,211 1,244 1,278 1,312 1,346 1,381 1,416 1,451 1,487 1,523 

950 1,143 1,176 1,210 1,244 1,278 1,313 1,349 1,385 1,421 1,458 1,495 1,532 1,570 1,608 

1000 1,203 1,238 1,273 1,309 1,346 1,383 1,420 1,458 1,496 1,534 1,573 1,613 1,652 1,692 

Mortgage rate projections (historic rates are special rates; projections based on ANZ’s wholesale rate forecasts) 

 Actual Projections 

Interest rates Jun-22 Sep-22 Dec-22 Mar-23 Jun-23 Sep-23 Dec-23 Mar-24 Jun-24 Sep-24 

Floating Mortgage Rate 5.9 6.7 7.8 8.7 9.5 9.5 9.5 9.5 9.5 9.5 

1-Yr Fixed Mortgage Rate 5.1 5.2 6.4 6.6 6.6 6.4 6.3 6.3 6.2 6.2 

2-Yr Fixed Mortgage Rate 5.6 5.6 6.6 6.9 6.7 6.4 6.4 6.3 6.2 6.1 

5-Yr Fixed Mortgage Rate 6.3 6.0 6.8 6.8 6.3 5.7 5.7 5.6 5.4 5.3 

Source: RBNZ, ANZ Research 

Economic forecasts 

 Actual Forecasts 

Economic indicators Mar-22 Jun-22 Sep-22 Dec-22 Mar-23 Jun-23 Sep-23 Dec-23 Mar-24 Jun-24 

GDP (Annual % Chg) 0.8 0.3 6.4 3.8 4.5 2.3 -0.3 -1.0 -1.3 -0.8 

CPI Inflation (Annual % Chg) 6.9 7.3 7.2 7.2    Under review 

Unemployment Rate (%) 3.2 3.3 3.3 3.2 3.3 3.4 3.9 4.4 4.9 5.1 

House Prices (Quarter % Chg) -1.9 -3.3 -4.0 -4.3 -4.0 -3.7 -2.3 0.0 0.4 0.6 

House Prices (Annual % Chg) 14.2 3.6 -5.6 -12.8 -14.7 -15.1 -13.5 -9.7 -5.6 -1.3 

 

Interest rates Jun-22 Sep-22 Dec-22 Mar-23 Jun-23 Sep-23 Dec-23 Mar-24 Jun-24 Sep-24 

Official Cash Rate 2.00 3.00 4.25 5.00 5.75 5.75 5.75 5.75 5.75 5.75 

90-Day Bank Bill Rate 2.86 3.85 4.65 5.77 5.85 5.85 5.85 5.85 5.85 5.85 

10-Year Bond 3.86 4.30 4.47 4.25 4.20 4.15 4.05 4.05 4.00 3.85 

Source: ANZ Research, Statistics NZ, RBNZ, REINZ 



 

 

Contact us 

 

 

 
 
ANZ New Zealand Property Focus | January 2023 12 

Meet the team 

We welcome your questions and feedback. Click here for more information about our team.  

 

Sharon Zollner 

Chief Economist 

Follow Sharon on Twitter 

@sharon_zollner  

Telephone: +64 9 357 4094 

Email: sharon.zollner@anz.com 
 
 

 

  

General enquiries:  

research@anz.com 

Follow ANZ Research  

@ANZ_Research (global) 

 

David Croy 

Senior Strategist  

Market developments, interest 

rates, FX, unconventional 

monetary policy, liaison with 

market participants. 

Telephone: +64 4 576 1022 

Email: david.croy@anz.com 

 
Susan Kilsby 

Agricultural Economist 

Primary industry developments 

and outlook, structural change 

and regulation, liaison with 

industry. 

Telephone: +64 21 633 469 

Email: susan.kilsby@anz.com 

Miles Workman  

Senior Economist  

Macroeconomic forecast co-

ordinator, fiscal policy, economic 

risk assessment and credit 

developments. 

Telephone:  +64 21 661 792 

Email: miles.workman@anz.com 

 
Finn Robinson 

Economist  

Macroeconomic forecasting, 

economic developments, labour 

market dynamics, inflation and 

monetary policy. 

Telephone: +64 21 629 553 

Email: finn.robinson@anz.com 

Kyle Uerata 

Economic Statistician 

Economic statistics, ANZ 

proprietary data (including ANZ 

Business Outlook), data capability 

and infrastructure. 

Telephone: +64 21 633 894 

Email: kyle.uerata@anz.com 
 

 
Natalie Denne 

PA / Desktop Publisher 

Business management, general 

enquiries, mailing lists, 

publications, chief economist’s 

diary. 

Telephone: +64 21 253 6808 

Email: natalie.denne@anz.com 

 
 

https://www.anz.co.nz/about-us/economic-markets-research/economics-research-team/
mailto:sharon.zollner@anz.com
mailto:research@anz.com
mailto:david.croy@anz.com
mailto:susan.kilsby@anz.com
mailto:miles.workman@anz.com
mailto:finn.robinson@anz.com
mailto:Kyle.Uerata@anz.com
mailto:natalie.denne@anz.com


Important notice 

 

 
 
ANZ New Zealand Property Focus | January 2023 13 

Last updated: 1 September 2022 
This document (which may be in the form of text, image, video or audio) is intended for ANZ’s Institutional, Markets and 
Private Banking clients. It should not be forwarded, copied or distributed. The opinions and research contained in this 
document are (a) not personal advice nor financial advice about any product or service; (b) provided for information only; 
and (c) intended to be general in nature and does not take into account your financial situation or goals.  
This document may be restricted by law in certain jurisdictions. Persons who receive this document must inform themselves about and 
observe all relevant restrictions. 
Disclaimer for all jurisdictions: This document is prepared and distributed in your country/region by either: Australia and New 
Zealand Banking Group Limited (ABN11 005 357 522) (ANZ); or its relevant subsidiary or branch (each, an Affiliate), as appropriate or 
as set out below. 
This document is distributed on the basis that it is only for the information of the specified recipient or permitted user of the relevant 
website (recipients).  
This document is solely for informational purposes and nothing contained within is intended to be an invitation, solicitation or offer by 
ANZ to sell, or buy, receive or provide any product or service, or to participate in a particular trading strategy.  
Distribution of this document to you is only as may be permissible by the laws of your jurisdiction, and is not directed to or intended for 
distribution or use by recipients resident or located in jurisdictions where its use or distribution would be contrary to those laws or 
regulations, or in jurisdictions where ANZ would be subject to additional licensing or registration requirements. Further, the products and 
services mentioned in this document may not be available in all countries. 
ANZ in no way provides any financial, legal, taxation or investment advice to you in connection with any product or service discussed in 
this document. Before making any investment decision, recipients should seek independent financial, legal, tax and other relevant advice 
having regard to their particular circumstances.  
Whilst care has been taken in the preparation of this document and the information contained within is believed to be accurate, ANZ 
does not represent or warrant the accuracy or completeness of the information Further, ANZ does not accept any responsibility to inform 
you of any matter that subsequently comes to its notice, which may affect the accuracy of the information in this document. 
Preparation of this document and the opinions expressed in it may involve material elements of subjective judgement and analysis. 
Unless specifically stated otherwise: they are current on the date of this document and are subject to change without notice; and, all 
price information is indicative only. Any opinions expressed in this document are subject to change at any time without notice.  
ANZ does not guarantee the performance of any product mentioned in this document. All investments entail a risk and may result in 
both profits and losses. Past performance is not necessarily an indicator of future performance. The products and services described in 
this document may not be suitable for all investors, and transacting in these products or services may be considered risky. 
ANZ expressly disclaims any responsibility and shall not be liable for any loss, damage, claim, liability, proceedings, cost or expense 
(Liability) arising directly or indirectly and whether in tort (including negligence), contract, equity or otherwise out of or in connection 
with this document to the extent permissible under relevant law. Please note, the contents of this document have not been reviewed by 
any regulatory body or authority in any jurisdiction. 
ANZ and its Affiliates may have an interest in the subject matter of this document. They may receive fees from customers for dealing in 
the products or services described in this document, and their staff and introducers of business may share in such fees or remuneration 
that may be influenced by total sales, at all times received and/or apportioned in accordance with local regulatory requirements. Further, 
they or their customers may have or have had interests or long or short positions in the products or services described in this document, 
and may at any time make purchases and/or sales in them as principal or agent, as well as act (or have acted) as a market maker in 
such products. This document is published in accordance with ANZ’s policies on conflicts of interest and ANZ maintains appropriate 
information barriers to control the flow of information between businesses within it and its Affiliates. 
Your ANZ point of contact can assist with any questions about this document including for further information on these disclosures of 
interest. 
Country/region specific information: Unless stated otherwise, this document is distributed by Australia and New Zealand Banking 
Group Limited (ANZ). 
Australia. ANZ holds an Australian Financial Services licence no. 234527. For a copy of ANZ's Financial Services Guide please click here 
or request from your ANZ point of contact. 
Brazil. This document is distributed on a cross border basis and only following request by the recipient. No securities are being offered 
or sold in Brazil under this document, and no securities have been and will not be registered with the Securities Commission - CVM. 
Brunei, Japan, Kuwait, Malaysia, Switzerland, Taiwan. This document is distributed in each of these jurisdictions by ANZ on a 
cross-border basis. 
Cambodia. The information contained in this document is confidential and is provided solely for your use upon your request.  
This does not constitute or form part of an offer or solicitation of any offer to engage services, nor should it or any part of it form the 
basis of, or be relied in any connection with, any contract or commitment whatsoever. ANZ does not have a licence to undertake 
banking operations or securities business or similar business, in Cambodia. By requesting financial services from ANZ, you agree, 
represent and warrant that you are engaging our services wholly outside of Cambodia and subject to the laws of the contract governing 
the terms of our engagement. 
Canada. This document is general information only, is intended for institutional use only – not retail, and is not meant to be tailored to 
the needs and circumstances of any recipient. In addition, this document is not intended to be an offer or solicitation to purchase or sell 
any security or other financial instrument or to employ a specific investment strategy. 
Chile. You understand and agree that ANZ Banking Group Limited is not regulated by Chilean Authorities and that the provision of this 
document is not subject to any Chilean supervision and is not guaranteed by any regulatory or governmental agency in Chile. 
Fiji. For Fiji regulatory purposes, this document and any views and recommendations are not to be deemed as investment advice.  
Fiji investors must seek licensed professional advice should they wish to make any investment in relation to this document. 
Hong Kong. This document is issued or distributed in Hong Kong by the Hong Kong branch of ANZ, which is registered at the Hong 
Kong Monetary Authority to conduct Type 1 (dealing in securities), Type 4 (advising on securities) and Type 6 (advising on corporate 
finance) regulated activities.  The contents of this document have not been reviewed by any regulatory authority in Hong Kong. If you 
are in any doubt about any of the contents of this document, you should obtain independent professional advice. 
India. If this document is received in India, only you (the specified recipient) may print it provided that before doing so, you specify on 
it your name and place of printing.  
Israel. ANZ is not a holder of a licence granted in Israel pursuant to the Regulation of Investment Advising, Investment Marketing and 
Portfolio Management Law, 1995 (“Investment Advice Law”) and does not hold the insurance coverage required of a licensee pursuant 
to the Investment Advice Law. This publication has been prepared exclusively for Qualified Clients as such term is defined in the First 
Schedule to the Investment Advice Law. As a prerequisite to the receipt of a copy of this publication a recipient will be required to 
provide confirmation and evidence that it is a Qualified Client. Nothing in this publication should be considered Investment Advice or 
Investment Marketing as defined in the Investment Advice Law. Recipients are encouraged to seek competent investment advice from a 
locally licensed investment adviser prior to making any investment. 

Macau. Click here to read the disclaimer for all jurisdictions in Mandarin. 澳门. 点击此处阅读所有司法管辖区的免责声明的中文版。 

Myanmar. This document is intended to be general and part of ANZ’s customer service and marketing activities when implementing its 
functions as a licensed bank. This document is not Securities Investment Advice (as that term is defined in the Myanmar Securities 
Transaction Law 2013). 

http://www.anz.com/documents/AU/aboutANZ/FinancialServicesGuide.pdf
http://www.anz.com/documents/AU/aboutANZ/FinancialServicesGuide.pdf
https://publications.anz.com/SingletrackCMS__DownloadDocument?uid=99702b34-f49e-4c62-b4d0-ba0205338c02&docRef=9fbcab60-c878-4b2d-9370-b41c8a164f02&jobRef=c2e420ad-d052-4505-a190-d5f9351aef5f
https://publications.anz.com/SingletrackCMS__DownloadDocument?uid=99702b34-f49e-4c62-b4d0-ba0205338c02&docRef=9fbcab60-c878-4b2d-9370-b41c8a164f02&jobRef=c2e420ad-d052-4505-a190-d5f9351aef5f


Important notice 

 

 
 
ANZ New Zealand Property Focus | January 2023 14 

New Zealand. This material is for information purposes only and is not financial advice about any product or service. We recommend 
seeking financial advice about your financial situation and goals before acquiring or disposing of (or not acquiring or disposing of) a 
financial product. 
Oman. ANZ neither has a registered business presence nor a representative office in Oman and does not undertake banking business 
or provide financial services in Oman. Consequently ANZ is not regulated by either the Central Bank of Oman (CBO) or Oman’s 
Capital Market Authority (CMA). The information contained in this document is for discussion purposes only and neither constitutes 
an offer of securities in Oman as contemplated by the Commercial Companies Law of Oman (Royal Decree 4/74) or the Capital 
Market Law of Oman (Royal Decree 80/98), nor does it constitute an offer to sell, or the solicitation of any offer to buy non-Omani 
securities in Oman as contemplated by Article 139 of the Executive Regulations to the Capital Market Law (issued vide CMA Decision 
1/2009). ANZ does not solicit business in Oman and the only circumstances in which ANZ sends information or material describing 
financial products or financial services to recipients in Oman, is where such information or material has been requested from ANZ and 
the recipient understands, acknowledges and agrees that this document has not been approved by the CBO, the CMA or any other 
regulatory body or authority in Oman. ANZ does not market, offer, sell or distribute any financial or investment products or services 
in Oman and no subscription to any securities, products or financial services may or will be consummated within Oman. Nothing 
contained in this document is intended to constitute Omani investment, legal, tax, accounting or other professional advice.  
People’s Republic of China (PRC). This document may be distributed by either ANZ or Australia and New Zealand Bank (China) 
Company Limited (ANZ China). Recipients must comply with all applicable laws and regulations of PRC, including any prohibitions on 
speculative transactions and CNY/CNH arbitrage trading. If this document is distributed by ANZ or an Affiliate (other than ANZ China), the 
following statement and the text below is applicable: No action has been taken by ANZ or any affiliate which would permit a public offering 
of any products or services of such an entity or distribution or re-distribution of this document in the PRC. So, the products and services of 
such entities are not being offered or sold within the PRC by means of this document or any other document. This document may not be 
distributed, re-distributed or published in the PRC, except under circumstances that will result in compliance with any applicable laws and 
regulations. If and when the material accompanying this document relates to the products and/or services of ANZ China, the following 
statement and the text below is applicable: This document is distributed by ANZ China in the Mainland of the PRC. 
Peru. The information contained in this document has not been, and will not be, registered with or approved by the Peruvian 
Superintendency of the Securities Market (Superintendencia del Mercado de Valores, SMV) or the Lima Stock Exchange (Bolsa de Valores 
de Lima, BVL) or under the Peruvian Securities Market Law (Legislative Decree 6 861), and will not be subject to Peruvian laws applicable 
to public offerings in Peru. To the extent this information refers to any securities or interests, it should be noted the securities or interests 
may not be offered or sold in Peru, except if (i) such securities or interests were previously registered with the Peruvian Superintendency 
of the Securities Market, or (ii) such offering is considered a private offering in Peru under the securities laws and regulation of Peru. 
Qatar. This document has not been, and will not be: 
• lodged or registered with, or reviewed or approved by, the Qatar Central Bank (QCB), the Qatar Financial Centre (QFC) Authority, 

QFC Regulatory Authority or any other authority in the State of Qatar (Qatar); or 
• authorised or licensed for distribution in Qatar, and the information contained in this document does not, and is not intended to, 

constitute a public offer or other invitation in respect of securities in Qatar or the QFC.  
The financial products or services described in this document have not been, and will not be: 
• registered with the QCB, QFC Authority, QFC Regulatory Authority or any other governmental authority in Qatar; or 
• authorised or licensed for offering, marketing, issue or sale, directly or indirectly, in Qatar. 
Accordingly, the financial products or services described in this document are not being, and will not be, offered, issued or sold in Qatar, 
and this document is not being, and will not be, distributed in Qatar. The offering, marketing, issue and sale of the financial products or 
services described in this document and distribution of this document is being made in, and is subject to the laws, regulations and rules of, 
jurisdictions outside of Qatar and the QFC. Recipients of this document must abide by this restriction and not distribute this document in 
breach of this restriction. This document is being sent/issued to a limited number of institutional and/or sophisticated investors (i) upon 
their request and confirmation that they understand the statements above; and (ii) on the condition that it will not be provided to any 
person other than the original recipient, and is not for general circulation and may not be reproduced or used for any other purpose. 
Singapore. This document is distributed in Singapore by ANZ solely for the information of “accredited investors”, “expert investors” or (as 
the case may be) “institutional investors” (each term as defined in the Securities and Futures Act Cap. 289 of Singapore). ANZ is licensed 
in Singapore under the Banking Act Cap. 19 of Singapore and is exempted from holding a financial adviser’s licence under Section 
23(1)(a) of the Financial Advisers Act Cap. 100 of Singapore. In respect of any matters arising from, or in connection with, the distribution 
of this document in Singapore, please speak to your usual ANZ contact in Singapore. 
United Arab Emirates (UAE). This document is distributed in the UAE or the Dubai International Financial Centre (DIFC) (as applicable) 
by ANZ. This document does not, and is not intended to constitute: (a) an offer of securities anywhere in the UAE; (b) the carrying on or 
engagement in banking, financial and/or investment consultation business in the UAE under the rules and regulations made by the Central 
Bank of the UAE, the Emirates Securities and Commodities Authority or the UAE Ministry of Economy; (c) an offer of securities within the 
meaning of the Dubai International Financial Centre Markets Law (DIFCML) No. 12 of 2004; and (d) a financial promotion, as defined 
under the DIFCML No. 1 of 200. ANZ DIFC Branch is regulated by the Dubai Financial Services Authority (DFSA) ANZ DIFC Branch is 
regulated by the Dubai Financial Services Authority (DFSA). The financial products or services described in this document are only 
available to persons who qualify as “Professional Clients” or “Market Counterparty” in accordance with the provisions of the DFSA rules.  
United Kingdom. This document is distributed in the United Kingdom by Australia and New Zealand Banking Group Limited (ANZ) solely 
for the information of persons who would come within the Financial Conduct Authority (FCA) definition of “eligible counterparty” or 
“professional client”. It is not intended for and must not be distributed to any person who would come within the FCA definition of “retail 
client”. Nothing here excludes or restricts any duty or liability to a customer which ANZ may have under the UK Financial Services and 
Markets Act 2000 or under the regulatory system as defined in the Rules of the Prudential Regulation Authority (PRA) and the FCA. ANZ 
considers this document to constitute an Acceptable Minor Non-Monetary Benefits (AMNMB) under the relevant inducement rules of the 
FCA. ANZ is authorised in the United Kingdom by the PRA and is subject to regulation by the FCA and limited regulation by the PRA. 
Details about the extent of our regulation by the PRA are available from us on request.  
United States. Except where this is a FX-related document, this document is distributed in the United States by ANZ Securities, Inc. 
(ANZ SI) which is a member of the Financial Regulatory Authority (FINRA) (www.finra.org) and registered with the SEC. ANZSI’s 
address is 277 Park Avenue, 31st Floor, New York, NY 10172, USA (Tel: +1 212 801 9160 Fax: +1 212 801 9163). ANZSI accepts 
responsibility for its content. Information on any securities referred to in this document may be obtained from ANZSI upon request. This 
document or material is intended for institutional use only – not retail. If you are an institutional customer wishing to effect transactions in 
any securities referred to in this document you must contact ANZSI, not its affiliates. ANZSI is authorised as a broker-dealer only for 
institutional customers, not for US Persons (as “US person” is defined in Regulation S under the US Securities Act of 1933, as amended) 
who are individuals. If you have registered to use our website or have otherwise received this document and are a US Person who is an 
individual: to avoid loss, you should cease to use our website by unsubscribing or should notify the sender and you should not act on the 
contents of this document in any way. Non-U.S. analysts may not be associated persons of ANZSI and therefore may not be subject to 
FINRA Rule 2242 restrictions on communications with the subject company, public appearances and trading securities held by the 
analysts. Where this is a FX-related document, it is distributed in the United States by ANZ's New York Branch, which is also located at 
277 Park Avenue, 31st Floor, New York, NY 10172, USA (Tel: +1 212 801 916 0 Fax: +1 212 801 9163).  
Vietnam. This document is distributed in Vietnam by ANZ or ANZ Bank (Vietnam) Limited, a subsidiary of ANZ. 
This document has been prepared by ANZ Bank New Zealand Limited, Level 26, 23-29 Albert Street, Auckland 1010, New Zealand,  
Ph 64-9-357 4094, e-mail nzeconomics@anz.com, http://www.anz.co.nz 

mailto:nzeconomics@anz.com

