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Welcome!

Welcome to Self Managing Your Own Investment Property. 

If you’ve decided to take control of your property portfolio,
congratulations! This is a rewarding journey, full of opportunities
to learn, grow your investment, and develop a deep
understanding of the New Zealand rental market.

Managing your own property can be immensely satisfying —
you’re directly responsible for maximising your returns, ensuring
your tenants are well cared for, and maintaining your asset for
long-term growth. It’s a process that demands effort, knowledge,
and a proactive mindset, but the rewards are worth it.

In this handbook, I’ll guide you through every essential step —
from understanding your legal responsibilities to screening
tenants, setting the right rent, maintaining your property, and
navigating the challenges that may arise. Drawing on years of
experience and insider insights, I aim to equip you with practical
tools and confidence to succeed in your self-management
journey.

Remember, self-management isn’t about doing everything alone;
it’s about empowering yourself with the right knowledge and
resources to make smart, informed decisions.

Tracie
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Introduction to Self-
Management

Managing your property investment isn’t just about having a place to rent out;
it’s about actively overseeing what is often your most valuable asset. Self-
management involves taking ownership of tasks that a property manager
might traditionally handle — from tasks as simple as collecting rent to as
complex as navigating legal obligations and resolving tenant issues.

Opting for self-management allows you to:

Save on management fees: Property managers typically charge a
percentage of the rent, which can add up significantly over time.
Have direct control: Make decisions swiftly without waiting for third-party
approval.
Build relationships: Develop rapport with your tenants, leading to better
communication and possibly longer tenancy agreements.
Gain more knowledge: Understand the ins and outs of your property and
the local market.

Why Choose Self-Management?

While the benefits are compelling, self-management also comes with its
challenges:

Time commitment: Managing a property requires a consistent investment
of time.
Legal and regulatory complexity: Staying compliant with NZ laws can be
intricate.
Conflict resolution: Handling disputes or problem tenants can be
emotionally taxing.
Maintenance responsibilities: Regular upkeep and urgent repairs need
diligent attention.

Challenges of Self-Management
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Self-management works best for:

Experienced investors: Those familiar with tenancy law and property
maintenance.
Investors with manageable portfolios: Typically a handful of properties.
Individuals committed to active involvement: Time and interest to oversee
day-to-day operations.

If you're new to property management, this handbook will serve as a
comprehensive guide to help you navigate initial challenges and develop
confidence.

Who Is Self-Management Suitable For?

In the chapters ahead, we'll start from the very basics — setting yourself up for
success with a clear plan — and progress into more nuanced topics like tenant
screening, legal compliance, and maintenance. My goal is to make this process
as smooth and rewarding for you as possible.
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Getting Started

Embarking on the journey of self-managing your investment property can feel
both exciting and daunting. Whether you’re a seasoned investor or just starting
out, laying a solid foundation is essential. This chapter guides you through the
key steps to get yourself set up confidently and effectively.
Opting for self-management allows you to:

Clarify Your Goals

In New Zealand, landlord-tenant relationships are governed primarily by the
Residential Tenancies Act 1986, which includes recent amendments and
regulations. Understanding your legal responsibilities is fundamental.
Key areas to focus on include:

Tenancy agreements and their legal requirements
Bond lodgment and return processes
Rent increases and frequency
Notice periods and eviction procedures
Health and safety regulations
Start by reviewing the source documents on the Tenancy Services
website and consider attending workshops or seminars offered by real
estate institutes or industry groups.

Familiarize Yourself with the Laws and
Regulations

EBefore diving into the operational aspects of property management, take
time to define your objectives:

Financial Objectives: Are you aiming for steady income, long-term capital
growth, or both?
Time Commitment: How much time can you realistically allocate each
week to managing your property?
Landlord Philosophy: Do you prefer a hands-on approach, or are you
comfortable with some level of outsourcing in the future?

Clear goals will shape how you approach every decision — from tenant
selection to maintenance.
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Set Up Administrative Systems

A well-presented property attracts quality tenants and helps secure consistent
income. Focus on:

Repairs and maintenance: Address any repairs or issues before marketing
the property.
Cleanliness and presentation: Deep clean, declutter, and consider minor
cosmetic upgrades to enhance appeal.
Legal compliance: Ensure smoke alarms are working, electrical and
plumbing work is up to standard, and the property meets health and safety
standards.
Smaller investments here can pay off with fewer vacancies and more
satisfied tenants.

Prepare Your Property for Rental

To manage your property effectively, establishing sound administrative
processes is vital:

Record-keeping: Use dedicated folders or digital apps for contracts,
receipts, correspondence, and maintenance records.
Financial tracking: Set up a separate bank account if possible, to keep
rental income and expenses clearly separated.
Templates and checklists: Create standard documents such as tenancy
application forms, inspection checklists, and maintenance request forms.

Good systems will save you time and reduce stress during busy periods or
disputes.

Develop a Marketing Strategy
Getting your property noticed in a competitive market requires a thoughtful
approach:

High-quality photos: Showcase your property’s best features with clear,
well-lit images.
Effective listings: Write honest, compelling descriptions highlighting key
features and benefits.
Choose the right platforms: List on popular NZ rental websites like Trade
Me Property, realestate.co.nz, and consider social media advertising.
Set realistic rent: Use comparable rental data to determine a fair, market-
aligned price that attracts tenants without undervaluing your property.
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Decide upfront how you will approach screening tenants:
Application process: Prepare a comprehensive application form requesting
references, employment details, and previous rental history.
Legal disclosures: Be transparent about rental terms and conditions.
Viewing process: Schedule appointments at flexible times and be prepared
to answer questions.

Establishing a fair and consistent process helps build trust and reduces the risk
of discrimination claims or problematic tenants.

Conduct Due Diligence

Establish an Ongoing Maintenance Plan
Prevention is better than cure. Develop a maintenance schedule that includes:

Regular inspections (at least once a year)
Scheduled servicing (e.g., heating, smoke alarms)
Prompt attention to repairs
Keeping an emergency fund for unexpected costs

Having proactive maintenance procedures ensures your property remains in
good condition and retains its value.

Getting started on self-management involves preparation, learning, and setting
up systems tailored to your property and goals. Take your time to lay a solid
groundwork; the effort invested now will pay dividends in the form of
smoother operations, better tenants, and increased confidence.
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The Tenancy Agreement
A successful tenancy begins and ends with a strong, well-drafted tenancy
agreement. This single document sets the tone for your relationship with your
tenant and outlines everyone’s rights and responsibilities. Whether you're
managing a tidy townhouse in Tauranga or a rural lifestyle rental in the
Waikato, the tenancy agreement is your legal backbone.
In this chapter, we’ll explore the essential components of a New Zealand
tenancy agreement, discuss the difference between fixed-term and periodic
agreements, and highlight some commonly overlooked clauses that can save
you time, money, and stress.

A tenancy agreement is a binding contract between a landlord and a tenant
that outlines the terms of renting a residential property. In New Zealand, it
must comply with the Residential Tenancies Act 1986 (RTA) and subsequent
amendments. The agreement can be either written or verbal, but let me be
crystal clear—always put it in writing. A written agreement not only protects
you legally but also provides clarity and transparency for both parties.

What Is a Tenancy Agreement?

The Two Types of Tenancy Agreements
There are two main types of tenancy agreements under the RTA:

1.Fixed-Term Tenancy

This type of agreement runs for a set period, usually six months or a year. It
provides both parties with security and predictability. However, it's important
to note that since the 2020 amendments, fixed-term tenancies automatically
become periodic at the end of the term unless both parties agree otherwise.

      2, Periodic Tenancy

A periodic tenancy doesn't have an end date. It continues until either the
tenant or landlord gives notice. These agreements offer more flexibility but can
make long-term planning slightly more uncertain.
Which one should you choose? That depends on your situation. If you're
looking for stability or plan to keep the property as a long-term investment, a
fixed-term might suit you. But if you think you may sell the property or need it
back within a flexible timeframe, a periodic agreement gives you more
freedom.
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The RTA outlines mandatory details that every tenancy agreement must
include. Here’s what to ensure is covered:

Names and contact details of both landlord and tenant(s)
Address of the rental property
Start date of the tenancy
Type of tenancy (fixed-term or periodic)
Weekly rent amount, frequency, and method of payment
Bond amount and who holds it (this must be lodged with Tenancy
Services within 23 working days)
Any additional terms agreed between the parties, as long as they don't
contradict the RTA

Make sure you're using the most recent version of the tenancy agreement
template. You can find a compliant version on the Tenancy Services website.
Alternatively, your property management software may generate agreements
automatically—but always review them carefully.

What Must Be Included

Custom Clauses: Where the Devil’s in the
Detail
The standard agreement is a good start, but experienced landlords know the
value of well-drafted custom clauses. These clauses should reflect the unique
aspects of your property or the expectations you have around its care.
Here are a few useful (and lawful) clauses to consider:

Maintenance Responsibilities: Clarify who’s responsible for lawns, gardens,
gutters, and rubbish collection.
Water Usage: Specify whether water is included in the rent or charged
separately. If you're charging for water, ensure the property has a separate
meter.
Pets: If pets are allowed, detail what type, how many, and any pet-specific
expectations (e.g., carpet cleaning at end of tenancy).
Subletting and Flatmates: Clearly state whether these are permitted and
under what conditions.
Smoke Alarms: Although legally required, it helps to include a clause
reminding tenants they must not disable smoke alarms.

Remember, any clause that tries to override tenants' legal rights under the RTA
is unenforceable—and could land you in hot water.
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Before you hand over the keys, complete a pre-tenancy inspection with your
tenant. Record the condition of the property room by room, including photos.
Both you and the tenant should sign off on this report. It’s not just about
fairness—this document becomes your primary evidence if there's a dispute
over damage or cleanliness later on.
Attach this inspection report to the tenancy agreement or store it securely
online. Don’t lose it.

Pre-Tenancy Checklist: Don't Skip It

Healthy Homes Statement
As of July 2021, every new tenancy agreement must include a Healthy Homes
Standards compliance statement. This statement details how the property
meets requirements around heating, insulation, ventilation, moisture, drainage,
and draught stopping.
Even if you believe your property is fully compliant, take the time to gather
your evidence. This might include insulation certificates, photos, or receipts
from tradespeople. A lack of documentation can cost you dearly in a Tenancy
Tribunal hearing.

Other Attachments to Provide
Along with the tenancy agreement, you are legally required to provide:

A copy of the Healthy Homes Standards compliance statement
A tenancy information booklet (you can download this from Tenancy
Services)
Insurance disclosure statement if your rental property is insured
Methamphetamine testing disclosure if applicable

Being upfront builds trust—and avoids tribunal disputes later on.

When managed properly, your tenancy agreement becomes more than a
piece of paper—it becomes a tool for peace of mind. It sets expectations,
prevents miscommunication, and forms the foundation of a professional
relationship with your tenant.
Investing a little extra time to customise your agreement, stay compliant, and
keep clear records will pay off in smoother tenancies and fewer issues down
the line.
If I could leave you with one final piece of advice, it would be this: never
assume your tenant understands the fine print—explain it clearly, and set the
tone from day one.
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Choosing The Right
Property
If you're planning to self-manage your rental, the type of property you choose
will either make your life easier—or unnecessarily difficult. Not all properties
are created equal when it comes to hands-on management. In fact, the best
property for investment isn’t always the one with the best yield or capital
growth potential; it’s the one that fits your ability, time, and tolerance for stress.
In this chapter, we’ll look at the key factors that make a property easier to self-
manage, red flags to watch out for, and how to assess a property's suitability
before you commit. Whether you're buying your first investment or reassessing
an existing portfolio, this insight will help you avoid common pitfalls.

When evaluating a property for self-management, here are the most important
things to look for:

1. Location
The closer the property is to where you live or work, the better. Regular
inspections, urgent repairs, and tenant meetings are all easier if you don’t have
to drive two hours to get there.
That said, if you do choose a property further afield, consider:

Do you have a trusted tradesperson in that area?
Are you comfortable managing remotely with video calls, digital forms, and
property management software?
Are there strong local tenancy networks (e.g. Facebook community pages)
where you can post ads or find help?

2. Condition and Age
A newer or recently renovated home will almost always be easier to manage.
Look for:

Modern wiring, plumbing, and insulation
Compliant heating and ventilation (tick for Healthy Homes!)
Easy-to-clean surfaces and low-maintenance materials
Minimal structural issues—no sagging roofs, rot, or dampness

Key Attributes of a Good Self-Managed
Property
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Older homes can still be solid investments, but factor in the likelihood of:
Ongoing repairs
Non-compliance with Healthy Homes standards
Higher insurance premiums

3. Layout and Practicality
A good rental layout should be functional and appealing to long-term tenants.
This reduces vacancy rates and the administrative effort of frequent
changeovers.

Things to look for:
Indoor-outdoor flow and natural light
Separate laundry (still highly sought after)
Storage space
Off-street parking
Fenced yard (especially if pets or families are your target market)

Avoid awkward layouts, lack of privacy, or rooms that have been converted
into bedrooms just to increase rentability. Tenants notice, and it can lead to
dissatisfaction.

4. Low-Maintenance Grounds
You’re not buying a prize garden—you’re buying a functional, durable asset.
Big lawns, mature trees, and landscaped flower beds can look impressive but
often become your problem when tenants neglect them.

Consider:
Is there irrigation?
Are the gardens mostly weed-matting and bark?
Could you install artificial turf or paving?

Tenants appreciate tidy, low-maintenance outdoor areas. And you’ll appreciate
not spending your Saturdays weeding after an inspection.

Red Flags to Watch Out For
Some properties look fine on the surface but quickly reveal themselves to be
problematic for self-managing landlords. Here are some red flags:

1. Cross-Leased or Body Corporate Units
These often come with shared driveways, communal walls, or body corporate
rules that restrict tenant behaviour. If your tenant causes issues with the
neighbours, you’re the one fielding complaints. Worse, you may be limited in
what improvements you can make.
Always read the fine print in the body corporate agreement before buying.
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2. Poor Past Tenancy History
If the property has been hard to rent, has high tenant turnover, or is in a known
‘problem street’, proceed with caution. You can change the house, but you
can’t change the neighbourhood.
Talk to local agents or property managers and check online listings to see how
long similar properties sit vacant.

3. High-Complexity Features
Swimming pools, fireplaces, septic systems, multiple tenancies on one title—
these all add layers of compliance, maintenance, and risk. For example:

Fireplaces must meet council regulations and are a Healthy Homes grey
area.
Pools must be fenced to specific standards.
Septic tanks need regular servicing and monitoring.

Ask yourself: do I have the time and knowledge to manage these features
properly?

Self-management is entirely doable—but it starts with selecting the right
property. You want something that won’t demand too much of your time,
stress your budget with endless repairs, or drive tenants away.

To recap, the ideal self-managed property will be:
Close to home or easily accessible
Low-maintenance inside and out
Compliant with current legislation (especially Healthy Homes)
Structurally sound and modern
Practical and appealing to long-term tenants

If the home is too complicated to manage, it may be better suited to
professional property management—or not to be in your portfolio at all.
In the next chapter, we’ll dive into how to market your rental effectively, so that
you not only attract tenants—but the right tenants.
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Screening and Selecting
Tenants
Finding a tenant isn’t the hard part. Finding the right tenant—that’s where the
skill lies. As a self-managing landlord, tenant selection is one of the most
crucial decisions you'll make. Get it right, and you'll have peace of mind, timely
rent payments, and minimal drama. Get it wrong, and you could be in for
months of stress, unpaid rent, or even tribunal hearings.
In this chapter, I’ll walk you through the full tenant screening process—from
advertising to signing—so you can confidently choose the right person (or
people) for your investment property

Let’s be honest: no matter how beautiful your property is, it’s your tenant who
ultimately determines how the home is treated, whether the rent is paid on
time, and how often you’ll need to step in as the manager. A great tenant is
worth their weight in gold.

A good screening process helps you:
Avoid rent arrears
Reduce property damage and wear
Minimise vacancy and turnover
Stay compliant with tenancy law
Protect your mental wellbeing

It’s not about being overly strict or unfair—it’s about doing your due diligence
and trusting your gut (with evidence to back it up).

Why Good Tenants Matter

Step 1: Attract the Right Tenants from the
Start
Screening actually starts with your advertisement.

Be clear and honest: Describe the property accurately, including key
features (bedrooms, heating, insulation, parking).
Set expectations early: Mention if you’re seeking long-term tenants, if pets
are allowed, or if references are a must.
Use quality photos: Bright, clean, well-composed photos will help attract
tenants who take pride in their home.

The way you present the listing sets the tone for the tenancy. If your ad looks
rushed or vague, you’re more likely to attract applicants who don’t pay
attention to detail.
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Once your ad goes live, you’ll receive a flood of enquiries. This stage is about
pre-qualifying applicants before you even schedule a viewing.

Ask quick but effective questions such as:
How many people would be living in the property?
What is your preferred move-in date?
Do you have pets?
Can you provide references from a previous landlord and employer?

You don’t need a full interview here—but you’re filtering for obvious misfits. For
example, if your property suits a professional couple and someone wants to
move in with six flatmates and a rottweiler, you can politely decline.

Step 2: The Enquiry Stage

This is your chance to meet potential tenants in person and see how they
carry themselves. Are they on time? Respectful? Prepared with questions?
You’re not just showing the property—you’re observing. 

Here are some red flags to watch for:
Disrespectful language or dismissive attitude
Lack of interest in key tenancy details
Overly rushed or evasive answers

But also watch for green flags:
Prepared questions about the property or tenancy conditions
Clear signs they’ve researched the area
Discussion about long-term intentions

I recommend doing viewings in small groups or individually, so you can take
notes and compare applicants properly.

Step 3: The Property Viewing

If they’re keen, ask them to complete a formal tenancy application form. This
should include:

Full name and contact details
Date of birth
Employment information
Income source
Rental history (past 2–3 addresses)
References (landlord and employer)
Permission for credit and background checks

Step 4: The Application
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You can use templates from Tenancy Services or property management
software to streamline this step. Always get signed consent to run checks—
you’re handling sensitive personal information and must comply with the
Privacy Act.

Step 5: Reference Checks
This is the step many private landlords skip—and later regret.
Here’s how to do it right:

Landlord Reference
Call the current and previous landlord. Ask:

Did they pay rent on time?
Was the property looked after?
Were there any disputes?
Would you rent to them again?

Be aware that current landlords may sugar-coat if they’re trying to move a
difficult tenant on—so the previous landlord's feedback can be more honest.

Employer Reference
Verify their employment and income. Ask:

Is this person currently employed?
How long have they been with you?
Is their income stable?
Are they reliable and responsible?

If they’re self-employed, ask for financial statements or a letter from their
accountant.

Step 6: Background and Credit Checks
In New Zealand, you can request a tenant’s credit check through agencies like
Centrix, Tenancy.co.nz, or illion Tenancy.

This will reveal:
Credit score
Defaults or unpaid debts
Court judgments
Tenancy Tribunal history (if available)

A poor credit score doesn’t always mean “no,” but it’s a strong signal to look
deeper. Ask questions and consider the context. A blip years ago due to illness
is very different from multiple current defaults.
You can also search the Tenancy Tribunal Decisions database online to see if
the applicant has been involved in any disputes.
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Step 7: Trust Your Gut (But Don’t Rely on It
Alone)
Sometimes, despite glowing references and good credit, something feels off.
Maybe they avoided questions, got defensive, or were inconsistent in their
story.
You should always use facts and checks as your foundation—but your
instincts, refined through experience, play a part too. Don’t ignore a nagging
gut feeling. It’s usually there for a reason.

Step 8: Final Decision and Offer
Once you’ve completed all checks and narrowed your applicants, make a firm
offer to your chosen tenant. Contact them quickly and professionally.
Let the others know they were unsuccessful—politely and briefly. You never
know when they might apply for another property you manage.

Step 9: Bond and Signing
Once accepted, move promptly into the paperwork:

Sign the tenancy agreement
Collect the bond (maximum of 4 weeks' rent)
Lodge the bond within 23 working days
Conduct a pre-tenancy inspection and document the condition thoroughly

It’s important that nothing is verbal or informal at this stage. Clear
documentation protects everyone.

Selecting the right tenant is one of the most important parts of self-
management. It’s the difference between a positive, profitable experience and
one riddled with stress.
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Setting Rent And
Managing Cashflow
Setting the right rent is a balancing act. Go too high, and your property may sit
vacant. Too low, and you’re leaving money on the table. For self-managing
landlords, rent isn't just income—it’s the fuel that drives your investment
engine. But it’s not just about numbers. It’s about understanding the market,
knowing your costs, planning for the unexpected, and treating your rental like
a business.
In this chapter, we’ll unpack how to determine a fair market rent, how to keep
your property financially viable, and how to manage cashflow confidently
month to month—even when the unexpected happens.

Rent is your primary source of income from the property. It covers your
mortgage, rates, insurance, maintenance, and hopefully generates a profit. But
it's not just about covering costs—it's about making sure your investment
grows in value over time, without putting undue financial strain on you.

Before setting rent, ask yourself:
What are my fixed costs?
What level of income do I need to break even—or better, make a profit?
What are comparable properties charging?
Am I offering value to my tenants?

Setting rent should be a data-led decision, not an emotional one. Your goal is
to price competitively while maintaining strong financial footing.

The Role of Rent in Your Investment Strategy

How to Set the Right Rent
Start by researching the current market rent in your property's area. This is
what similar homes are renting for under similar conditions.

Tools and Methods:
Tenancy Services Market Rent Tool

This free online tool provides median weekly rents by suburb and property
type based on actual bond data. It’s a great baseline.

Trade Me and Realestate.co.nz
Search for active listings similar to yours—same number of bedrooms, similar
location, condition, and features. Take note of how long listings are staying up;
if a similar property’s been online for weeks, the price might be too high.
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Things That Affect Rent:
Location (school zones, transport, amenities)
Property size and number of bedrooms/bathrooms
Condition and presentation
Heating, insulation, and Healthy Homes compliance
Parking and outdoor space
Demand in the area (e.g., seasonal changes in student or worker
populations)

Remember: tenants are comparing your property to others. If you're asking top
dollar, your home needs to reflect that value in both appearance and comfort.

Underpricing vs Overpricing
Underpricing might mean you get tenants quickly, but:

You lose long-term income
Tenants may not value the property as highly
Rent reviews can be harder if tenants get used to low rent

Overpricing, on the other hand:
Leads to longer vacancies
Attracts tenants who may be desperate (and not the best fit)
Can cause tension if the home doesn't meet high expectations

Start at a fair market rent, then review annually. As of 2025, you can only raise
rent once every 12 months, so make it count.

Talk to local property managers
Even if you’re managing the property yourself, a quick chat with a local
property manager can provide insight into local trends, tenant demand, and
expected rents.

Rent Reviews and Increases
Annual rent reviews are essential to stay aligned with the market and manage
inflation.

When increasing rent:
Provide at least 60 days' written notice
Ensure you haven’t increased rent within the last 12 months
Document the change with the updated rent amount and date it takes
effect

Tenants may query rent increases, so be prepared to show your reasoning—
comparable listings, rising costs, or improvements made to the home.
Always be fair and transparent. Tenants are more likely to accept a reasonable
increase if they feel respected and see value in the property.
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Managing Rental Cashflow
Cashflow is the lifeblood of any rental business. And yes, when you’re self-
managing, you are running a business—whether you see yourself as an
investor, a landlord, or both.

1. Know Your Numbers
Start with a breakdown of your monthly and annual expenses:

Mortgage repayments
Council rates
Water (if applicable)
Insurance (landlord + house)
Maintenance (planned and unplanned)
Healthy Homes compliance
Accounting or legal advice (if any)
Property management software (if used)

Factor in vacancy periods too—even the best properties can sit empty
between tenancies. Budget for at least 1–2 weeks of vacancy each year.

2. Create a Buffer
Aim to keep a separate savings buffer for unexpected costs. A hot water
cylinder failure or urgent roof repair shouldn’t put you into financial distress.
A good rule of thumb is to hold two to three months’ worth of expenses in
reserve, particularly if you rely on the rental income to cover the mortgage.

3. Track Everything
Use a spreadsheet, property management software, or accounting tool to
track income and expenses. Categorise everything:

Rent received
Repairs and maintenance
Insurance
Interest (on mortgage)
Depreciation and home office expenses (talk to your accountant)

Not only does this help you understand your true return—it also makes tax
time easier and ensures you’re meeting IRD obligations.

4. Separate Finances
Have a dedicated bank account for your rental income and expenses. This
helps keep things clean, makes cashflow tracking easier, and reduces personal
vs business confusion.
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Dealing With Missed Rent Payments
Even the best tenants can experience financial hardship. The key is early
communication and documentation.

If rent is overdue:
1.Send a polite reminder the day it’s late.
2.If it remains unpaid for 3+ days, issue a 14-day notice to remedy.
3.Keep written records of all correspondence.
4.If no resolution is reached, apply to the Tenancy Tribunal.

Avoid letting rent arrears drag on. It’s hard to recover large amounts once a
tenant falls too far behind.

Maximising Cashflow (Without Cutting
Corners)
Once your rent is set and costs are stable, look for ways to increase cashflow
legally and ethically:

Add value: New carpet, or a dishwasher can justify higher rent.
Allow pets (with clear rules and a solid pet clause)
Offer long-term tenancies: Many tenants will pay a bit more for security.
Provide extras: Lawns included, internet, or garden maintenance (adjust
rent accordingly).

Never reduce maintenance just to improve cashflow. Deferred repairs lead to
bigger costs—and tenant dissatisfaction.

Setting rent and managing cashflow isn’t about squeezing tenants or chasing
every dollar—it’s about striking a balance that keeps your property profitable,
your tenants happy, and your investment healthy.

With careful planning, your rental can become a reliable income stream and a
stress-free investment.
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Property Maintenance
and Repairs
One of the most underestimated aspects of managing a rental property is
maintenance. Many first-time landlords make the mistake of thinking that once
the tenant moves in, the work is done. In reality, the work starts the moment
you hand over the keys. From leaky taps to roof repairs, property maintenance
isn’t just about keeping your place looking nice—it’s about fulfilling your legal
obligations, protecting your investment, and maintaining a positive relationship
with your tenants.
In this chapter, we’ll cover the essentials of rental property maintenance, your
responsibilities under the Residential Tenancies Act, how to handle repairs
efficiently, and tips for balancing cost with quality.

Ignoring maintenance doesn’t save money—it creates bigger, more expensive
problems down the track.

Let’s put it plainly:
 A small leak can become a rotten floor.
 A wobbly step can become a tenant injury.
 A neglected property invites disrespect.

Regular maintenance keeps your property in good shape, helps attract and
retain good tenants, and ensures compliance with New Zealand’s tenancy
laws.

Why Maintenance Matters

Your Legal Responsibilities
Under the Residential Tenancies Act, landlords must:

Provide and maintain the premises in a reasonable state of repair
Comply with all relevant building, health, and safety standards
Ensure the property meets the Healthy Homes Standards
Address necessary repairs promptly

You cannot contract out of these responsibilities—even if the tenant is happy
to live with a broken oven or patchy insulation.
Failing to meet these standards can result in Tenancy Tribunal orders,
compensation claims, or even exemplary damages.
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Reactive vs Preventative Maintenance
There are two kinds of maintenance:

1. Reactive Maintenance
This is maintenance you carry out after something breaks or fails—like a burst
pipe or a faulty power point.
It often comes suddenly and needs urgent attention. If the issue affects the
tenant’s health, safety, or ability to use the property (e.g., no hot water), it must
be addressed immediately.

2. Preventative Maintenance
This is the work you do before something goes wrong—like servicing the heat
pump, cleaning out gutters, or repainting weatherboards.
A good landlord prioritises preventative maintenance because it reduces
emergencies, saves money, and protects the long-term value of the property.

Common Maintenance Areas to Stay on Top
Of
Here are the most common items to regularly check and maintain:

Plumbing – Leaks under sinks, dripping taps, shower seals
Electrical – Faulty light fittings, old wiring, broken heaters
Heating and ventilation – Ensure the heat pump, extractor fans, and
rangehoods work properly
Roofs and gutters – Blocked gutters can cause leaks and water damage
Exterior cladding – Cracks, mould, or weather damage
Smoke alarms – Must be working and correctly positioned
Windows and doors – Check for sticking, broken latches, or rot
Flooring – Lifted carpet, cracked tiles, worn vinyl
Fencing and gates – Particularly for tenancies with children or pets
Healthy Homes Compliance – Ensure insulation, heating, moisture,
draught, and ventilation standards are met

Many of these items should be reviewed during your routine inspections.

Handling Maintenance Requests
Here’s how to manage tenant repair requests the right way:

1. Acknowledge Promptly
2. Respond quickly, even if it’s just to say you’ve received the request and

are looking into it. This builds trust and shows your tenant you take issues
seriously.

24



Engage the Right Tradesperson
Use reliable, qualified contractors. Keep their contact details handy, and
build a relationship with a few go-to trades for plumbing, electrical, and
general maintenance.
Communicate Clearly
Let the tenant know when the repair will be carried out, who’s coming, and
whether they need to be home.
Follow Up
Check that the repair has been completed and the tenant is satisfied. Keep
records of work done, invoices, and any correspondence.

Emergency Repairs
Emergency situations must be prioritised. These include:

No hot water
Flooding or severe leaks
Power outages
Dangerous structural issues
Burst pipes
Broken windows (if they compromise security)

Tenants are allowed to arrange urgent repairs themselves if they cannot reach
you after a reasonable attempt. They can then seek reimbursement—so it’s in
your best interest to be contactable and responsive.

Budgeting for Maintenance
Repairs cost money—but it’s money that protects your investment. A general
rule is to budget 1–2% of your property’s value per year for maintenance and
repairs.
You should also keep an emergency buffer—at least $1,000–$2,000—for
unexpected issues like appliance failure or storm damage.
Consider setting up a separate maintenance savings account linked to your
rental income. This ensures you’re not caught off guard when issues arise.

Working with Tenants on Maintenance
Tenants have responsibilities too. Under the Residential Tenancies Act,
tenants must:

Keep the property reasonably clean and tidy
Notify the landlord of any damage or required repairs as soon as possible
Not intentionally or carelessly damage the property

If a tenant causes damage through negligence or misuse (e.g., blocking a
toilet with wet wipes), they may be liable for the repair costs.

25



To  avoid disputes:
Set clear expectations at the start of the tenancy
Provide a simple process for maintenance requests (email or online form)
Keep communication polite and professional

Record-Keeping
Good records are your best defence if disputes arise. 

Keep:
A maintenance log for each property
Copies of all invoices, quotes, and receipts
Emails or texts related to repair requests
Photos before and after major repairs
Inspection reports with maintenance notes

These records are invaluable if you ever end up in mediation or the Tenancy
Tribunal.

Maintenance isn’t just a box to tick—it’s a mindset. A well-maintained property
attracts better tenants, reduces costly repairs, and ensures your investment
grows in value.

Here’s what to remember:
Be proactive, not reactive—prevention is cheaper than repair
Respond to requests promptly and respectfully
Use qualified tradespeople and keep good records
Budget realistically for maintenance and emergencies
Communicate clearly with tenants and set expectations

You don’t need to be a builder, plumber, or electrician to manage maintenance
well. You just need to be organised, responsive, and willing to treat your
property like the asset it is.
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Legal Compliance and
Taxation
When you choose to self-manage your own investment property, you’re
stepping into a dual role: both landlord and small business owner. And like any
business owner in New Zealand, you’re required to operate within the law—not
just in how you treat your tenants, but also in how you handle taxes and
financial reporting.
This chapter will walk you through the two pillars that underpin responsible
property ownership: legal compliance and taxation. Get these right, and you’ll
protect your investment, maintain a good reputation, and sleep more soundly
at night.

Being legally compliant is not optional—it’s a core part of your duty as a
landlord. The laws that apply to rental properties in New Zealand are designed
to create safe, fair, and secure housing for tenants, while also protecting your
rights as a property owner.

Key Laws You Must Understand:

Residential Tenancies Act 1986
This is your main source of law as a landlord. It outlines your responsibilities
and your tenant’s rights. Recent updates include rent increase restrictions,
rules about fixed-term tenancies, and stricter notice periods for ending a
tenancy.

Healthy Homes Standards
These regulations are now fully in force and cover:

Heating (fixed heater in living room of a certain capacity)
Insulation (ceiling and underfloor)
Ventilation (kitchen and bathroom extraction fans)
Moisture ingress and drainage (proper guttering and downpipes)
Draught stopping (blocking unnecessary gaps and holes)

Compliance deadlines have passed for most landlords, and you must provide a
Healthy Homes Compliance Statement with every new or renewed tenancy
agreement.

Part One: Legal Compliance
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Building Act and Fire Safety
You must ensure that smoke alarms are installed and working. They must be
photoelectric and have a minimum battery life of eight years or be hardwired.
Landlords are also responsible for ensuring the property is structurally sound
and meets basic building safety standards.

Privacy Act
When screening tenants or managing tenancies, you’ll collect private
information. This must be stored securely and used only for legitimate rental
purposes. You cannot ask for unnecessary personal details or share them
without consent.

Health and Safety at Work Act (HSWA)
While this typically applies to workplaces, landlords have a general obligation
to provide a safe environment—especially when tradespeople are involved.
Ensure you’re working with contractors who understand safety protocols and
compliance.

Landlord Obligations at a Glance
Keep the home in a reasonable state of repair
Ensure Healthy Homes compliance
Lodge bonds with Tenancy Services within 23 working days
Give the correct notice periods for entry or tenancy termination
Insure the home adequately and inform tenants of their rights regarding
insurance
Keep written records of tenancy agreements, inspections, maintenance,
and rent payments
Use lawful clauses only in tenancy agreements—no blanket “no pets” or
unfair penalties

Remaining compliant protects not only your tenant—but you. Non-compliance
can lead to fines, tribunal orders, or damage to your credibility if you’re
managing multiple properties.

Part Two: Understanding Tax Obligations
As a landlord, you’re earning rental income, which is taxable. But you also have
legitimate expenses you can claim to reduce your tax bill.
Let’s break this down clearly.

Do I Need to Pay Tax on Rental Income?
Yes. All rental income must be declared on your individual IRD income tax
return (IR3) or through your property-owning entity (like a look-through
company or trust). 

This includes:
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Weekly or monthly rent
Any fees or payments received from tenants (e.g. water charges)
Insurance payouts (in some cases)

Claimable Expenses
Here’s what you can generally claim as deductions:

Mortgage interest (note: phased out for most properties from 2021–2025
under new rules—check current status)
Rates and water charges
Insurance premiums (building, landlord, contents)
Repairs and maintenance (not capital improvements)
Property management software or admin tools
Accountant or legal fees
Vehicle expenses (if used for property-related travel)
Advertising costs for finding tenants
Depreciation on chattels (e.g., appliances—but not on the building itself)

You can’t claim:
Capital improvements (e.g. renovations that add value—not maintain it)
Private use portions of expenses (e.g. using your home internet or car for
mixed purposes)

Keeping Records
You must keep all records related to your property for at least seven years,
including:

Rent received (bank statements, rent roll reports)
Invoices and receipts for expenses
Tenancy agreements and bond forms
Inspection reports and maintenance logs

Using software or spreadsheets to track income and expenses will make
things easier. Many landlords find it worthwhile to work with a property
accountant, especially when managing multiple properties or complex
situations.

Tax Structures: Should You Own in Your Own
Name?
Many Kiwi landlords start out owning property in their personal name, and for
many, that’s fine—especially if you only have one or two properties. But once
your portfolio grows, it may be more tax-efficient to use a look-through
company (LTC) or family trust.
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Each structure has pros and cons:
Individual ownership: Simple, but income is taxed at your marginal rate.
LTC: Profits and losses flow through to shareholders. Often used for joint
investment.
Trust: Offers asset protection and flexibility in income distribution, but
more complex.
Talk to a qualified accountant or property tax specialist before
restructuring.

GST and Residential Rentals
Do you need to register for GST as a landlord?

In almost all cases, no. GST does not apply to standard residential rentals. You
don’t charge GST on rent, and you can’t claim it on your expenses.

However, if you own commercial property or are running short-term
accommodation (e.g. Airbnb), the GST rules are different. In those cases, you
may need to register if your turnover exceeds the threshold (currently
$60,000/year).

End-of-Year Tax Checklist
Here’s what to prepare each tax year:

Total rent received
Mortgage interest paid
Rates and insurance invoices
Repairs and maintenance invoices
Mileage log or transport expenses
Any changes in property ownership
Summary of capital improvements (clearly separated)

Give all this to your accountant (or DIY through IRD’s myIR platform) by the 31
March deadline—or later if you’re working with a registered tax agent.

Legal compliance and tax aren’t the most exciting parts of property
management—but they’re absolutely vital. Being diligent in these areas
protects your investment, avoids costly penalties, and keeps your operation
running smoothly.
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Dealing with Problem
Tenants
No landlord ever wants to end up here—but if you’re in the property game long
enough, it’s almost inevitable that you’ll encounter a difficult tenant. Whether
it’s late rent, property damage, unreasonable demands, or anti-social
behaviour, problem tenancies can be stressful and time-consuming.
The good news? Most issues can be managed effectively with the right
approach. This chapter is about equipping you with the tools, mindset, and
legal knowledge to handle difficult tenants calmly and confidently—without
losing your investment or your sanity.

Before jumping to conclusions, it’s important to clearly define the issue. Is the
tenant just occasionally late with rent? Or are they wilfully breaching the
tenancy agreement? There’s a big difference between a frustrating tenant and
a problematic one.

Common issues include:
Repeated late or missed rent payments
Damage to the property beyond fair wear and tear
Breaches of the tenancy agreement (unauthorised occupants, pets,
subletting)
Anti-social or disruptive behaviour
Lack of communication or refusal to cooperate
Cleanliness or hoarding problems
Interference with neighbours

Every situation is unique, but the way you approach it should be consistent:
stay professional, stay calm, and act within the law.

First, Define the Problem

Step One: Document Everything
Start by documenting the problem—dates, details, correspondence, photos if
needed. Keep communication in writing from this point on. This isn’t just about
building a case for the Tenancy Tribunal (though that’s part of it); it’s also about
protecting yourself and staying clear-headed.

31



Examples of what to record:
Dates rent was missed or paid
Maintenance requests and your responses
Emails, texts, or letters relating to the issue
Photos of any damage or cleanliness issues
Notes from inspections and conversations

This record-keeping is essential if the issue escalates or if you end up needing
to serve a formal notice.

Step Two: Communicate Early and Clearly
Many issues can be resolved early with a simple conversation. Tenants aren’t
mind readers—and sometimes they may not even realise there’s a problem.
If rent is late, for example, don’t wait weeks. A polite text or email on the day
it’s due can be enough:

 “Hi [Tenant Name], I’ve noticed the rent hasn’t come through today. Just
checking in—can you confirm when it will be paid?”

Similarly, if there’s a cleanliness issue or a complaint from a neighbour, raise it
directly but respectfully:

 “During my recent inspection, I noticed a few concerns around general
cleanliness and rubbish. This is part of your tenancy obligation under clause
[x] of your agreement. Can we work together to get this addressed?”

Early, firm but fair communication is often enough to correct behaviour.

Step Three: Use the Right Legal Processes
f informal communication doesn’t resolve the issue, you’ll need to take formal
steps. This protects you legally and shows the tenant you’re serious.

The 14-Day Notice to Remedy
This is your first formal tool under the Residential Tenancies Act. It gives the
tenant 14 days to fix the issue (e.g., pay overdue rent, stop disruptive
behaviour, clean the property, or repair damage).

It must include:
The specific breach
What the tenant needs to do to fix it
A deadline (14 consecutive days from delivery)
Your name, address, and signature

You can find free templates on tenancy.govt.nz. Send this via email, post, or
hand delivery—and keep a copy.
If the tenant fails to remedy the issue within 14 days, you can apply to the
Tenancy Tribunal for further action.
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Ending the Tenancy
In serious or ongoing situations, you may need to end the tenancy altogether.
Depending on the circumstances, you may be able to:

Apply to the Tribunal for termination due to breach
Give 90 days’ notice under specific grounds (e.g., sale of the property,
owner moving in, extensive renovations)
Use a 42-day notice if a family member is moving in (in some cases)

You cannot simply end a tenancy because the tenant is difficult or annoying.
Every action must have a lawful basis and comply with the correct notice
periods.

Step Four: Apply to the Tenancy Tribunal
If the tenant refuses to comply or if damage or arrears escalate, apply to the
Tenancy Tribunal via the Tenancy Services website.

You can apply for:
Termination of tenancy
Recovery of unpaid rent or damages
Reimbursement of costs (e.g., repairs or cleaning)
Orders for the tenant to comply with their obligations

You’ll need to provide:
The tenancy agreement
Your 14-day notice (if applicable)
Evidence: photos, communication logs, receipts
A summary of the situation and how it has affected the tenancy

Dealing with Aggressive or Abusive Tenants
If a tenant becomes threatening, abusive, or dangerous, prioritise your safety
first. You are not required to tolerate abuse.

In serious cases:
Keep a record of any threatening behaviour or harassment
Contact the Police if you feel unsafe
Apply to the Tribunal for immediate termination if there is risk of harm

This is not common, but it's important to know the legal system supports
landlords who are being harassed or placed at risk.
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Use Support Systems
You’re not alone. If you feel out of your depth, reach out for help:

Tenancy Services – for legal guidance and forms
Community Law Centres – for legal advice
Property investor associations – for landlord support
A property manager – if you decide to hand things over

Sometimes, the best decision is to remove yourself from the emotional
burden and bring in professional help.

Preventing Problem Tenants in the First
Place

Prevention is always better than cure. Here’s how you reduce the likelihood
of issues:

Thorough tenant screening – Reference checks, credit history, income
verification
Clear tenancy agreements – Well-written, with specific clauses around
behaviour, maintenance, and rent
Regular inspections – Spot issues early before they escalate
Professional boundaries – Be friendly, but not a pushover
Prompt response to issues – Tenants are more likely to engage positively
when they feel heard

Sometimes, even with the best processes, a bad tenancy slips through. Don’t
take it personally—but do take action early.

Dealing with problem tenants is one of the more challenging parts of being a
landlord—but it comes with the territory. The key is to approach issues early,
keep things factual and professional, and lean on the systems available to
protect your investment.
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Insuring Your
Investment Property
Insurance is one of the most overlooked yet critical components of
successfully managing your own rental property. As a landlord, you’re not just
protecting a building—you’re protecting an investment, an income stream, and
your legal responsibilities to tenants. It’s not enough to have just any policy;
you need the right insurance, with the right coverage, tailored to the realities of
rental property ownership in New Zealand.
In this chapter, we’ll walk through the key types of insurance you need to
consider, common pitfalls to avoid, and how to ensure you’re adequately
protected when things go wrong.

Owning rental property comes with risks. Tenants might accidentally (or
carelessly) cause damage, rental income can dry up suddenly, and
unexpected events like fire, flood, or storm damage can render a property
uninhabitable for months. Standard home insurance doesn’t always cover
these scenarios—especially when the property is tenanted.
That’s why landlord insurance is essential.

The right policy will:
Cover damage caused by tenants (accidental or intentional)
Protect you against loss of rent
Include liability cover in case a tenant or visitor is injured
Provide temporary accommodation costs if the property becomes
uninhabitable
Cover legal costs related to tenancy disputes or damage recovery

Without this cover, you could be left paying thousands—if not tens of
thousands—out of pocket.

Why Landlord Insurance is Non-Negotiable

What Standard Home Insurance Doesn’t
Cover
Many first-time landlords assume they can continue with their existing home
insurance once a property becomes a rental. Unfortunately, this can be a
costly mistake. 
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In most cases, standard home insurance:
Does not cover tenanted properties (or only for limited periods)
Excludes intentional damage caused by tenants
Has limited cover for loss of rent
Will not pay out if you haven’t disclosed the change of use from owner-
occupied to rental

If you fail to notify your insurer that the property is now tenanted, your entire
policy could be voided at claim time. Always update your insurer as soon as
you begin renting out the property.

Key Types of Insurance for Landlords
Let’s look at the types of cover you should be considering as a self-managing
landlord in New Zealand.

1. Landlord Insurance
This is a specialised policy designed for rental properties. Key features to look
for:

Loss of rent cover: If a tenant stops paying or the property becomes
uninhabitable, this helps recover lost income.
Tenant damage cover: Covers both accidental and deliberate damage
caused by tenants or their guests.
Meth contamination: Some policies offer protection against
contamination damage and testing.
Legal expenses: Legal costs if you have to take a tenant to the Tenancy
Tribunal.
Liability cover: If someone is injured on your property and you’re held
responsible.

Every insurer has different limits, excesses, and conditions, so it’s crucial to
compare policies carefully.

2. Building Insurance
This covers the physical structure of the property—walls, roof, fixtures, and
permanent fittings. This is usually included in a landlord insurance package,
but make sure you know what’s excluded (e.g., fences, driveways,
outbuildings).
If your rental is part of a body corporate (like an apartment), building
insurance may already be included in your fees—so check before taking out
duplicate cover.

3. Contents Insurance (Landlord’s contents)
Even if your property is unfurnished, you may still need contents insurance to
cover:
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Curtains and blinds
Carpet and flooring
Heat pumps or appliances you’ve supplied
Light fittings

This type of contents insurance is different from a tenant’s policy—it
specifically covers items owned by you as the landlord.

4. Chattels Cover
Chattels are removable items you’ve provided (e.g., washing machines,
fridges). If you’ve supplied whiteware or furniture in a fully or partly furnished
property, you’ll want these included under contents or chattels cover.

Common Mistakes Landlords Make
Even well-intentioned landlords can get caught out by insurance loopholes.
Avoid these pitfalls:

 Not disclosing tenancy status
Failing to tell your insurer that the home is rented out can void your policy
entirely. Always disclose the occupancy status.

 No regular inspections
Some landlord policies require you to conduct and document property
inspections every 3 to 6 months. If you haven’t done this, your claim may be
denied.

 Late bond lodgement
Some insurers won’t pay out loss-of-rent claims if you haven’t lodged the
bond with Tenancy Services within the legal timeframe (10 working days).

 Underinsuring
If you set your sum insured too low (especially for rebuild value), you may not
receive the full payout after a major event like fire or earthquake.

 No proof of damage
You’ll need photo evidence and communication records for any claim related
to tenant damage. Keep digital files and inspection reports on hand.

How to Choose the Right Policy
When comparing policies, ask the following questions:

What types of tenant damage are covered? Is intentional damage
included?
Is meth contamination covered? To what level?
What excess applies to loss of rent claims?
Are legal costs or Tribunal fees covered?
Do I need to prove regular inspections?
How long will rent loss be covered for—and up to what dollar amount?
What are the exclusions around water damage, mould, or gradual
deterioration?
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If in doubt, work with an insurance broker who understands the rental
property market. They can help find a policy that fits your situation and risk
profile.

Your Responsibilities as a Landlord
Even with excellent insurance, you still have obligations. Insurers expect you
to act like a responsible landlord. That means:

Lodging the bond properly
Keeping rent ledgers and inspection records
Carrying out maintenance promptly
Notifying insurers of major tenancy changes (e.g., a fixed-term to periodic
switch)
Keeping the property compliant with Healthy Homes and other legal
requirements

Neglecting these duties could result in a denied claim.

Claims and Communication
If something does go wrong, contact your insurer as soon as possible.
Provide:

A copy of the tenancy agreement
Inspection reports
Rent records or ledgers
Communication logs with the tenant
Photos of any damage
Tribunal orders if applicable

The smoother and more complete your documentation, the quicker and
easier your claim process will be.

Insurance isn’t the most glamorous part of property ownership, but it can
make or break your financial future if something goes wrong. As a self-
managing landlord, it's your responsibility to ensure your insurance cover is fit
for purpose, compliant, and up to date.
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Resources for Ongoing
Success
Once your rental property is up and running, and you’ve found your rhythm as
a self-managing landlord, it can be tempting to switch on cruise control. But
the truth is—like any investment—property management rewards those who
stay proactive, informed, and connected.
In this final chapter, we’ll look at the most valuable resources you can tap into
to ensure your long-term success. These include legal support, property
investment communities, online tools, professional networks, and a few key
habits to keep you sharp and confident for years to come.
Whether you’re managing one property or several, having the right support
systems in place can save you time, reduce stress, and ultimately protect your
bottom line.

1. Tenancy Services (tenancy.govt.nz)
This should be your first port of call for all things related to rental law in New
Zealand. The Tenancy Services website is run by the Ministry of Business,
Innovation and Employment (MBIE) and contains:

The Residential Tenancies Act (RTA) and all updates
Online bond lodgement and refund tools
Rent tracker tools (for checking market rates in your area)
Notice templates (14-day notices, rent increase notices, etc.)
Healthy Homes Standards details and deadlines
Tribunal decisions and case summaries

Tip: Bookmark this site and refer to it regularly—especially when you need
clarity on your legal obligations.

2. Community Law Centres
For landlords who want peace of mind around legal obligations—or find
themselves in a difficult dispute—Community Law Centres around New
Zealand offer free or low-cost legal advice. While they’re often more tenant-
focused, they can still be a great neutral party for interpreting legislation and
helping you understand your rights.
They may also assist with preparing for Tenancy Tribunal hearings, drafting
legal letters, or mediating disputes where appropriate.
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3. Property Investors’ Associations (NZPIF and Local Groups)
Joining a property investors’ association is one of the smartest things a
landlord can do. These groups are made up of like-minded people who are
navigating the same challenges and opportunities as you.
Benefits of membership often include:

Access to regular meetups, events, and guest speakers
Industry discounts (e.g., for insurance, maintenance services, or landlord
tools)
Up-to-date information on market trends and legislation
Opportunities to connect with reputable tradespeople, mortgage brokers,
and legal professionals
A strong support network when things get tricky

Start with the New Zealand Property Investors’ Federation (NZPIF), and look
for your local chapter—such as the Waikato Property Investors Association if
you're based in Hamilton.

4. Financial & Tax Support
Property investment can become financially complex over time. Don’t wait until
tax season to get your ducks in a row.
Build a relationship with a good property-savvy accountant—someone who
understands:

Ring-fencing rules
Depreciation on chattels
GST (if applicable)
Record-keeping obligations
Passive vs. active income from property
Trust or company structures for property ownership

A few hundred dollars spent on smart accounting advice can save you
thousands over the lifetime of your investment.

Tools to consider:
Xero or MYOB for bookkeeping and rent tracking
Google Sheets or Excel for basic cashflow analysis
PocketSmith for financial forecasting

5. Digital Property Management Tools
Even as a self-manager, you can leverage technology to make your life easier.
Some of the best property management apps and platforms available in New
Zealand include:

Renti – for tenant applications, background checks, and digital agreements
MyRent - an all in one platform for self managing landlords
Tenancy.co.nz – offering comprehensive tenant vetting, tenancy forms,
and compliance tools
MyInspections – to streamline property inspections with photo
documentation

These tools can give you a more professional edge, even as a private landlord. 40



6. Healthy Homes & Compliance Resources
Staying compliant with New Zealand’s Healthy Homes Standards is not just
about ticking boxes—it’s about providing a safe, healthy living environment.
And it's the law.
Use these resources to stay updated:

Tenancy Services – Healthy Homes Hub
MBIE newsletter sign-up – for compliance deadlines and rule changes
Your local council’s website – for local building regulations, permits, and
inspections
HomeFit (from NZ Green Building Council) – for a voluntary certification
programme to show your rental meets quality standards

8. Ongoing Learning and Professional Development
The property industry is always evolving—whether it’s legal changes, interest
rate shifts, or new tenant expectations. Stay sharp by carving out time for:

Webinars and online courses from trusted providers (like REINZ, NZPIF, or
local councils)
Books and blogs on property investing and financial freedom
Podcasts like The NZ Everyday Investor, Property Apprentice, or NZ
Property Podcast
Networking events—online or in person

The more you learn, the more confident and capable you’ll become.
Landlording is a skillset—and like any skill, it gets better with practice and
education.

9. Back-Up Plan: Hiring a Property Manager
If your circumstances change—whether due to time, stress, or life events—it’s
okay to hand things over. Hiring a property manager doesn’t mean you’ve
failed. It means you’re being smart about your time and priorities.

Look for a manager who:
Operates under a trusted brand (like Pukeko Rental Managers)
Charges transparent fees
Offers clear communication and monthly statements
Provides regular inspections and maintenance management
Understands the local market and tenant expectations

Even if you return to self-managing later, it’s good to know you have the option
available.

Success in self-managing your investment property isn’t just about fixing leaky
taps and chasing rent. It’s about building strong systems, using the right tools,
and surrounding yourself with good advice and support.
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The Road to Successful
Self-Management
Self-managing your own investment property in New Zealand isn’t just about
saving on management fees—it’s about taking ownership of your investment,
understanding the mechanics of tenancy, and building lasting value on your
terms.

By now, you’ve learned the core principles: choosing the right property,
crafting a solid tenancy agreement, screening tenants thoroughly, setting rent
strategically, managing maintenance and compliance, and communicating
effectively. You’ve explored the importance of insurance, record-keeping, and
knowing where to go when things don’t go as planned.

Self-management won’t always be smooth sailing. There will be difficult
conversations, unexpected expenses, and lessons learned the hard way. But
there will also be confidence gained, stronger returns, and a deep sense of
pride in your independence.

The landlords who succeed long-term are not necessarily the ones with the
most experience or biggest portfolios—they are the ones who stay organised,
keep learning, and treat tenants with professionalism and respect.

This book has given you the framework. What comes next is about building
good habits, using the right tools, and staying engaged with your property. If
you ever feel overwhelmed, don’t be afraid to ask for help. There is no shame
in outsourcing when needed—it’s about what’s right for you and your lifestyle.

Above all, remember: your property is more than a building—it’s a business.
And you, now, are its manager.

You've got this.

Tracie
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Any questions,
I’m here to help!

Contact

Social

Instagram

tracie@pukekorentalmanagers.co.nz
022 354 3812

hamiltonpropertymanager.com

@pukeko.rental.manager
Facebook @pukeko rental manager - Tracie Heasman

Please don’t hesitate to call, email, or text, for no-obligation advice.  

Whether you have questions or concerns about tenancy laws and legislation
rental appraisals, market insights, landlord insurance, tenant issues, tradie
recommendations, renovating, or anything property related, I’m here to
help!
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Tracie Heasman, Pukeko Rental Manager hamiltonpropertymanager.com

Proud to be the 
best, 

not the biggest 


