
Landlord  
Compliance Checklist & 
Best Practice Guide

Managing a tenancy is now heavily compliance-based, and the rules apply equally to everyone who provides 
residential tenancies - both property managers and private landlords alike.

While many New Zealand landlords choose to self-manage their investment properties, they often do so 
without fully understanding the scope of what’s involved.

This checklist is designed to help landlords understand the different layers of compliance that they are bound 
by, to help ensure best-practice processes and a harmonious tenancy for all.  

Landlords should work through the checklist remembering that it’s not designed to give you all the answers. 
Our aim is to highlight areas where you may need help or clarification, enabling you to stay safe from the risk 
of fines or penalties. If you have any questions, we are here to help. 

 
 
Property Compliance 
Before a property is even advertised for rent, landlords must ensure that the home itself is in good order, 
built to a proper standard, and will provide a safe and secure environment for its inhabitants. The saying ‘safe 
as houses’ certainly rings true, and landlords must consider this aspect of property investing carefully, before 
even venturing into the rental market. 

The Building Act & The Building Code  
All rental properties must comply with the Building Act in regard to construction and the 
Building Code as to how it performs.
These elements are base-line requirements to ensure a rental property meets all the 
required standards in areas such as, but not limited to, structural stability and soundness, 
fire safety, access, moisture control, durability, services and facilities.
 

General Property Condition   
Landlords must provide and maintain rental properties in a ‘reasonable’ state of repair. 
What’s considered ‘reasonable’ depends on the age and character of the property and how 
long it’s likely to remain habitable and available to be lived in.
Properties must be ‘reasonably’ clean and tidy when rented, including the grounds. All 
fixtures and fittings must be in good working order and this is particularly important if you 
are renting a home fully, or partly-furnished. 

       Do you comply? 

 Yes           

 No           

 Need Help   

 

       Yes           

 No           

 Need Help

 



Property Compliance (continued)

Housing Improvement Regulations 1947
The Housing Improvement Regulations place minimum requirements on all rental properties 
and include provisions for minimum room size and function, light and ventilation, drainage 
and dampness, overcrowding, sewerage and sanitation, and more. 
Many landlords are unaware of the detail of these regulations in terms of what they must 
provide, e.g. bedroom sizes, compulsory cooking chattels, and bathroom and laundry 
facilities. 
 

Unlawful Dwellings 
Sometimes properties which can’t lawfully be used for residential purposes are rented by 
landlords anyway. These are generally the sort of dwellings that were initially constructed 
for another purpose, such as a garage or sleepout.
For a dwelling to be lawful, tenanted, and for a landlord to charge rent, it must comply 
with all local laws and bylaws and meet the required minimum building standards, e.g. the 
Building Code and any required consents or certificates proving that the dwelling can be 
used as residential accommodation.

Legislation Compliance 
There are vast layers of legislation which now regulate the way landlords must manage their tenancies, and 
many are not aware of the actual scope of what’s required. To put it simply, all landlords are bound to adhere 
to each piece of legislation listed in this checklist. 
You can learn more about these, or seek clarification on the solutions and steps that are necessary to help 
manage your compliance, by talking to a Ray White property manager.

       Do you comply? 

 Yes           

 No           

 Need Help

 Yes           

 No           

 Need Help 

   

Residential Tenancies Act 1986 
The RTA is the overarching framework outlining the full scope of responsibilities and 
rules for both landlords and tenants. It requires landlords to provide and maintain rental 
properties in both a reasonable state of repair and cleanliness, as well as outlining all other 
associated duties around requirements including notice periods, breaches, tenants’ rights 
and other related issues. 
Landlords cannot contract outside of the Act, especially in regards to unique tenancy 
agreement clauses, even if the tenant agrees.
 

Residential Tenancies Amendments Act 2020
The RTA Amendments Act 2020 implements significant changes for tenancies which affect 
both tenants and landlords. These changes include, but are not limited to, rent increases, 
security of tenure and termination notices, fixed-term tenancies, minor alterations, 
assignment of tenancies, rental bidding, fibre broadband, landlord record-keeping, increased 
levels of fines and enforcement and other relevant issues.
 

Residential Tenancies Amendment Act 2019
The RTA Amendments Act 2019 enacted a number of changes including, but not limited 
to, tenants’ liability for careless damage and the use of landlords' insurance for cover, and 
Tenancy Tribunal jurisdiction over unlawful premises. The Act also provides the Tribunal 
with the ability to take enforcement action against landlords who rent properties which 
don’t meet minimum standards.

       Do you comply? 

 Yes           

 No           

 Need Help   

 

       Yes           

 No           

 Need Help

 

 

 Yes           

 No           

 Need Help



Legislation Compliance (continued)

Residential Tenancies (Healthy Homes Standards) Regulations 2019
These regulations set out the specific standards that must be achieved for each of the five 
healthy homes categories: heating, insulation, ventilation, moisture ingress and drainage, 
and draught-stopping. 
It also provides clear timelines for landlords to achieve compliance (alongside consequences 
for not achieving timely compliance), regarding statements of intent, detailed standards 
statements, and, finally, full property compliance with each of the five standards. 

Healthy Homes Guarantee Act 2017 
This Act set the initial scene and laid out the big picture for healthy homes requirements. 
It also provided for individual standards to be published by way of regulation, in terms 
of what was required to be achieved for each of the following areas:  heating, insulation, 
ventilation, moisture ingress and drainage, and draught-stopping. 

Residential Tenancies Regulations 2016 - Insulation 
These regulations require ceiling and underfloor insulation to be compulsory in all rental 
properties (where it is reasonably practicable to install), and the required insulation levels 
differ, depending on the geographic region of the property. Under these regulations, 
landlords are also required to include a comprehensive insulation statement in all tenancy 
agreements.
Note: The subsequent Residential Tenancies (Healthy Homes Standards) regulations 
increased some existing insulation requirements, meaning that a rental property which had 
previously passed might need topping up. 

Residential Tenancies Regulations 2016 - Smoke Alarms 
These regulations are designed to enforce the fact that smoke alarms or smoke detectors 
are compulsory in all rental properties. The alarms must be of the correct variety, with the 
required number of units installed in relation to the size of the property, and they must be 
placed in the prescribed locations. Any new or replaced smoke alarms post 2016 must be 
photoelectric and have a long battery life, or be hard-wired.

Health and Safety at Work (Asbestos) Regulations 2016
The Health and Safety at Work (Asbestos) Regulations 2016 regulate that landlords must 
not only research and identify whether asbestos is present in a property, but must also 
have an asbestos management plan in place.
These rules apply to residential properties in certain situations, such as when a property is 
undergoing renovation, repair or maintenance work. In this case, all parties involved with 
this work should be notified of any asbestos that is found to be present and they must also 
be advised on the measures in place to remove any risk associated with it. 

Swimming Pools Act 2016 
This Act implemented rules for all residential pools and small heated (spa) pools where the 
maximum depth is 400mm or more. Landlords must ensure that all relevant pool barriers 
and covers comply with the Act and with local council regulations. These regulations 
include the required regular inspection frequencies to ensure safety measures are in place, 
and are compliant.

       Do you comply? 

 Yes           

 No           

 Need Help   

       Yes           

 No           

 Need Help

 Yes           

 No           

 Need Help

 

 Yes           

 No           

 Need Help

 

 Yes           

 No           

 Need Help

 

 

 

 Yes           

 No           

 Need Help



Tenancy Compliance 
Another significant issue of compliance in tenancy law relates to a landlord's responsibilities to their tenant, 
in various ways, throughout the tenancy. There are a number of factors involved with managing this situation 
from the start, in order to help prevent future problems.

The issues listed below are some of the most common areas where, as rental specialists, we see disputes or 
conflict arise in privately managed tenancy situations.
We recommend that landlords consider how these potential problems may relate to any current tenancy that 
they already have in place.  

Tenancy Agreements 
To put it simply, tenancy agreements absolutely must be in writing and are legally required 
to cover a number of key details relating to yourself, the tenancy, and its parties. 
Landlords cannot contract outside of the RTA by adding their own clauses, which may be 
unlawful: e.g. compulsory carpet cleaning by tenants. 
Landlords must also include key information and compliance statements including, but not 
limited to, insulation, insurance and adherence to the healthy homes standards. 
 

Tenancy Documentation
Landlords must faithfully keep copies of all documents relating to the tenancy, both during 
its term, and for 12 months after the tenancy ends. All bond and rent and records must be 
kept for seven years after the tax year, to which they relate.
Landlords must also keep records of all documents which demonstrate compliance with the 
healthy homes standards, and such specific documents must be provided if requested by 
the Ministry of Business, Innovation and Employment.
 

Bonds 
Landlords cannot charge a bond of more than the equivalent of four weeks’ rent, and any 
bond must be lodged with Tenancy Services within 23 days of receipt.
 

Rent: Payments, Records & Receipts
A landlord cannot ask for more than 2 weeks’ rent in advance and must provide receipts of 
payment to the tenant if no other record is available to them (especially if cash payments 
are involved).
It is important for landlords to keep accurate records outlining the dates of payments, the 
amounts received, and the period each payment covers. If requested for any reason, these 
records must be made available to tenants. 

       Do you comply? 

 Yes           

 No           

 Need Help   

 

 

       Yes           

 No           

 Need Help

 

 Yes           

 No           

 Need Help

 Yes           

 No           

 Need Help

Legislation Compliance (continued)

Health & Safety at Work Act 2015 
This Act classifies landlords as ‘a person conducting business or undertaking’ (PCBU) and 
that such persons are responsible for ensuring adequate measures are in place to protect 
the health and safety of everyone involved with, or affected by, work on a tenanted 
property. 
This can relate to any kind of work that may involve multiple parties, including property 
inspections, viewings, undertaking repairs, or maintenance etc.
Landlords are required to do everything reasonably practicable to protect those engaged 
in such tasks from risks and hazards associated with the property. It is safe to say every 
property has certain risks and/or hazards, e.g. stairs, balconies, steep driveways, etc.

       Do you comply? 

 Yes           

 No           

 Need Help

   



Tenancy Compliance (continued)

Rent Increases 
Rent increases must be provided with at least 60 days’ notice and can only occur once 
every 12 months. Any increase cannot occur within 12 months of the tenancy start date, or 
within 12 months of the last rent increase. 
 

Property Inspections
Regular property inspections are a crucial element of any tenancy in order to protect 
tenants and landlords alike. It’s important to note that most landlords’ insurance policies 
require regular inspections for cover to remain in place. 

Both initial and final rental inspections should show clear records of a specific property’s 
condition before and after the tenancy period, ideally with photographic evidence. 
Routine inspections should occur throughout the tenancy, but no more than once every 
four-weeks (three monthly is common). Written notice of an inspection must be given to 
the tenant at least 48 hours before the event, and not more than 14 days in advance.
 

Fair Wear and Tear 
Tenants are not liable for any damage to the property or its chattels which can be classed as 
‘fair wear and tear’. This refers to the gradual deterioration of items that are used regularly 
and normally in a property over time. 
 

Tenant Liability for Careless Damage 
In situations where a tenant (or their guests) carelessly cause damage to a rental property, 
they are only liable for the cost of the damage up to an equivalent of four weeks’ rent, or 
the landlord’s insurance excess (if applicable), whichever amount is lower. 
Landlords cannot ask for, or accept, more than this limit if any damage could reasonably be 
classed as careless, and not intentional. 
 

Landlord Insurance
While it is not compulsory for landlords to have tenancy-specific insurance, it is highly 
recommended by property managers. Where insurance cover is in place, landlords must 
provide relevant information in any new tenancy agreement and inform the tenant of any 
changes that might occur to this cover, within a reasonable time. 
Landlords must also include a statement for tenants, in the agreement, clearly stating that 
the insurance policy for the property is available to the tenant, upon request.
 

Furnished Properties &  Chattels 
Unless agreed to, and specifically written into the tenancy agreement, all chattels or 
furnishings provided with a tenancy by the landlord must be well-maintained and replaced 
if required. Any replaced chattels must fit a ‘like with like’ description, e.g. a broken 40-inch 
television must be replaced with another 40-inch television. 
In addition, a tenancy agreement should clearly list all items of furniture and chattels that 
are provided with the property as part of the tenancy agreement, and a detailed chattels list 
should be signed by both parties.

       Do you comply? 

 Yes           

 No           

 Need Help   
 

       Yes           

 No           

 Need Help

 

 

 Yes           

 No           

 Need Help

 Yes           

 No           

 Need Help

 Yes           

 No           

 Need Help

 Yes           

 No           

 Need Help



Where to Next? 
So, how did you go with our checklist? If you’re noticing a lot of ticks in the ‘no’ or ‘need help’ column, then 
it’s probably time to seek professional advice to help you come up to speed with your requirements as a 
landlord.

At Ray White, our well-versed property managers can help answer any immediate questions you may have by 
providing specific, tailored advice, or copies of our free educational guides and resources. This assistance is 
available to all landlords, regardless of whether you are an existing Ray White client, and can include: 

• Residential Tenancies Amendment Act 2020 Quick Guide 

• Comprehensive Landlord, Tenant and Investment Information Guides

• Healthy Homes Standards Compliance Guide & Checklist

• Casual letting or inspection-only services

• Tenancy documentation packs and assistance  

There are a number of other helpful sources of tenancy information available for landlords, and we encourage 
all landlords to investigate and research some of the following websites:

• https://www.tenancy.govt.nz

• https://www.hud.govt.nz

• https://www.landlords.co.nz 

Disclaimer: The information contained in this document is of a general nature. It does not constitute legal advice, nor 
does it take into account the specificity of each tenancy situation. Before acting on any of the information you should 
consider its appropriateness, having regard to your own circumstances.  All information presented is correct at the time 
of printing (November 2020).


