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Tēnā 

koutou 

 

Welcome to the 2015-

2016 Dwell annual report 

and I am once again privileged 

to be able to highlight the work of 

Dwell. Our four key strategic goals  

- More Homes, Great Services, a 

Strong Voice and Organisational 

Wellbeing (or Dwellbeing as we 

have started to call it) continue to 

be the foundation of what we do. 

  

If years have themes then this 

one’s would be partnerships and 

relationships. So much of Dwell’s 

successes come from the power of 

the partnerships we have with 

various other organisations, the 

quality of relationships we have 

with external stakeholders, and 

internally how we work together as 

a team.  

 

The highlight for us this year has 

been the partnership we have 

entered into with Te Tumu Paeroa 

(The Māori Trustee) to manage the 

Te Aro Pā papakāinga project. Te 

Tumu Paeroa are a fantastic 

partner for us and we hope we can 

do more with them. Another 

partnership is with Wadestown Ark 

Trust. We were delighted to be 

approached by this trust and 

welcomed the opportunity to work 

with them.  

 

We have a strong commitment to 

quality housing and have 

undertaken extensive conditions 

assessments of our homes this 

year. After many investigations 

and reviews we realised that 

Mahora House no longer met our 

quality standards and we had to 

make the decision to close the 

house and service. It was a tough, 

complex decision. The house had 

done its work and we now have a 

vision of more quality affordable 

homes on the site that will honour 

the great legacy of the home and 

all who lived there and contributed 

to its success.  

 

There were a number of reviews of 

our work this year. Some were 

prompted by new government 

legislation and reviews, and others 

were carried out due to our 

commitment to best practice and 

ongoing improvement.  

 

At a time when housing need and 

the demand for affordable housing 

is ever increasing Dwell, as an 

experienced community housing 

provider, is well positioned to take 

advantage of the opportunities 

available to provide more 

affordable homes.   

 

nā tō rourou, nā taku rourou 

ka ora ai te iwi 

with your food basket and my food 

basket 

the people will thrive 

 

CHAIR’S REPORT 
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HIGHLIGHTS OF THE YEAR 

“It’s one thing to build a 14 unit affordable housing complex for the Te Aro Pā Trust, but it’s quite another to find 
tenants who meet a prescribed set of social and cultural criteria. Commercial letting agencies dedicated to maximizing 
returns for their owners would struggle with the challenge of this task. I’m pleased to say that in Dwell, Te Tumu 
Paeroa has found a partner who right from the inception of this project has been keen to take up the challenge and 
had the skills to undertake what was needed. As this project has become a reality and the hiccups inevitably 
associated with new builds have materialised, Dwell has never faltered in its role. Our two organisations have learned 
together and come to appreciate each other as true partners who are working in a field where a commitment to the 
relief of hardship is a prime motivation.” 
Richard Wickens, Te Tumu Paeroa 

Te Aro Pā 

Partnerships 

Wadestown Ark 

Mahora 
redevelopment 
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Dwell Housing Trust is a not-for-

profit community housing 

organisation registered with Charities 

Services and the Community Housing 

Regulatory Authority (within MBIE).  

 

Dwell provides quality homes and 

services in the Wellington region for 

people from diverse backgrounds and 

with different housing needs. We 

provide affordable housing for rent, 

homes for people with additional 

support needs, and shared home 

ownership. The homes we own and 

manage include inner city 

apartments, new townhouses, villas 

and homes for shared living in 

Wellington, Lower Hutt, Porirua and 

Kapiti. 

 

Dwell works with an extensive 

network of locally-based 

organisations, including budget 

advisors, educators and health 

professionals, as well as with 

communities, to provide support for 

our tenants and residents where it is 

needed. 

 

Dwell Housing Trust became 

operational in 2013, after the merger 

of Wellington Housing Trust and 

Mahora House Inc. which brought 

together more than 50 years’ 

combined experience in the 

community housing sector and 

created a highly capable organisation. 

 

Our vision is providing affordable 

quality homes where people flourish. 

We aspire to be the leading provider 

and partner of community housing in 

the Wellington region.  

 

He whakarato kainga, he 

whakatakoto huarahi mo apopo 

Providing homes and paving the way 

for the future 

DWELL: WHO WE ARE 

“My time at Dwell has now surpassed the one year mark and what a year it has been! I love working within a close 
knit, supportive team. I’ve spent the year getting to know all the tenants, ensuring we visit them when needed to see 
how they are doing and to check their home. I’m excited to be involved in current and future projects and to see Dwell 
grow and provide more housing for people in need.” 
Liz Kemp, Housing Officer, Dwell Housing Trust 
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implications making it much more 

difficult for us to continue to grow 

and achieve our vision. 

 

Registered community housing 

provider status 

The government’s Community 

Housing Regulatory Authority (CHRA) 

has renewed Dwell’s registered 

community housing provider status. 

This shows that Dwell meets the 

eligibility criteria and performance 

standards set by the government and 

means that new tenants are eligible 

for income-related rent subsidy.  

 

Twenty one families benefited from 

this over the year, meaning they pay 

a portion of their weekly rent based 

on their income, with the 

government, through MSD, paying 

the rest. 

We believe in being more than a 

landlord: we provide high quality 

services to our customers, 

facilitate support and help 

where it is needed, and we 

ensure our homes are 

healthy and well-

maintained. 

 

Charities Services 

review  

In July 2015, 

Charities Services 

undertook a 

review of all 

housing 

providers that are registered as 

charities to ensure that they still 

qualified for charitable status. Dwell 

was part of this review.   

 

Charities Services have decided that 

some shared home ownership 

programmes provided by community 

housing organisations do not meet 

their test of what is a charitable 

purpose. However the review 

determined that the majority of 

Dwell’s activities, including most of 

our shared home ownership work, 

advance charitable purposes and 

have a clear benefit for the 

community.  

 

The review took a lot of time and 

resources but we were very pleased 

about the outcome as a change in 

status would have prevented Dwell 

accessing grants and funding, and 

would have had significant tax 

GREAT SERVICES 

                                Tenant survey  

                           Dwell is proud of the consistently  
                         high levels of satisfaction we  

                       receive for our services. This   
                    year’s survey showed: 
 

                 83% were happy with their overall  
               service from Dwell 

             75% were happy with the quality    
           of their repair 
         92% agreed that Dwell staff were  

       friendly and helpful  

“It has been a real honour to work with Dwell over the last year. Fantastic organisation and great people with 
an exciting future. I’ll definitely be staying in touch. Thank you all.” 
Alice Peycke, Acting Director, Dwell Housing Trust 



 ANNUAL REPORT 

2015-2016 

06 

Dwell Housing Trust 

GREAT SERVICES 

Ensuring great services 

We are developing long term repairs 

and maintenance plans to ensure our 

homes continue to provide quality 

accommodation. We contracted 

Cushman Wakefield to undertake 

condition assessments of all Dwell 

homes. This has enabled us to 

update and develop long term 

maintenance plans and will lead the 

work for an asset management 

strategy for our homes. 

 

Dwell reviewed its health and safety 

policies in response to changes in 

legislation and as part of its 

commitment to best practice.   

 

Changes to tenancy law came into 

effect in July bringing in new 

requirements for insulation and 

smoke alarms. We welcome these 

changes and see them as a positive 

step to make rental homes healthier 

in New Zealand. We are committed 

to our homes being healthy and 

affordable to live in, and most of our 

homes already had insulation that 

was above the minimum standards 

required.   

 

Internet at Mahora House  

In 2015, we received a Community 

Grant from IBM to enable us to install 

three PCs and a modem at our 

boarding house, Mahora House so 

that residents and staff could access 

the internet and tap into essential 

information and services.  

Many of the tenants welcomed the 

chance to learn about computers and 

also be able to use them at their 

home.  

 

“The flat is awesome :-) :-) :-) THANK YOU SO MUCH. The kids are over the moon :-)" 
Tenant, Dwell Housing Trust 
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Te Aro Pā 

This year Dwell was excited to 

partner with Te Tumu Paeroa/The 

New Māori Trustee to provide 

tenancy management for Te Aro Pā 

Trust’s papakāinga housing, a new 

housing development that is located 

on a coastal section in Evans Bay. 

 

Te Aro Pā was the first city 

papakāinga created in Wellington.  

Papakāinga translates as ‘nurturing 

place to return to’ and reflects a type 

of housing that is developed on 

multiply-owned Māori or ancestral 

land. 

 

Te Aro Pā is owned by a private 

Trust, Te Aro Pā Whenua Trust and 

their vision for this development is to 

MORE HOMES 

create a contemporary kāinga 

(village) made up of young families, 

kaumātua and professionals.  

 

Priority for the homes was given to 

the thousands of descendants of the 

original Ngāti Ruanui and Taranaki 

Iwi people of Te Aro Pā. Dwell was 

proud to be able to help Te Aro Pā 

Trust realise its vision for its people.  

 

The development consists of fourteen 

homes, with a mix of one and three 

bedrooms, and was officially opened 

by the Minister for Māori 

Development, Te Ururoa Flavell, at a 

dawn ceremony on 19 March 2016. 

Dwell is managing the homes and is 

thrilled to have this relationship with 

local iwi. 
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Closure of Mahora House  

It was with great sadness that one of 

Dwell’s much-loved properties, 

Mahora House in Kilbirnie, was closed 

at the end of June 2016. 

 

Mahora House was a large home 

that, over the last 30 years, had 

provided much-needed affordable 

housing and other services to people 

who experience mental illness and 

people in need.  It had originally 

belonged to Mahora House Inc, the 

organisation that merged with 

Wellington Housing Trust to form 

Dwell Housing Trust in 2013. It was 

Dwell's largest home and could house 

up to 11 people. 

 

The decision to close, made in 

February 2016, was a difficult one. 

Investigations into the home had 

been ongoing for several years and 

numerous experts and agencies had 

been consulted as part of considering 

its future. It was clear that the 100 

year old building could not  meet the 

standard of quality that we demand 

of all our homes. There were serious 

leaks in the roof and major structural 

issues, and it was  no longer 

providing a safe, secure home for the 

people who lived there. 

 

Dwell worked very closely with 

multiple support agencies to rehouse 

the tenants and ensure that they 

received the support they needed to 

move successfully into their new 

homes. We are very pleased that 

they have all been successfully 

rehoused in the local community and 

that most  of them have continued to  

be Dwell tenants. 

MORE HOMES 

Homes in Wadestown  

Wadestown Ark Trust was set up in 

the early 1980s to provide residential 

accommodation for elderly people or 

people in need on an owner-occupier 

basis. At this time, the Trust built five 

homes in Wadestown. Because of 

recent changes to retirement village 

law and the resulting compliance 

requirements, the Trust decided it 

could no longer continue to manage 

and operate as it had done 

previously. However, the Trust 

wanted the five homes to continue to 

be used for affordable housing and 

wanted current residents to be able 

to remain in them.   

 

Wadestown Ark Trust approached 

Dwell to explore how the two 

organisations could work together. 

This is another great opportunity for 

Dwell to be innovative and creative 

and work in partnership to provide 

more homes. We are looking forward 

to this opportunity being realised 

later in 2016. 
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Nigel (49) lived at Mahora House, 

Dwell's boarding house in Kilbirnie, 

for five years.  

 

Prior to this he lived in Palmerston 

North, where he had been in similar 

shared accommodation.  

 

Nigel wanted a place of his own then 

but due to the shortage of housing 

options and his need for support he 

moved to Mahora House. 

 

Nigel was very fond of Mahora 

House, relating particularly well to 

Janne, the house keeper, who he felt 

‘understood’ him. Their connection 

was very rewarding for him and he 

would structure his day to engage 

with Janne, chatting about each 

other’s wellbeing. 

 

Following the closure of Mahora 

House Nigel moved to a self-

contained apartment nearby and, 

CASE STUDY: NIGEL 

despite the change of location, he has 

been able to remain a tenant of 

Dwell. He enjoys living in his new 

home as he can do anything he 

wants, whenever he wants, without 

obligation to anyone. He keeps up his 

relationship with former Mahora 

House tenants who also lives in the 

same building. 

 

He has had a huge interest in model 

making since he was 12 years old. He 

has purchased many Transformers, 

transforming alien robots who are in 

an endless struggle between good 

and evil. Nigel knows the stories 

behind each character and how they 

fit into the wider narrative. He 

frequents the library and reads up on 

this and many other topics.  

 

He also makes models of old English 

villages and assembles war planes, 

which he paints and decorates with 

insignia. 

 

Nigel calls Monday and Tuesday his 

“recovery days” when he stays at 

home and listens to music and thinks 

it would surprise people to know he is 

a Pavarotti fan. He likes country and 

western music, in particular Kris 

Kristofferson and Glen Campbell, S 

Club 7, Bon Jovi and the greatest, 

Michael Jackson. 
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Redevelopment of the Mahora 

House site 

The closure of Mahora House is not 

the end of the story. Dwell has long 

realised that the site was not being 

used to its full potential; it is a large 

piece of flat land in a fantastic 

location close to many facilities. We 

intend to demolish the current house 

and replace it with high quality, 

warm, healthy, affordable homes for 

people in need. 

 

Dwell contracted architectural firm 

Novak + Middleton to undertake a 

feasibility study into the site’s 

redevelopment. They designed a 

MORE HOMES 

scheme for 13 new homes that will 

complement the environment and 

maximise the space of the site.  

The homes are designed to provide 

high levels of natural light, use indoor 

space well and provide functional 

outdoor space, all of which will 

contribute to the wellbeing of our 

tenants.  

 

The plans for the housing 

development were featured in an 

article in Business North magazine in 

March 2016. As 2016 progresses we 

will be finalising the design and 

applying for resource consent. 

 

“The project represents the very latest thinking in Social Housing. The finished development is intended as an 
exemplar of Social Housing design, and management, demonstrating best practice.”  
 

“Dwell Housing have assembled a team of the very best and experienced consultants to deliver this exciting 
project. The team all has extensive Social Housing experience and has worked successfully together on many 
similar projects.” 
Simon Novak, Architect, Novak+Middleton Limited 
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Where’s the plan? 

Our Director, Alison Cadman, was 

asked to write an article for AUT 

University discussing the 

government's goal to grow the 

community housing sector and the 

importance of creating a national 

housing strategy. The article, called 

‘Where’s the plan?’, is available 

online at http://tinyurl.com/oyk2zp7 

 

Supporting the community 

housing sector 

Dwell is a member of Community 

Housing Aotearoa (CHA), the 

umbrella organisation for the 

community housing sector, and has 

worked closely with CHA on a 

number of issues over the year.  

 

This included contributing to the 

development of ‘Our Place – all New 

Zealanders well housed’, a proposed 

housing plan for the community 

housing sector in New Zealand.  

 

We were also involved in discussions 

about the government’s intention to 

sell Housing New Zealand homes. 

CHA helped us greatly with our 

Charities Services review and we 

thank them for all their work on our 

and other members’ behalf. 

 

We made several submissions this 

year as part of our business goal to 

make effective submissions to local 

and central government on 

community housing and issues that 

affect our customers.  

 

A STRONG VOICE 

Housing affordability and 

homelessness seem to be 

increasingly in the news – as an 

experienced and committed provider 

of community housing, we feel we 

can make a valuable contribution to 

the debate and to the development of 

housing policy in New Zealand. 

 

Local research 

Dwell was delighted to extend its 

work with the Porirua Social Sector 

Trial and He Kainga Oranga (Healthy 

Housing Programme) at the 

University of Otago’s Department of 

Public Health, who worked together 

to identify the needs of youth in 

relation to the delivery of health and 

social services in Porirua.  

 

This research has been valuable as it 

looked at access to many services 

including housing and other related 

services. The funding was provided to 

extend this research to include up to 

an additional 150 people, who are 

parents and stakeholders. 

 

14 Hours Homeless 

Our housing officer Liz Kemp took 

part in the 14 hours homeless event 

in October 2015.  The event was 

created to raise awareness and funds 

to help New Zealand’s homeless 

population. Liz spent a long and 

uncomfortable night outdoors, only 

managing to achieve a single hour’s 

sleep. She said, ”the experience 

humbled me and made me appreciate 

how fortunate I am not to spend 

every night homeless” . 

“Knowing that we make a tangible difference to the lives of people by providing that most fundamental 
human right, a safe home, is the reason I give my time to Dwell.” 

Jon Holmes, Trustee and Board Treasurer, Dwell Housing Trust 

http://tinyurl.com/oyk2zp7
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CHA conference 

Our housing officer, Liz, and one of 

our trustees, Clare Aspinall, attended 

the Community Housing Aotearoa 

Impact conference in late 2015.  

 

Highlights of the conference included 

the work of US Pathways to Housing 

CEO, Sam Tsemberis.  

He spoke about the Housing First 

programme. Housing First is a 

homeless assistance approach that 

prioritises providing people 

experiencing homelessness with 

permanent housing as quickly as 

possible, and then providing support 

services as needed.  

 

In his keynote speech at the 

conference, Finance Minister Bill 

English reaffirmed that he wanted to 

work with the community housing 

sector to increase the supply of 

affordable housing in New Zealand.  

 

Economist Shamubeel Eaqub is 

always a favourite at the CHA - 

Impact Conferences. New Zealand is 

at a turning point in finding a solution 

to its housing crisis, and the next 

steps will be critical, Eaqub said. He 

outlined how New Zealand has years 

of under-investment in housing to 

catchup on and it will take the 

combined efforts of Government and 

the community housing sector to 

meet the vast need for affordable, 

warm dry homes.  

 

A STRONG VOICE 

Talking about Dwell 

Alison Cadman is asked to speak at 

many events and this year was no 

exception. We use these 

opportunities to raise awareness of 

housing need, the work Dwell does 

and the role of community housing in 

meeting housing needs.   

 

An example of this is a presentation 

she gave in June 2015 at Rotary 

South, who had invited her to speak. 
Alison is pictured here with Sister 

Christine Hannan, Rotary South 
President. 

 

In the media 

Dwell is often asked for comment by 

the media and is, from time to time, 

talked about or quoted in the media.  

This year we had mostly positive 

experiences but some negative as 

well. Our thanks to Cabix 

Communications for their support and 

help. 

“Shelter is the one of the most basic human needs, and secure, quality housing contributes enormously to a family's 
well-being. Housing - good housing - is a fundamental right.  It's the foundation that families are built on. I'm proud to 
be part of an organisation like Dwell which helps people into affordable, quality homes.” 
Julie Motley, Board Secretary and Trustee, Dwell Housing Trust 



 ANNUAL REPORT 

2015-2016 

14 

Dwell Housing Trust 

Comings and goings 

This year saw several comings and 

goings at Dwell. Chief Executive 

Alison Cadman took a four month 

sabbatical in the UK. In her absence 

Alice Pekyce did an excellent job of 

keeping things running smoothly, our 

sincere thanks to her. 

 

Our chair Paul Scholey also returned 

from his year long stay in Melbourne 

and he resumed as chair in 

December 2015. His position as chair 

had been filled by Angela Wilson in 

his absence and our thanks to her for 

stepping into this role. 

 

Stephen Cross resigned as a trustee 

and vice chair in February 2016 due 

to work commitments. A huge thanks 

to Stephen for the great contribution 

he made during his six years on the 

Dwell and Wellington Housing Trust 

boards.  

 

With the closure of Mahora House, 

we said a very sad farewell to Janne 

Thompson who was the housekeeper 

there for four years.  

 

As housekeeper Janne’s role involved 

many things including providing 

tenants with a nutritious home 

cooked meal, organising repairs and 

keeping the house clean and homely. 

She also communicated with case 

managers and other people who 

supported the tenants.   

 

Janne had a great rapport with 

tenants and cared about their 

wellbeing. Thank you Janne for all 

DWELLBEING 
organisational wellbeing 

the amazing work you did for Dwell 

and Mahora House Inc.  

 

Don Borrie  

We were greatly saddened to hear of 

the death of Reverend Don Borrie on 

21 April 2016. Don was a trustee of 

Wellington Housing Trust for ten 

years from 2003 to 2013.  We 

continued to work with Don on 

housing issues in Eastern Porirua, 

through the Advance Pacific Housing 

Group, almost up to his death. 

 

Dwell Chair, Paul Scholey, had this to 

say, "Don was a staunch advocate 

for accessible and affordable 

housing, and a great supporter of 

community housing, WHT and Dwell. 

It was a privilege to know him and 

serve alongside him on the board. 

Condolences to his family and many 

friends, particularly in Porirua and 

Titahi Bay where his loss will be 

especially keenly felt." 

 

As well as a trustee, colleague, 

supporter and champion of 

affordable quality housing, Don was 

a friend and we will miss him. 

 

Dwell’s flag connection 

The New Zealand flag debate had its 

controversies but here at Dwell we 

were delighted to see Andrew Fyfe's 

'Koru' design making the final five 

designs.  

 

Andrew designed our logo, branding 

and website and is a big supporter of 

the work done at Dwell. We were 

thrilled that his talent and work were 

recognised.  



“We just wanted to send a quick email to say thanks so much to you and Dwell for all your hard 
(and maybe sometimes frustrating) work. We feel really fortunate to have been able to take on this 
opportunity and love living in such a warm, sunny, beautiful new home.” 
Tenant, Dwell Housing Trust 
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Other news 

Our other two members of staff, 

Housing Officer Liz Kemp and 

Projects Assistant Katie Monteith, 

took up their positions in mid-2015 

and have been proving invaluable 

assets to the Dwell team.  

Liz was accredited as a Certified 

Housing Professional with the 

Australasian Housing Institute (AHI) 

in 2016. AHI is the professional 

association of people working in the 

multi-disciplinary social housing 

industry in Australia and New 

Zealand. Liz’s accreditation 

demonstrates Dwell's commitment to 

good practice, competency and 

professionalism. 

 

The Dwell board engaged external 

expertise to help review and evaluate 

the Director’s role given Dwell’s 

growth and development over recent 

years. This led us to redesignate the 

role to Chief Executive. This better 

reflects both the current 

responsibilities of the role and the 

organisation’s future needs.  This was 

a great milestone for Dwell and also 

a great acknowledgment of Alison’s 

work and leadership. 

DWELLBEING 
organisational wellbeing 

Dwell’s patron Judge Peter Boshier 

was appointed as Chief Ombudsman 

and took up his new role on 10 

December 2015.  

 

Alison’s UK sabbatical 

While on her sabbatical in the UK 

Alison did some research into social 

housing and spent time with several 

housing associations – not for profit 

social housing organisations.  

 

One of these was Peabody Housing 

Association - one of the UK's oldest 

housing associations. She visited 

their development in Bethnal Green - 

near where she was living - built on a 

very difficult site by a busy railway 

line. The development is mixed 

tenure with social rented, shared 

home ownership and market sales.  

 

"Not only was it great to see some 

clever design which has created 

warm, quality and attractive homes, 

it was also inspiring to hear about 

Peabody's initiative tenancy 

management and the ways they have 

created a community and working 

within the local community" said 

Alison. 

Dwell staff, left to right, Liz Kemp, Alison Cadman, Janne Thompson, Katie Monteith 
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The first thing Liz Love brought into 

her new home was a picture of her 

tīpuna and Te Āti Awa Chief, Wī Tako 

Ngātata. His portrait was held close 

as she signed the tenancy contract 

and officially started life in her new 

home. 

 

She says “He’s in all of our homes. 

I’m just trying to figure out, if he’s 

the first thing you see when you walk 

in, or the last thing you see when 

you sit down. He always goes up 

first.” 

 

As a descendant of the original 

inhabitants of Te Aro Pā, Liz has 

followed the developments of Te Aro 

Pā Trust closely.  

 

“Looking back on the processes that 

have taken place for these homes to 

be here today, it’s extremely 

overwhelming and its a blessing, not 

only for my family for our iwi and our 

people. ...” 

 

The idea of raising her two sons on 

whenua connected to her tīpuna and 

surrounded by whānau is the icing on 

the cake. 

 

In fact, it was Liz’s youngest son who 

overheard her talking about the 

papakāinga in Evans Bay and 

encouraged her to apply for a 

tenancy. Soon after, and with 

support from Ngāti Kahungungu 

Community Services, she was able to 

break her fixed-term tenancy and 

move into a Te Aro Pā home. 

 

Giving whānau like Liz’s a helping 

hand is exactly what the Trustees of 

CASE STUDY: LIZ 

Te Aro Pā had wished for when they 

decided to build homes on the land. 

They hope that each of the tenants 

will be set on a path toward home 

ownership. 

 

In the words of Taku Parai, 

Descendant, owner and Advisory 

Trustee, “When visions become a 

reality people become confident and 

trustworthy. I believe through the 

collective the future looks great. 

These apartments will inspire and lift 

all those who will live in them." 

 

Liz Love (left) alongside her sister 

 

 

 

 

Our thanks for Te Tumu Paeroa for 

permission to use this text and 

photograph. 
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