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About Dwell Housing Trust 
 

Who we are 
 

Dwell Housing Trust is a new organisation, but one with a long history and 
a wealth of experience.   
 

Dwell became operational in 2013 following the merger of Wellington 
Housing Trust (WHT) and Mahora House Incorporated (MHI), who between 

them have more than 50 years experience in the community housing 
sector. 
 

The joining of these two organisations has created a uniquely experienced 
and capable organisation committed to the greater Wellington region. Our 

combined expertise and resources has increased the range and quality of 
services available to our customers, and Dwell is now well positioned to 
grow to meet increasing housing needs in the region. 

 
Dwell is a charitable trust registered with Charities Services. We are 

governed by a board of trustees who have extensive skills and experience. 
Our director and staff are employed to manage our day-to-day operations 
and housing services, and the team is supported by volunteers and 

external contractors as required. 
 

What we do 
 

We provide affordable, quality housing for people on low or moderate 
incomes whose housing needs are not being met by other housing 

providers in the Wellington region. We are more than a landlord as we 
ensure our tenants have access to the support they need, and want, to live 
well, do well and be well. 

 
Our aim is to be the leading partner to government and other agencies for 

developing and providing community housing in the Wellington region.  
 
We have the flexibility to provide a range of solutions and services, 

respond effectively to local housing needs, and utilise the goodwill of the 
wider community. We can also develop innovative financing solutions to 

achieve quality social housing outcomes – for instance, by combining 
government grants with other finance and funding to build on the 
investment and provide more homes.   

 
Neke atu i te rangatira whare noa iho 

More than a landlord 
 

 



Vision 
 
Our vision is to provide affordable quality homes where people flourish.  

 

Mission 
 
Our mission is to be the leading provider and partner of community 
housing in the areas we work, by: 

 
 providing affordable, appropriate, quality community housing  

 working with other agencies to enable our tenants to flourish and to 
ensure the efficient and effective use of our combined resources 

 working with our tenants in ways that are inclusive, participatory and 

which uphold human rights   
 advocating on policy and funding issues that affect the provision of 

community housing. 
 

Values 
 

We operate in ways that incorporate the following values: 
 
Integrity 

We always act with integrity. 
 

Community 
We are community-focused and put people at the heart of everything we 
do. 

 
Empowering others  

We empower others by providing information, support and opportunities to 
build confidence, knowledge and skills. 
 

Innovation 
We innovate and create to find and do what works best.  

 
Sustainability 
We manage and use our resources wisely and well to support sustainable 

tenancies, homes and communities. 
 

 
 

 



Our strategy 
 

Our four key strategic goals are Better Services, More Homes, Strong 
Advocacy and Organisational Wellbeing.   
 

Better services 
 

All activity meets and operates within Dwell’s values and housing and 
service standards. Our support improves customers’ wellbeing and future 

opportunities.  
 
2017 Goal - All homes and services meet Dwell’s quality standards  

 
Achieved by evidence of: 

 
 Tenants’ satisfaction of our housing services.  

Measure: 90% satisfaction level reported in surveys.  

 Our homes meeting our property standards.   
Measure: At least 80% by 2016, with plans in place to improve 

remainder by 2017. 
 Registration and best practice accreditation 

Measure: Maintain registration with the Community Housing 

Regulatory Authority 
Measure: Accreditation by Global-Mark or equivalent by 2017. 

 

More homes 
 
An increase in the number of homes year on year. A sustainable funding 

model that supports growth in assets and efficient use of all resources. 
 
2017 Goal - Dwell will be managing 500 homes  

 
This will be achieved through: 

 
 Growth as a regionally focused organisation.  

Measure: Expanded geographical area that includes other parts of 

the Wellington region, including Porirua, the Hutt Valley and the 
Kapiti Coast  

Measure: Successful investigation of other opportunities within the 
wider Lower North Island area when they arise. 

 Management of assets including stock transferred from third party 

organisations.  
Measure: We will be managing 500 homes.   

 Leveraging initiatives such as home ownership schemes and mixed 
developments  
Measure: Our new build developments offer a mixture of tenures 

as part of the overall scheme to create better social and financial 
outcomes. 



Strong advocacy 
 
Effective communication and stakeholder management to influence 

community housing decisions and outcomes.  
 
2017 Goal - Dwell influences community housing policy discussions 

and outcomes 
 

Achieved by evidence of: 
 

 Effective submissions made to local and central government on 

community housing and issues that affect our customers.  
Measure: Submissions have been made that have contributed to 

policy development and our voice has been heard.  
 Active participation in community stakeholder groups.  

Measure: Dwell is a member of relevant groups and has strong 

networks. 
 Fostering strategic relationships and partnerships.  

Measure: Partnerships or relationships have been formed that 
have resulted in more affordable housing. 

 

Organisational wellbeing 
 
Goal – Dwell is a sustainable and high performing organisation 
capable of supporting growth and innovation. 

 
Measure: 

 effective systems  
 an effective and capable board 
 an effective and capable workforce 

 sustainable business model and finances. 
 

 



Critical success factors 
 

The critical success factors that support Dwell to be the Wellington regional 
community housing organisation of choice are: 
 

 all activity meets and operates within the Dwell’s values, and 
supports our housing and service standards 

 an increase in the number of homes year on year 
 our support improves future opportunities for our customers 
 a sustainable funding model that supports growth in assets and 

efficient use of all resources 
 building our capacity and capability as we grow the number of 

homes and services we provide 
 an effective communication and stakeholder management 

strategy that fosters strategic relationships. 
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Background 
 

The local housing environment 
 

The demand for social and affordable housing in Wellington and nationally 
is now well documented.  There is more information on our website at 
www.dwell.org.nz/facts 

 
The Wellington region, like most metropolitan areas of New Zealand, is 

experiencing a change in housing demand. 
 

Social housing: who needs what? 
 

Larger homes are needed by 
 larger ethnic families 

 

Smaller homes are needed by 
 aging population 

 late household formation 
 family breakup 

 

Supported homes are needed by 
 aging population 

 mental health service users returning to the community 
 ex-prisoners 

 

A solution 
 

One solution to a housing demand that is both growing and changing is to 
build new affordable housing. Housing New Zealand and local councils 

cannot, on their own, meet the growing demand for affordable housing: 
they don’t have enough money.  
 

There is much potential for the sector to provide innovative and creative 
solutions to growing housing needs. New Zealand needs to grow the 

community housing sector and needs a strategy to achieve this.   
 
 

What is community housing and why it works 
 
Community housing is the provision of affordable housing to lower and 

moderate income groups by non-government, not-for-profit organisations. 
 

A proven model 
 

International evidence shows that growing the community housing sector 
is a successful way of increasing the supply of low-cost housing. Over the 
last few decades many countries, including Australia, Canada, the UK and 



the USA, have increased the size of their community housing sectors. 
Governments overseas have moved towards working in partnership with 

the community housing sector, rather than directly providing housing 
themselves, for a number of reasons. 

 
Better value for money 
 
The sector can provide better value for money as it is able to leverage 

government funding with funding from a range of private and public 
resources, and can borrow against the properties it owns. This allows 

government funding to go further and meet a greater proportion of unmet 
need.   
 

The money invested in community housing remains in community 
ownership. 

 

Flexible 
 
Community housing organisations have greater freedom than the public 

sector to be flexible and innovative in providing a range of different types 
of housing, including shared equity and low cost home ownership. This 
flexibility also makes them better placed to address specialised and 

complex housing needs or work closely with organisations that do.   
 

Responsive 
 

Local or regionally based organisations can be responsive to the housing 
needs in their local community and provide the range of services needed. 
Community housing organisations know and understand their local 

communities.   
 

Independent 
 

The sector is independent from government and therefore less subject to 
short-term political influence than public sector housing providers. They 

can therefore take a longer-term approach to managing their businesses 
to meet the housing and support needs of their communities, unlike public 
housing organisations whose governance, management and operations are 

subject to the ideology or policies of the government at the time.   
 

Better outcomes for people and communities 
 

UK and Australian research has found that community housing 
organisations achieve better outcomes for tenants, including better quality 
stock, greater tenants involvement, more customer-focussed services and 

strengthened communities. 
 

Community housing organisations benefit from the goodwill and voluntary 
input of local professional business and community leaders.  



Our services  
 

Dwell provides affordable housing that is connected to our extensive local 
networks of social service providers and other agencies. Dwell works 
alongside a number of other social service agencies to ensure that our 

customers have the support and services they need and want.   
  

              
 

Our customers come from a diverse range of backgrounds and have a 
diverse range of needs. We facilitate support for people who are re-
establishing their lives, creating opportunities for stability, for economic 

prosperity and for good social outcomes. Our services consider the needs 
of individuals and their communities, and our services vary from person to 

person and from place to place.  
 
We visit our customers when we think we need to, checking how they are, 

along with a property and repairs and maintenance check. We survey 
current tenants annually in order to measure their levels of satisfaction 

with their homes and the services we coordinate. Satisfaction ratings from 
our customers are high. 
 

We charge rents that are below market. Due to the high market rents in 
Wellington our rent setting policies have to be flexible to ensure that our 

rents are affordable for our customers. 
 

Our homes 
 

Dwell provides affordable homes to people on low or moderate incomes 
whose housing needs are not being met by other housing providers in 
Wellington.  Our rents are set below market rates. 

 
Our homes are diverse and include inner city apartments, new 

townhouses, a boarding house, as well as villas in other suburbs. We 
undertake our tenancy management and the asset management of all our 
homes ourselves. 

 



We have expanded our services to the wider Wellington region and have 
homes in Berhampore, Island Bay, Kilbirnie, Lower Hutt, Lyall Bay, 

Miramar, Newtown, Paraparaumu, Te Aro and Titahi Bay.   
 

We provide quality homes that our customers want.  We ensure that our 
assets are managed effectively and contribute to the Dwell’s financial 

solidity. 
 

Financial sustainability 
 
From our experience we know that we have to be financially responsible 

and sustainable. At all times we operate in a prudent and businesslike 
manner and we are financially accountable. Any surplus that accrues is 

retained for future housing development.  Our operational costs are self-
sustaining.  
 

As a charitable trust we apply for grants from philanthropic trusts, lotteries 
and other funding agencies. Dwell also gets support from members with 

donations of money and labour. Support from central government comes 
in many forms, including low interest loans and capital grant funding. 
 

Advocacy 
 
We believe passionately in community housing and will continue to provide 
leadership in areas that support the growth of community housing. Our 

research and advocacy role are an essential part of who we are and we will 
continue to advocate for access to affordable housing for all and the 

growth of the community housing sector.  
 
 

 
He whakarato kāinga, he whakatakoto huarahi mō āpōpō 

Providing homes and paving the way for the future. 
 
 

 
 

 
 

 
 



Our strategy for growth 
 

What do we mean by growth?  
 

Our growth strategy includes: 
 

 increasing the number of homes that we own and manage 

 increasing the range of affordable, quality housing options we offer, 
including low cost home ownership and potentially supported 

housing 
 expanding the geographical area where we operate to other parts of 

the Wellington region, including Porirua, the Hutt Valley and the 

Kapiti Coast. 
 investigating opportunities for growth within the wider Lower North 

Island area. 
 

Why do we need to grow?  
 

By growing our housing stock and increasing our asset base we will not 
only be able to house more people in housing need but will also achieve 
economies of scale that will enable us to deliver even better services.  

Growing our equity also increases our ability to leverage additional 
finance, giving a greater ability to grow our housing portfolio.  

 
Becoming a regional organisation is a key part of our growth strategy as 
there is substantial unmet housing need in the region.  Adopting a regional 

view will also enable us to be more strategic in the way we address 
housing issues. 

 

Our values and growth 
 
Our values are at the core of everything we do and how we do it.  We will 
ensure that our growth is driven by and aligned with our vision, mission 

and values.  

 
All growth will be aligned with Dwell’s strategic plans, and we will apply a 
robust financial appraisal and risk management approach to all decisions 

relating to development or acquisition of assets.  In addition every 
individual project will need to demonstrate financial viability and 
sustainability on a standalone basis.  

 

Tenure mix  
 
We will continue to work with individuals, families and groups who have a 

range of needs.  
 

We recognise the importance and value of mixed communities. As part of 
our growth strategy we have adopted a policy that in any new build 



development we will offer a mixture of tenures as part of the overall 
scheme to create better social and financial outcomes.   

 

Options for growth 
 
As part of our growth strategy we will:  

 
 buy land for the development of new housing 

 take opportunities for stock transfer from other social landlords, 
such as HNZC or local councils 

 explore the option of head leasing properties in areas of high 

demand with limited opportunities to purchase or develop new stock 
 explore options for the Trust to act as managing agents for other 

not-for-profit groups (for example, social services providers) 
 explore partnerships with other housing providers to encourage 

mixed communities and to complement existing housing provision, 

eg working with HNZC to provide home ownership opportunities in 
areas with high concentrations of state housing. 

 

              

 

Partnerships, support and sponsorship 
 

One way we can achieve our aspirational goal to grow is to work with 
other people, businesses, agencies and the wider community. Dwell 
attracts private sector support in many forms and the trust works in 

partnership with many private sector organisations. We can demonstrate 
the strength and reliability of Dwell as a partner and our ability to deliver 

on opportunities. 
 
Dwell seeks to increase its capacity by forming new partnerships and 

strengthening alliances in the government, private, and not-for-profit 
sectors. Partnerships can take many forms and can range from short-term, 

one-off projects to ongoing formal or informal relationships. 
 
Partnerships with private sector and others are key to our growth. The 

main driver to form partnerships or relationships is to share resources and 
expertise to increase the opportunities to provide more affordable housing. 

 



Organisational capacity to support growth 
 
Dwell recognises that in order to grow we will need to have the necessary 

organisational capacity, both in terms of people and systems. We identify 
Dwell’s ongoing capacity needs as part of our annual business planning 
process and develop strategies to meet these needs accordingly. For 

example, we have mapped out the staffing requirements we think we will 
need when we are managing 500 homes and we have developed an IT 

strategy that will support our growth. 
 

Our aspirational goal 
 
We need to think big and be aspirational given the local housing need. Our 

goals for growth may seem high but they are based on the need to get 
scale to create efficiencies. In Australia the community housing sector has 

been through a period of rapid growth which has seen organisations like 
Dwell grow from managing a small number of homes to managing 
thousands. This has been the result of government investment, private 

financing and stock transfers. We need significant social housing reform in 
New Zealand to enable Dwell to grow as we need.   
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