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[2026] NZTT 5518584 

TENANCY TRIBUNAL AT MANUKAU | TE TARAIPIUNARA RETIHANGA KI 
MANUKAU

APPLICANT: Kāinga Ora–Homes And Communities

Landlord 

RESPONDENT: Albert Maru Wiremu

Tenant 

TENANCY ADDRESS: 7B Valetta Place, Mangere, Auckland 2022

ORDER

1. The tenant must carry out the following work to the premises, which must be 
completed by 5pm Wednesday 22 July 2026:

a. Remove all inorganic clutter from around the exterior of the property

b. Mow front, side and back lawns

c. Remove graffiti/writing from internal walls and repair damaged bedroom 1 
wall

d. Clean premises as follows:

- Clean and wipe kitchen oven, rangehood, benches and cabinets

- Clean and wipe bathroom shower and bathtub

- Clean all floors

- Clean windows and windowsills, in particular clean off paw marks

2. If the tenant fails to comply with Order 1 within 2 working days of the due date:

3. The tenancy at 7B Valetta Place, Mangere, Auckland 2022 will terminate and 
the landlord will have immediate possession of the premises. 



__________________________________________________________________________________
5518584 2

Reasons:

1. Only the applicant landlord parties attended the hearing.

2. The landlord has applied for a conditional termination of the tenancy due to 
breaches by the tenant.

Should a conditional termination order be made?

3. The Tribunal may terminate a tenancy for breach where, due to the nature or 
extent of the breach, it would be inequitable to refuse to terminate.  Where the 
breach is capable of remedy the landlord must first serve a notice on the tenant 
requiring them to remedy the breach within at least 14 days, and establish that 
the tenant has failed to do so.  See section 56(1) Residential Tenancies Act 
1986.

4. The tenant breached their obligations by failing to keep the premises 
reasonably clean and reasonably tidy.  This is a breach of section 40(1)(c) of 
the Residential Tenancies Act 1986 and clause 9 of the tenancy agreement.

5. On 9 April 2026 the landlord served a notice to remedy the breach. The notice 
gave the tenant a staged approach to remedy the breach. The living, kitchen 
dining areas were to be remedied by 28 April 2026. The bathroom and 
bedrooms were to be resolved by 13 May 2026 and the exterior by 27 May 
2026. The breach was not remedied within the required period.  

6. It would be inequitable to refuse to terminate the tenancy for the following 
reasons:

(a)The landlord has been seeking to work with the tenant since the breach was 
discovered at an inspection in February 2026.

(b)The landlord provided photographs taken in February 2026 which show that 
the premises are in a very poor state of cleanliness, there is writing/graffiti on 
walls in the living rooms and bedrooms and damage to the plaster on a wall in 
bedroom 1. The exterior of the premises has extensive inorganic clutter and the 
lawns are overgrown.

(c)The landlord advised that the property manager discussed with the tenant the 
work required and referred the tenant to an external support agency for 
assistance, however, the tenant has not continued engagement with this 
agency.

(d)The property manager observed in March 2026 that the exterior of the 
property was in the same condition and spoke again with the tenant. She was 
unable to enter the premises due to the presence of dogs.

(e)The landlord issued a notice to remedy dated 9 April 2026 setting out the 
work required.



__________________________________________________________________________________
5518584 3

(f)The landlord inspected the premises on 21 May 2026 and provided 
photographs showing that although there were some partial improvements the 
majority of the breach had not been remedied.

(g)The property manager advised that she attended the premises today and the 
lawns are now at the height of the window frames at the back of the premises 
and there are rodent issues at the premises.

7. Despite my finding that it would be inequitable to refuse to terminate the 
tenancy, having heard the evidence including the landlord’s desire to give the 
tenant one more opportunity to remedy the breach I am satisfied that if the 
tenant complies with the conditions set out in this order the breach will be 
remedied and I have granted a conditional termination.  See section 78(3) 
Residential Tenancies Act 1986.

8. The conditional termination order will lapse if it is fully complied with.  If the 
tenant breaches the order, the possession order is enforceable for 90 days from 
the first breach.  See section 64(4)(b) Residential Tenancies Act 1986.

  
G Guptill

01 July 2026
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Please read carefully:
Visit justice.govt.nz/tribunals/tenancy/rehearings-appeals for more information on rehearings 
and appeals.

Rehearings
You can apply for a rehearing if you believe that a substantial wrong or miscarriage of justice 
has happened. For example:
• you did not get the letter telling you the date of the hearing, or
• the adjudicator improperly admitted or rejected evidence, or
• new evidence, relating to the original application, has become available.

You must give reasons and evidence to support your application for a rehearing.
A rehearing will not be granted just because you disagree with the decision.
You must apply within five working days of the decision using the Application for Rehearing 
form: justice.govt.nz/assets/Documents/Forms/TT-Application-for-rehearing.pdf 

Right of Appeal
Both the landlord and the tenant can file an appeal. You should file your appeal at the District 
Court where the original hearing took place. The cost for an appeal is $260. You must apply 
within 10 working days after the decision is issued using this Appeal to the District Court 
form: justice.govt.nz/tribunals/tenancy/rehearings-appeals

Grounds for an appeal
You can appeal if you think the decision was wrong, but not because you don’t like the 
decision. For some cases, there’ll be no right to appeal. For example, you can’t appeal:
• against an interim order
• a final order, or the failure to make an order, where the amount in dispute on appeal is 

less than $1000
• a final order to undertake work, or the failure to make an order, where the value of the 

work in dispute on appeal is less than $1000.

Enforcement
Where the Tribunal made an order about money or property this is called a civil debt. The 
Ministry of Justice Collections Team can assist with enforcing civil debt. You can contact the 
collections team on 0800 233 222 or go to justice.govt.nz/fines/civil-debt for forms and 
information.

Notice to a party ordered to pay money or vacate premises, etc.
Failure to comply with any order may result in substantial additional costs for enforcement. It 
may also involve being ordered to appear in the District Court for an examination of your 
means or seizure of your property. 

If you require further help or information regarding this matter, visit tenancy.govt.nz/disputes/enforcing-
decisions or phone Tenancy Services on 0800 836 262.

Mēna ka hiahia koe ki ētahi atu awhina, kōrero ranei mo tēnei take, haere ki tenei ipurangi 
tenancy.govt.nz/disputes/enforcing-decisions, waea atu ki Ratonga Takirua ma runga 0800 836 262 
ranei.

https://www.justice.govt.nz/tribunals/tenancy/rehearings-appeals
https://www.justice.govt.nz/assets/Documents/Forms/TT-Application-for-rehearing.pdf
https://www.justice.govt.nz/tribunals/tenancy/rehearings-appeals/
https://www.justice.govt.nz/fines/about-civil-debt/
https://www.tenancy.govt.nz/disputes/enforcing-decisions
https://www.tenancy.govt.nz/disputes/enforcing-decisions
http://www.tenancy.govt.nz/disputes/enforcing-decisions/
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A manaomia nisi faamatalaga poo se fesoasoani, e uiga i lau mataupu, asiasi ifo le matou aupega 
tafailagi: tenancy.govt.nz/disputes/enforcing-decisions, pe fesootai mai le Tenancy Services i le 
numera 0800 836 262.
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