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[2026] NZTT 5449388 

TENANCY TRIBUNAL AT PALMERSTON NORTH | TE TARAIPIUNARA 
RETIHANGA KI TE PAPAIOEA

APPLICANT: Kāinga Ora–Homes And Communities

Landlord 

RESPONDENT: Vanessa Lynne Williamson

Tenant 

TENANCY ADDRESS: 29 Anderson Street, Hokowhitu, Palmerston North 4410

ORDER

The tenancy at 29 Anderson Street, Hokowhitu, Palmerston North 4410 is 
terminated and possession granted to Kainga Ora Homes and Communities at 
11am Friday 17 July 2026.

Reasons:

1. The landlord attended the hearing remotely as requested. There was no 
appearance for the tenant.

2. The landlord has applied for termination of the tenancy because the tenant has 
failed to comply with notices to remedy breaches of her obligations under the 
Residential Tenancies Act 1986. In particular, she has not kept the premises 
reasonably clean and tidy, repaired a window, or allowed the landlord access to 
the property.

3. A hearing of the application took place via video on 20 May 2026 before 
Adjudicator Brennan. The tenant did not attend. The matter was adjourned to 
allow the tenant a further opportunity to remedy the breaches. The adjudicator 
made the following work order:

1. The tenant must carry out the following work to the premises, which 
must be completed as soon as possible but no later than Sunday 28 
June 2026:
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a. Mow the lawn and remove all grass clippings,

b. Trim edges of lawns and pathways,

c. Remove all rubbish and broken items from the front driveway,

d. Remove all rubbish and items from the front door area and ramp,

e. Reglaze (repair) the broken window in the lounge, and

f. Remove all writing on walls throughout the house, repaint if 
needed.

2. The tenant is to allow the landlord access, after appropriate notice, to 
conduct an inspection inside the premises.

4. The hearing was adjourned to be heard before Adjudicator Brennan.

5. On 5 June 2026 the tenant contacted Tenancy Services asking for notices to be 
served by mail. She said that she could not attend via video because she does 
not have a computer, and she has had phone problems. She preferred a face-
to-face hearing. 

6. The hearing was therefore set down for a hearing in person in Palmerston North 
for 2pm this afternoon. The notices of hearing were issued on 8 June 2026.

7. When there was no appearance from the tenant by 2.07 this afternoon, the 
hearing proceeded in her absence.

8. Earlier this week, Kainga Ora asked if they could attend via video. That was 
approved. There being no video equipment available this afternoon, Mr van 
Gent was phoned.

9. Although Adjudicator Brennan has previously heard this matter, he did not 
determine the issue of termination, instead issuing work orders and adjourning 
the application. I have considered the evidence filed before the May hearing, 
along with the evidence filed today.

Should the tenancy be terminated?

10. 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.  See section 
56(1) Residential Tenancies Act 1986.  

11. 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.

12. Under section 40(1)(c) of the Act, the tenant is required to keep the premises 
reasonably clean and tidy. Kainga Ora say that the tenant has consistently 
refused to mow the lawns, maintain the section, repair damage, or remove 
writing from interior walls. Repeated attempts to engage her, offer support and 
resolve the issues have been unsuccessful.
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13. The landlord provided a timeline. In particular, on 28 March 2025 granted 
requiring tenant to mow lawns by 11 April 2025 or pay $1,051.81 for the 
landlord to complete the work. The landlord says that the tenant refused to 
complete required work or allow contractor access. She was advised she could 
no longer obstruct required maintenance and on 15 May the contractors 
completed the work.

14. The landlord provided other information about events over the past year, 
including staff interactions with the tenant. Some of this is hearsay, but the 
landlord produced copies of notices to remedy as follows:

a. 19 May 2025

b. 11 July 2025

c. 1 October 2025

d. 16 December 2025

e. 15 January 2026.

15. The landlord also provided the following photos:

a. Inspection report and photos 7 January 2026

b. Updated photos 6 May 2026.

c. External inspection 1 July 2026.

16. The last notice to remedy was issued on 15 January 2026. 

17. The photos from the 7 January 2026 report show the property was very 
overgrown and large rubbish items and bikes were under the carport and there 
was rubbish on the path. This is all at the front of the property.

18. On 15 January 2026 the landlord issued the notice to remedy. The tenant was 
asked to:

- Mow the lawn and remove all grass clipping

- Trim edges of lawns and pathways

- Remove all rubbish and broken items from front driveway

- Remove all rubbish and items from the front door area and ramp

- Reglaze the window in the lounge

- Remove all the writing on the walls throughout the house, repaint where 
needed. 

19. An application was filed on 19 February 2026

20. Photos taken on 6 May 2026 show a mattress and other items on the ramp to 
the front door. There is rubbish, a shopping trolley and at least 6 bikes in the 
carport. The photos show very overgrown lawns, paths and driveway.
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21. On 20 May the above work order was issued.

a. Mow the lawn and remove all grass clippings,

b. Trim edges of lawns and pathways,

c. Remove all rubbish and broken items from the front driveway,

d. Remove all rubbish and items from the front door area and ramp,

e. Reglaze (repair) the broken window in the lounge, and

f. Remove all writing on walls throughout the house, repaint if needed.

22. The photographs taken on 1 July 2026 show that since the work order was 
made on 20 May, it is evident that part of the front lawn has been mowed, but 
the paths remain overgrown, and the driveway is barely visible. It appears that a 
pile of green waste that was on one side of the car port has been moved on to 
the driveway. The mattress on the ramp to the front door has been moved 
further up and is upright, inhibiting access to the front door. Rubbish remains on 
the ramp and around the property. There is a window missing.

23. There are no photos of the inside of the property, and so it is unknown if the 
writing remains on the internal walls, but as far as the outside is concerned, the 
tenant has not complied with the breach notice issued on 15 January 2026 or 
with the work order issued on 20 May 2026.

Would it be inequitable to refuse to terminate the tenancy?

24. The landlord seeks termination because:

a. They are unable to maintain their property.

b. The broken window is letting rain in, which be causing deterioration of walls 
and floors.

c. The landlord’s asset is deteriorating.

d. There is a risk to the landlord’s reputation if it is thought that they do not 
care for their properties.

25. For the tenant’s information, Adjudicator Brennan set out the following guidance 
on whether it would would be “inequitable to refuse” to terminate the tenancy 
under section 56:1

a. The history of the tenancy.

b. Whether there had been a persistent failure after repeated warnings.

c. Whether the history of breaches is such that it is unlikely the tenant would 
comply with their obligations in the future.

d. Whether the breach was inadvertent or deliberately committed.

1 Vincent Dean Huff v City Central Property Management [2020] NZDC 19229



__________________________________________________________________________________
5449388 5

e. The conduct of the landlord.

f. The gravity of the breach.

g. Whether termination is a proportionate response to the breach.

26. Based on the content of five the breach notices issued since May 2025, I am 
satisfied that:

a. There have been persistent breaches after warnings.

b. The tenant has failed to comply the Tribunal’s work order.

c. The ongoing failure to remedy is not inadvertent. The notices have been 
issued for over 12 months now.

d. The history of non-compliance means that the tenant is unlikely to comply 
with any further notices or orders.

e. The landlord has provided multiple opportunities to the tenant.

f. Termination is a proportionate response to the breaches. It is not 
reasonable that the landlord’s property continue in this state.

27. Accordingly, it would be inequitable to refuse to terminate the tenancy and the 
tenancy will be terminated.

28. Because the tenant does not have a computer, I have allowed two weeks to 
enable the notice to be mailed to her. The tenancy will terminate and 
possession is granted to the landlord at 11am Friday 17 July 2026.

  
T Baker

02 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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