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1 Introduction  
This project responds to a request from CORT Community Housing to adapt and utilise the 
Beacon Pathway’s medium density assessment tools on two CORT Community Housing 
developments in Mt Wellington (Lynton and Mt Wellington developments). 
 
Beacon developed tools to assess good practice in medium density housing development as part 
of an 18 month Building Research Levy- and MBIE-funded project looking at how good quality 
medium density housing might be defined in New Zealand and the elements that make it up.  
  
The research defined the core outcomes which New Zealand would want to see in its future 
medium density developments. These core outcome principles are:   
1) Character, context and identity - To develop a site and buildings that integrate with or 

relate to existing building form and style in the surrounding neighbourhood 
2) Choice - The development provides for and enables occupancy by a diverse range of 

residents that can benefit from and support a thriving local economy with the understanding 
that high levels of diversity and optimum residential density make the development viable 
in terms of marketability and cost per unit 

3) Connectivity - Connecting infrastructure enables safe, universal access using active, 
mobility, shared and private modes of transport within and through the site to identified key 
destinations 

4) Liveability - Providing quality facilities and facilitating positive interactions between 
residents and the wider community 

5) Sustainability - Efficient and cost-effective resource use through design, behaviour and 
technological advancement 

 
The outcome principles were developed into an assessment framework, which provides a 
structure for the tools to assess developments against the desired outcomes.  Each core outcome 
principle is divided into areas, each of which has its own outcome-focused principle – it is at 
this level that the tools assess each development. 
 
The framework forms the basis for the development of assessment tools. Each outcome has an 
associated set of assessment questions which are answered through a combination of 
approaches. 
 A site review  
 A developer’s interview   
 A residents’/occupants’ survey.  
 
Taken together, these two tools give an integrated picture to developers, enabling them to 
consider what works and doesn’t work in their design, and where improvements might be made 
either to the existing development or in future developments.  It enables comparison of what the 
developer believes they have achieved, with an independent site review and with residents’ 
views of what has been successful. 
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Figure 1: The Medium Density Assessment Framework, Tools, and Process 
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2 Process for assessment 
CORT Community Housing sought to apply the assessment tools to two developments: 
 Lynton - 11 units (8 x 1 bedroom, 3 x 2 bedroom) 
 Mt Wellington - 19 units 
 
The first step was to review the tools to ensure they both met CORT’s needs, and were suitable 
to apply in a community housing context. An additional consideration was to ensure the survey 
was suitable for face-to face interviewing; feedback from CORT indicated that online surveying 
was not appropriate for these households. 
 
Glenda Lock and Verney Ryan met with CORT and they provided input to residents’ survey.  
As a result, the residents’ survey was reviewed and amended, including: 
 removing questions inappropriate to the households 
 reorganising questions to make face-to-face surveying easier 
 including more free form questions to collect qualitative responses  
 including questions in areas that CORT wished to explore 
 
To conduct the face-to-face surveys, CORT arranged for tenants to meet with Glenda Lock and 
undertake survey at a time to suit the tenant e.g. after work for tenant who was working.  On 9 
April, Glenda Lock accompanied CORT Tenancy Manager and was introduced to tenants who 
were home (door knocked).   Surveys were conducted from Wednesday 10 April to Friday 12 
April; these were mostly undertaken inside tenants’ homes or outside at their request.  Most 
tenants wanted to have the survey questions read to them; however about 20% answered 
themselves.  Glenda Lock asked the survey questions and recorded responses and key points 
from discussion.  Where there were issues requiring addressing immediately and where the 
tenants wanted these raised, Glenda Lock let CORT know as soon as possible. 
 
Verney Ryan and Bill Smith undertook a site review at each site.  On 16 April Verney Ryan met 
with Peter Jeffries, CORT to undertake a developer interview for both sites. 
 
The data from all three tools (survey, interview and site review) were combined and analysed.  
Additional qualitative data from the interviews with tenants was broadly analysed to give as rich 
feedback as possible to CORT Community Housing. 
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3 Results – Lynton 
Nine tenants completed the Residents’ Survey in face-to-face interviews. 
 
3.1 Application of assessment tools 
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3.2 Further feedback from tenant interviews 
This section captures feedback from open ended questions and from discussions with the 
tenants. 

3.2.1 Home comfort 
The tenants were asked about the ease of heating their homes.  Two tenants noted that affording 
to heat was an issue: 

“In winter it is expensive to heat living room as it is open plan.  Floor becomes cold in 
winter.” 

One tenant suggested thermal curtains.  Another noted that sun was blocked from getting into 
their home by other design features: 

“Balcony upstairs stops sun for 6 months (in winter) + wall with letterboxes stops sun 
+ houses across road block sun.” 

Tenants were asked about summer overheating and keeping cool. Of the 9 tenants who 
answered, three reported overheating and one reported they found it cold in summer.  The 
kitchen and upstairs were the places where these tenants found it too hot.  Several tenants used 
fans, and one noted that the airflow from balcony to bedroom was very good. 

Tenants were asked about drying clothes outside.  One tenant uses a small washing line at the 
back and noted that the “shared one is not really shared.” One tenant noted health issues made 
washing clothes hard, and another uses a laundromat. 
 
3.2.2 What tenants like the most about living at Lynton 
Tenants were asked what they like the most about living at Lynton.   

Three tenants liked living in a new modern home – “It's new - easier to keep clean”.  Two 
appreciated design elements, particularly flooring choices and kitchen design – “Floor is vinyl 
not carpet as allergic to carpet”.  Two appreciated the area that Lynton is in – “Local to 
everywhere - family and friends. church, husbands work, mall”.  Two tenants appreciated the 
accessibility of their home which enabled them to live independently: 

“Like what CORT has done for her- rails in shower and toilet, CORT put lock on front 
door so can come in from road and made so have one key for front and back door.  Put 
ramp and rails in to front door [ranchslider]” 

Also mentioned were feeling safe, living on a second floor, the outdoor areas of the 
development, low rent, and community – “good neighbours, and CORT is good, they care about 
us.” 
 
3.2.3 What tenants like the least about living at Lynton 
Tenants were also asked what they liked the least.  Lack of space was a recurring theme: 

“Small and cramped in bedroom [tenant kept all bedroom furniture in lounge]” 
“Bathroom area wastes space downstairs but it is accessible” 
“Kitchen is too small” 

One tenant suggested that the space under the stairs could be used as storage space. 
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A couple of tenants mentioned overheating and a lack of airflow upstairs as the feature they 
most disliked.  Several design issues were mentioned:  
 placing of the laundry upstairs 
 use of glass by the front door 
 kitchen drawers coming off 
 more kitchen shelving 
 lack of privacy in outdoor areas 
 outdoor areas potentially being too small for children as they grow 
 not having a shelter over the patio for when it rains 
 a malfunctioning carpark light – “carparking is dangerous as solar lights not working”. 

In terms of the local vicinity, noise was an issue for some, particularly if living near the carpark.  
Safety was an issue for one tenant who said “It's hard to predict who will be around or if 
anyone has been on your property.” Several tenants mentioned neighbourhood interactions, one 
wanting more connection with neighbours and one noting that “some neighbours are unfriendly 
towards children” and another that there are “some privacy issues with kids not giving tenant 
space.”  
 
3.2.4 Involvement in residents’ activities and community feel 
Tenants were asked how involved they are in residents’ activities.  While tenants seemed to be 
aware of activities and events and interested in attending, various barriers were stopping their 
more regular attendance: 
 Poor health 
 Tenant is a vegetarian and they always have BBQs   
 Working full time so it is hard to make events  
 Transport is a problem 

The majority of tenants were positive about being part of the Lynton community – only one did 
not feel they had much in common with other residents.  However, several did remark that they 
still felt a little isolated and would like to see more cohesiveness in the community. 

There were very positive remarks about CORT’s role: 
“CORT people [are] like angels” 
“CORT takes care of repairs very well.  Thank you.” 

 
3.2.5 Transport and parking 
Tenants reported using public transport, although one crossed out good in 'close to good public 
transport' and another was looking forward to an over 65 discount.  One tenant with mobility 
issues has a support care worker to get around and a taxi mobility card. 
One tenant reported that “At first it was tricky [for visitors and service delivery vehicles to find 
property] as was a new property and wasn't on GPS” 
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4 Results – Mt Wellington 
Fourteen tenants completed the Residents’ Survey in face-to-face interviews. 
 
4.1 Application of assessment tools 
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4.2 Further feedback from tenant interviews 
4.2.1 Home comfort 
The tenants were asked about the ease of heating their homes.  Of the tenants who commented, 
one did not use a heater as it was too expensive, one found their home easy to heat, and five 
described their house as not needing winter heating as it was reasonably warm. 

In terms of overheating and the ease of cooling in summer, seven of the 14 tenants described 
their homes as overheating – “Yes gets very hot in summer.  Everyday.  Whole house.  Use fan 
as no other option  - windows only open a little bit” -  but the majority were happy with the 
actions they were able to take to mitigate this.  These comprised using fans, leaving doors and 
windows open, and putting up a sun umbrella.  One remarked that the “deck gets really hot, 
can't stand on it.” 

Two tenants reported mould, one on windows and one in the bathroom. In terms of the ease of 
drying clothes outside (a key way to avoid indoor mould), two tenants reported difficulty in 
availability of the shared clothes line.  Four reported using the clothes horse, although one noted 
that it is not good quality.  Two tenants suggested getting retractable clothes lines for the deck.  
One suggested “maybe need a sign for washing as some leave out for a week” 
 
4.2.2 What tenants like most about living at 222 Mt Wellington Highway 
Tenants were asked what they liked about living at 222 Mt Wellington Highway.  Multiple 
tenants noted: 
 The location, close to Countdown/Sylvia Park/doctor/chemist/train/bus stop 
 Quiet and privacy – “I am not looking at other houses off my back deck.” 
 Comfortable, cosy and warm housing 
 New and easy to clean housing with quick repairs – “I love the fact my home is easy to keep 

clean.” 
 Safe environment – “Fence onto park boundary is good for security” and “Never 

frightened living here” 
 Neighbourhood interaction – “I like to talk to people and check they are OK”  
 Sun and light – “Unit gets sun from time [I] wake up til it goes down” and “Likes the light 

(very important when had mental health issues)” 
 The privilege of having their own home - "Feel content that have a roof over head. Feel 

humble that [I] live here" 
 
4.2.3 What tenants like least about living at 222 Mt Wellington Highway 
In terms of what tenants liked least about living at 222 Mt Wellington Highway, several tenants 
mentioned: 
 The lack of a laundry tub – “No laundry tub- it's culturally difficult for some, so they use a 

plastic basin." 
 Noise 
 Rats and mice coming inside from local night market and shops – one tenant suggested 

security doors to keep vermin outside 
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 Privacy, particularly in smaller units when visitors came or where visitors need to go 
through the bedroom to the toilet. 

 Lack of storage – suggestions were 
- A small shed on the deck 
- Extra shelves put in hot water cupboard 
- Need storage - somewhere outside - nowhere to put books, boxes etc.  Could put 

something below the carpark e.g. have granddaughters bike, tools etc 
 Grounds maintenance – “Took too long last time to do gardens, need to do more often” 
 
Issues raised by a single respondent only were:  
 Flies – “Lots of flies - can they have screens as leave door open?  Fly marks all over 

ceilings.  Flies are shocking.” 
 A trail of ants on building  
 Lack of a nearby butcher.  
 Some plantings are not particularly suitable.   
 No tap at back door.   
 No path at back for lawnmower. 
 
4.2.4 Involvement in residents’ activities and community feel 
Tenants’ comments on their involvement in the development community and activities varied 
considerably.  The majority greeted neighbours but were not necessarily very involved with 
their lives – “[I] say hello to everybody but don't force myself on others.” Some tenants referred 
to illness or health issues interfering with their involvement – “I chat with neighbours.  Can't 
take too much stress or talking”.  One tenant referred to Others were more involved with their 
neighbours and were able to offer help - “[Recent] person with mental health issues was sorted 
really quickly.  People look out for each other" and “I advise tenants about stuff e.g. advice 
about water bills”.  
 
Generally, there were fewer negative remarks on the community feel of the development: 

 “other residents are reclusive”. 
and some very positive ones: 

"I love this place and the people"  
“Culturally people are very different but fit in"  
“People notice [if any issues needing help]” 
“Good to be part of something” 

 
Again, there were very positive remarks about CORT’s role: 

“When something needs to be done it’s done immediately.  Elizabeth gets things done 
immediately.  She is very good.  Lovely personality” 
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4.2.5 Transport and parking 
In terms of location, most people found it handy to shops, pharmacy, bus stop and other 
conveniences – several tenants mentioned that they didn’t need a car – “I don’t drive so I love 
the fact that the shops are handy.” However, one tenant mentioned concerns about the wider 
neighbourhood: 

“Outside our complex lots of bad stuff goes on from local hoods in countdown carpark - 
bashings, cars broken into, bad drug area" 

One tenant noted that it “took the ambulance a long time to find place as it was not showing up 
on system.”  
 
On-site parking was considered an issue by a majority of tenants.  While several mentioned that 
visitors could park in the Countdown carpark, one tenant noted that “Countdown has become 
monitored parking”.  On-site, there was often difficulty in finding parking which was impacting 
both tenants and often visiting social workers and caregivers. Tenants complained about 
households that have multiple visiting cars taking carparks, cars being stored on site, and 
behaviour.   

“Sometimes there is no parking for residents - have to go door knocking to get a park.  
Visitors take advantage, take all the parks. One resident had 9 cars - all visitors. 
Continuously happens.  No respect whatsoever for tenants.  Parking needs changing - 
TENANT PARKING ONLY” 
“Social worker told off for parking onsite when just picking up tenant.” 
“I have an elderly mother who needs to park here but is sometimes not able to as the 
carpark is full.” 
“[Parking is a] big thing.  One tenant has a lot of visitors and all park on site and 
tenants can't find carparks.  Need more specific signage e.g. for tenants.  2 cars with 
covers - storage.  People need to be considerate” 
“Sometimes people park under clothesline” 
“Inconsiderate neighbours leaving after midnight, loud, no consideration sometimes - 
they toot their horn after midnight” 

 
Several tenants suggested signage to indicate tenant only parking areas. One tenant suggested 
“Could you make the grass strip on the driveway for parking if this is CORT land?” 
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5  Conclusions 
This report summarises results from the application of Beacon Pathway’s medium density 
assessment tool to two CORT Community Housing developments in Mt Wellington. In general 
respondents were very positive about living in the developments and their interactions with 
CORT.  All respondents at both developments either agreed or strongly agreed that the home 
suited their household needs.  All Mt Wellington development residents interviewed either 
agreed (36%) or strongly agreed (64%) that they were proud to live in the development.  The 
tenants at the Lynton development were slightly less positive with 89% of residents (8) agreeing 
and 11% (1) responding neutral to the statement “we feel proud to live in this place”.   
 
The comparison of the resident and developer perspectives shows that the developer rates both 
developments slightly higher than residents, with a slighter larger difference at the Lynton 
developments. 
 
At the Mt Wellington development the developer and residents rated Character, context and 
identity (4.33 developer, 4.32 resident), Choice (5.00 developer, 4.74 resident) and 
Sustainability (4.00 developer, 3.76 resident) fairly similarly, with more variance in Liveability 
(4.24 developer, 3.70 resident) and Connectivity (4.33 developer, 3.07 resident).  The greatest 
variance was with connectivity.  Resident interviews identified that while the development was 
well located in terms of walking access to shops and facilities, health needs meant that they 
were frequently not able to walk to relatively closeby services or needed to use more specialised 
services. 
 
There was slightly more variation between the developer and resident responses at the Lynton 
development.  Sustainability was rated similarly (3.64 developer, 3.56 resident), while there was 
more variation between rated Character, context and identity (4.83 developer, 3.74 resident), 
Choice (5.00 developer, 4.38 resident),  Liveability (4.27 developer, 3.21 resident) and 
Connectivity (4.61 developer, 3.80 resident).   
 
Residents at both developments in general expressed appreciation of the homes they lived in, 
the way in which CORT managed the development and support from neighbours.   

“CORT  people like angels” 
“Like starting a new life moving here” 
“…  Nice home, cosy.  There are not a lot of place can call home quickly, settled in here 
a lot faster.” 
“Feel content that have a roof over [my] head.  Feel humble that [I] live here 
“Good neighbours.  CORT is good, they care about us” 
“Neighbours saved [my] life.” 
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8 Appendix A: Residents’ survey questions 
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