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1 Introduction  

This project responds to a request from CORT Community Housing to utilise the Beacon 

Pathwayôs medium density assessment tools on four CORT Community Housing developments 

in Scott Point, Otahuhu (Princes Street and Hokonui) and McLennan. 

 

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. 

They have since used these on a number of developments including two CORT developments 

(Lynton and Mt Wellington) in early 2019. 

  

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 ï 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. 

Â A site review  

Â A developerôs interview   

Â A residentsô/occupantsô survey.  

 

Taken together, these tools give an integrated picture to developers, enabling them to consider 

what works and doesnôt 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 
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developer believes they have achieved, with an independent site review and with residentsô 

views of what has been successful. 

 

This iteration of the medium density tools has added a tenancy managersô interview and survey 

at the request of CORT. 

 

 

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 four developments: 

Â Scott Point - 13 x 2 bedroom units (8 on Scott Road and 5 on Riroriro Road) 

Â Princes Street, Otahuhu ï 8 x 1 bedroom units 

Â Hokonui Road / Hauiti Road, Otahuhu ï 12 x 1 bedroom units (11 occupied) 

Â McLennan (Dignity Street / Te Akitai Green and Turehu Road) ï 8 x 1 bedroom units,  6 x 

2 bedroom units 

 

The first step was to review the tools based on the learnings from the application on the two 

CORT developments in early 2019.  Glenda Lock and Verney Ryan met with CORT on 21 

October 2019.  The meeting identified the need to add a component of gathering feedback from 

the tenancy managers for each of the developments.    

 

2.1.1 Tenancy managers and tenant surveys 

To conduct the face-to-face surveys, CORT arranged for tenants to meet with Glenda Lock and 

undertake the survey at a time to suit the tenant e.g. after work for tenants who were working.   

 

On 6 November 2019, Glenda Lock accompanied CORTôs Scott Point tenancy manager and 

was introduced to tenants who were home (door knocked).   At this introduction, appointments 

were set, with the remaining appointments set either by phone or door knocking during the 

surveying process. Surveys of tenants at Scott Point were conducted on 7 and 8 November, 

inside the tenantsô homes, during the daytime and evening.  Just over half the tenants filled in 

the survey themselves and one tenant had the survey interpreted to another language.  The 

tenancy manager interview was conducted on 6 November, following the introduction to the 

tenants.  An online survey was also completed by the tenancy manager.   

 

On Monday 11 November, Glenda Lock accompanied the CORT tenancy managers responsible 

for Princes Street, Hokonui and McLennan to meet the tenants at each of the three developments 

and to set survey times. Tenant surveys were conducted during the daytime and evening with 

tenants on Wednesday to Friday 13-15 November.  A far higher proportion of tenants preferred 

having the questionnaire read to them at the Princes Street and Hokonui developments, and one 

tenant completed the survey over a number of visits.  The tenancy managersô interviews were 

conducted on 11 November, with one being completed by phone. 

 

Tenants were provided with a $30 voucher for undertaking the survey; this was given to the 

tenant prior to commencement of the survey.  All tenants were told that they did not need to 

respond to any questions they felt uncomfortable with, and this would not impact on their 

voucher.  Despite this, survey completion was high; unanswered questions were largely due to 

their complexity. 
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Where there were issues requiring addressing immediately and where the tenants wanted these 

raised or where tenants wanted comments passed on, Glenda Lock let CORT know as soon as 

possible. 

 

 

2.1.2 Response rates 

Â Scott Point 10 responses from 13 occupied units 

Â Princes Street, Otahuhu ï 6 responses from 8 occupied units 

Â Hokonui Road / Hauiti Road, Otahuhu ï 9 responses from 11 occupied unites 

Â McLennan (Dignity Street / Te Akitai Green and Turehu Road) ï 8  responses from 14 

occupied units 

 

2.1.3 Site surveys and developer interviews 

On two separate days in November Verney Ryan and Bill Smith undertook independent site 

reviews at all four sites gathering data and making assessments of key criteria.  On November 

27th and 4th December 2019 Verney Ryan met separately with Peter Jeffries and with Julia Te 

Hira of CORT to undertake developer interviews specific to each site.  Peter was interviewed 

about Scott Point and Princes Street whilst Julia was interviewed about Hokonui Road and 

McLennan. 

 

2.1.4 Analysis and reporting 

The data from the tenantsô survey, interview and site review were combined and analysed, and 

presented as infographics.  Additional qualitative data from the interviews with tenants was 

broadly analysed to give as rich feedback as possible to CORT Community Housing. The 

tenancy managersô responses have been compared to tenant responses to highlight areas where 

perceptions differ.  Their comments have been included and compared to tenant comments 

where relevant. 
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3 Results ï Scott Point 

Ten tenants completed the Residentsô Survey in face-to-face interviews. 

 

3.1 Application of assessment tools 
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3.2 Feedback from tenancy manager 

This section covers feedback from the tenancy manager for Scott Point.   The tenancy 

managerôs survey responses are circled on the graphs generated by the tenant survey, to enable a 

visual comparison between tenancy manager and tenant responses. 

 

The tenancy manager óstrongly agreedô that the homes were affordable and suited the tenants 

needs.   

 

 

Generally, the tenancy managerôs rating for different aspects of the homes matched the majority 

or the mean of the tenantsô ratings.  The exceptions were that the tenancy manager rated how 

easily a home could be modified and storage lower than most tenants.  This could reflect that 

tenants are less aware of the difficulties of modification than the tenancy manager.  Certainly, 

tenantsô comments didnôt reveal many concerns over storage. 

 

 

In the interview the tenancy manager made some observations on how the home designs could 

be improved.  

ñChange side gates so can open all of them e.g. to get bins throughò 

ñWould like a fully fenced front so tenants can open their front door and the kids (and 

one dog) can go out frontò 

ñKitchen and bathroom work well but it could be useful to have a bathroom or at least 

a toilet downstairs if there was spaceò 
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ñUpstairs bathroom is not accessible.  They canôt move people into these units if they 

are likely to need accessibility in near future; or put tenants on a waiting list to move if 

need an accessible unit.ò 

 

In terms of heating the Scott Point homes, tenants were more positive about the ease of heating 

than the tenancy manager.  It was the exact opposite with the ease of summer cooling, where the 

tenancy manager rated cooling as easy, compared to four of the ten tenants finding it óhardô or 

óvery hardô.  Tenantsô comments suggest that cooling is an issue.  The tenancy manager 

commented ñI have not heard of any overheating; however, I was told one unit gets very cold 

which we installed a heat pump due to there being no house next door.ò 

 

The tenancy manager and tenants largely agreed that it was easy to keep the homes free from 

mould, but half the tenants rated the ease of clothes drying outside lower than the tenancy 

manager.   

 

 

 

Scott Point provides opportunities to reduce energy use, water use, and waste, as well as to 

compost, garden and take part in environmental activities.  Uptake of composting, gardening 

and environmental activities is low, but the majority of tenants are taking action to reduce 

energy use, water use and waste. 
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When asked about the safety of the property and neighbourhood after dark, the tenancy manager 

felt they were very safe (the same rating as the majority of tenants) but that it was óa bit unsafeô 

for children (most tenants were more positive).   The tenancy manager commented that ñScott 

Road is Main Road facing which is busy so not good for small children. Scott Road speed limit 

is still 70kph and we have small children on that road.ò Several tenants also raised concerns 

about road safety for local children. 

 

 

 

The tenancy manager said the development does not have a plan for how to respond to 

emergencies (such as an earthquake or long power cut).  Only three tenants have made any 

preparations for an emergency. 

 

When asked what they liked the most about the homes at Scott Point, the tenancy manager said 

ñI love the location. They are beautiful :)ò  However, when asked what they liked least, the 

tenancy manager said ñThere is still no sidewalk built for tenants to walk to the super market. 

They are having to walk on the road.ò  This reflects that the tenants are currently living in an 

unfinished development; when it is finished, it will be a beautiful location. 

 

In the interviews, the tenancy manager expanded more on the difficulties of access to amenities 

in Scott Point.  They said that the location wasnôt working well at present with not even a 

footpath to school or shops.  The nearest dairy is 1.5km away with no footpath.  The nearest 

supermarket is 1.8km with no footpath.  The tenancy manager was unsure if the bus service was 

running yet. Land availability drove the choice of location.  Although the situation will improve 

as the area is built out, they had to ensure everyone who moved in had a car.  The importance of 

a car to access amenities in Hobsonville were also highlighted in conversations with tenants 

which were around cars recently being repaired so the tenant now had a car.   

 

The tenancy manager ratings for aspects of the development agreed with the majority of tenants 

that Scott Point works with the natural environment and they are proud of it.  The tenancy 

manager thought the development was less welcoming than most tenants and was more positive 

about its identity fitting with the neighbourhood than most tenants. 
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In terms of the tenant activities provided at Scott Point, the tenancy manager reported that 

ñThere are no activities in the development itself; however, we do have coffee groups for 

tenants. I will be organising play groups for the development when I am less busy.ò 

 

In terms of fit with the wider neighbourhood, the tenancy manager said ñI think the development 

looks great and matches the rest of the homes; therefore, it does not stand out as community 

housingò 

 

The tenancy manager reported that tenants owned 11 cars, two bicycles, and needed no mobility 

support needs.  When asked about travel options and carparking, the tenancy manager rated 

travel options as ópoorô, along with half of the tenants who also rated it ópoorô or óvery poorô.  

The tenants were more positive about feeling safe from cars, although ratings had a wide spread.  

For all parking questions, the tenancy managerôs responses were all more positive than most 

tenants, with the discrepancy particularly noticeable for carparking for visitors and overall 

parking management.  There were a large number of comments on parking in the tenant surveys 

and interviews which suggest this is considered a problem. 
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3.3 Feedback from tenants 

This section captures feedback from open ended questions and from discussions with the 

tenants. 

3.3.1 Home comfort 

Tenants were asked about the ease of heating their home.  All respondents rated this reasonably 

to very easy.  Two tenants commented that the heater provided worked well, particularly for the 

living room, although one tenant believed it was easier to heat upstairs than downstairs.  

 ñHeater heats quickly - has a thermostat.ò 

One respondent noted that ñheating is very expensive.ò  

In the general comments, several respondents mentioned solar access problems: 

ñThe sun comes to sides but not centre of houseò 

ñUpstairs is sunny, downstairs is a bit dark, but would be hard to solve this.ò   

 

However, summer cooling appeared to be more difficult for some, with four out of the nine 

respondents for this question rating it óhardô or óvery hardô.  Four tenants commented about 

overheating in summer;  

ñVery hot in summerò 

ñUpstairs barely gets ventilationò 

ñBake in summer.  Upstairs is unbearable with only 3 windowsò 

In terms of responses to the summer cooling, respondents suggested: 

ñCooling is tricky ï have looked into a heat pumpò 

ñGets hot but can create a wind tunnel to get a good breeze.ò 

ñWould be good if heater was AC as well.ò 

Several respondents mentioned the need for more shading outside: 

ñWould be good to have an awning over back patioò 

ñWould love to have a shade over the paved area outside loungeò  

 

Tenants were also asked about the ease of drying clothes.  Seven out of nine respondents found 

this óreasonablyô to óvery easyô, with two finding it óhardô.  These two tenants commented: 

ñDry clothes insideò 

ñA bit hard to dry clothes - line is too small and not where the sun shinesò 

One tenant noted that the washing line doesn't get sun so they have hung their own and 

suggested a washing line would be better on the house, rather than on the storage unit. 

 

All tenants found it easy to keep their homes free of mould; however, one tenant commented: 

ñSun doesn't come on to concrete patio so goes green.ò      
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3.3.2 What tenants liked about living at Scott Point 

3.3.2.1 About their homes 

When asked what they like most about living in their homes, four respondents said 

ñEverything!ò Respondents mentioned the spaciousness and design of their homes, and that 

they appreciated having a new home for cheap rent.  One respondent enjoyed their neighbours, 

while another liked that ñeverybody keeps to themselvesò.   

ñNew houses new life.ò 

ñHomely feelò   

ñLike small garden.  Set-up nice, lots of storage, sunnyò 

ñVery lovely area and beautiful view.  Very handyò 

ñNew house and have more sunshine inside house. Good house and safe placeò 

ñSpace under stairs is good storage and combined with hot water cylinder.ò  

 

3.3.2.2 About the neighbourhood 

Respondents were pleased with the location of Scott Point, close to the city and between 

Westgate and Albany.  They also commented positively about the amenities available at 

Hobsonville: 

ñLike swimming at schoolò 

ñLike going for local walks - quiet, go to wharfò 

ñHobsonville has great opportunitiesò 

ñOnce building is completed and houses are full, it will be perfect.ò 

 

3.3.2.3 CORT as landlords 

In the general comments, several mentioned their appreciation of CORT: 

ñVery thankful and happy for the honest management - CORT are really good - meet 

our needs mostly.  Honest with finances e.g. coming to us with refunds etc.    Willing to 

answer any questions we have.  CORT always try and get solutions e.g. resolve 

complaints.  I'm just happy with them, the best landlord ever.ò 

ñSo grateful to have this house.ò 

ñAlways contactable - so different to HNZ.  Really doing a great job. TM always 

contactable, let tenants know about anything, sort issues quickly, ring/txt before coming 

so is good.  CORT are doing a great job.ò 

 

3.3.3 What tenants didnôt like about living at Scott Point 

3.3.3.1 About their homes 

There was little crossover in tenantsô responses to what they liked least about their homes: 

ñGate on side doesn't open so can't take rubbish bin down the side.ò   

ñWould love a front gate; it would be good for couriers, and stop kids coming in.   

Would feel safer.ò  

ñNot having a separate toiletò 

ñSmall outdoor /garden spaceò 

ñHaving to reorganise thingsò 



 

Medium density housing assessment of 

four CORT developments: McLennan, 

Hokonui, Princes Street, and Scott 

Point: MDH/7  

Page 24 

 

 

Several respondents mentioned neighbours: 

ñLike neighboursò 

ñOne neighbour is a bit hard to deal with.ò 

 

Several respondents in the general comments mentioned noise, particularly at weekends: 

ñOnly issue is that can hear all the neighbours (not much privacy in terms of sound).ò 

ñNot soundproof between neighbours (can feel the sound early morning and evenings 

sometimes)ò 

ñDiggers a bit noisyò 

ñDon't hear anything when inside with doors closed. Outside sometimes noisy at 

weekends.ò   

  

More outdoor space for kids was another concern: 

ñWould be good to have more space for kidsò   

ñKids playing on roads is not safeò 

ñOutdoor space not big enough for kids.ò 

 

3.3.3.2 About the neighbourhood 

In terms of location, one respondent didnôt like that the development was ñfar from familyò. 

 

Respondents expressed some concerns with the wider neighbourhood 

ñNot much parks and fields for kidsò 

ñParked cars on side streets restrict the streets e.g. Greenfinch.  Some cars parked on 

footpathsò   

ñNo footpaths on Scott Roadò 

ñMessy street - rubbish in gutters, have to pick up rubbish, beer bottles etc but it is not 

CORT's fault.ò 

ñNeed more parks.ò   

ñWe don't really have a public swimming pool.  That would be awesome.ò 

 

3.3.3.3 Design issues 

There were a number of issues raised with the design or construction of the development.  These 

were: 

ñWorkmanship - a few leaks in bathroom - don't know where water came from.ò   

ñKitchen and bathroom drains smell - not yet fixed long term.ò   

ñDislikes toilet upstairs and small bathroomò  

ñFeel exposed a bit with close neighbours - no tree life or gapsò   

ñWrong plants in front - mosquitoes love front grassò 

ñFront door a bit rattly and draughtyò 

ñRangehood óflapsô sometimes, bathroom fan runs for hours after showerò 

ñHot water cylinder - heated water runs out quickly.ò 
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When asked how the design could be improved, respondents suggested: 

ñWould like space for a clothes dryerò  

ñNo vent provided for dryer and CORT says don't need oneò 

 ñWould like a separate toiletò 

ñWould like a waste disposal unit - The food waste gets very smelly for a week on 

rubbish dayò 

ñLaundry could have come downstairsò 

ñWould like a dishwasher in kitchen.ò 

 

Several mentioned the need for more storage, especially: 

ñWould be good to have some outdoor storage for children's thingsò 

ñIdeally there should be a garage or made existing [shed] widerò 

ñLimited bathroom storageò 

ñShelving storage bleach out of reach [of children].ò 

 

 

3.3.4 Involvement in residentsô activities and community feel 

In terms of interactions with other residents, most respondents classified themselves as óGetting 

to know the other residentsò; only two said they were partly or fully involved in resident 

activities. 

ñKnow both neighbours.  Good relationship, say hi and bye.  Feel safe.ò 

ñKeep to self.  Wave to each other if passingò 

ñSome people keep to themselves.ò 

 

Over half of the residents read the newsletter, four (of the nine) attended CORT events, and four 

described themselves as interested but not active.  Respondents commented: 

ñWouldn't mind hosting a CORT activityò 

ñCommunity events get us all togetherò  

ñGet Hobsonville Point newsletter. Took part in street BBQò 

ñCORT has lots of BBQs, family gathering, send out menuò 

ñLike to help out with gardening.ò 

 

3.3.4.1 Safety 

Generally, the majority of tenants felt safe in their homes, after dark, and in their 

neighbourhood.  Two tenants felt consistently a bit or very unsafe, and two more were only 

fairly or mostly safe. The rural outlook made one tenant feel unsafe. Comments were:  

ñThis place is very good and safe for living hereò 

ñFeel unsafe at night walking once go past our streetò 

ñWould love a front gate; it would be good for couriers, and stop kids coming in. 

Would feel saferò 

ñWould like a security door.ò 
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Several respondents raised concern about safety for children playing on roads 

ñNot good space for kids, especially playing on roads.ò   

 

The majority of respondents felt safe from cars as they walked around the neighbourhood, 

although a lack of footpath on Scott Road was identified as an issue.  One respondent mentioned 

rubbish on footpaths as a safety concern. 

 

3.3.5 Transport and parking 

When asked about transport options, respondents were split on whether these were reasonable or 

poor.  Most tenants had access to their own vehicles but noted that  

ñNo buses close to here - have to drive to Massey to pick up mother.ò   

 

With the high number of cars, parking was more of an issue.  Although overall the respondents 

rated carparking for themselves positively (all between reasonable and excellent), car parking 

for visitors was more difficult, with three respondents rating this poor.  In the comments the 

tenants identified more clearly the issues: 

ñNeighbour lets people park at back and they go across tenantôs driveway. Makes it 

difficult or impossible to parkò 

ñLast 3 units take up parking on the roadò   

ñWe need more parking spaces for guests and to make the little driveway just one way 

system so don't crash to the other driverò 

ñParties from neighbour can sometimes cause problems finding parking spaceò 

ñParking difficult in late evenings and weekendsò 

ñParking in weekend is sometimes busy - people are walking in the trees [tenant was 

referring to nearby park with bush]ò 

ñNot much parking around, always taken.  Happens all the time.ò 

 

One tenant noted that with adjacent housing currently being built, trade vehicles sometimes 

blocked driveway access so that tenants could only come in and out at one end. Several 

respondents mentioned that delivery drivers cannot always find the development because GPS 

tells people the wrong place. 

 

3.3.6 Sustainability and emergency preparation 

Tenants were very engaged in activities to save energy and water, and to reduce waste, but less 

engaged with gardening or wider sustainability activities.  Respondents said they typically 

recycled water using the tank, used solar outside and turned off appliances when not using them. 

 

They also noted that there is no space for compost. One respondent noted that their ñInlet pipe 

is not connected to water tank.ò 

 

Three respondents had made preparations for emergencies, including candles, suitcase ready to 

go, canned food, and first aid kit.  
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4 Results ï Hokonui 

Nine tenants completed the Residentsô Survey in face-to-face interviews. 

 

4.1 Application of assessment tools 
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