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1.0 Executive summary
T he aim of  u rb an regeneration p rogrammes, su ch as the Northcote D ev elop ment Programme ( ND P) , 
is to imp rov e the p hy sical and socio- economic p osition of hou sing areas ( M ehdip anah, M almu si, 
M u ntaner, &  B orrell, 2013 ) . H ow ev er, there can b e negativ e w ellb eing imp lications, throu gh social 
disru p tion and disp lacement ( Egan, L aw son, K earns, Conw ay , &  Neary , 2015) . W ith the su p p ort and 
inp u t of  their commu nity  collab orativ e p artners, H earts &  M inds commissioned this strengths- b ased 
stu dy  to: 

• I dentif y  the imp acts of  the ND P on the w ellb eing of  Northcote residents, f amilies/
and the Northcote commu nity , and to

• Articu late the v oices of  the Northcote Central commu nity du ring the regeneration p rocess

Northcote Central is a v ib rant, div erse commu nity w ithin the most dep riv ed q u intile of  the New  
Z ealand I ndex  of  D ep riv ation. I t has the highest intensif ication of  state/ social hou sing on the North 
S hore. T he ND P started in 2016 w ith a f ocu s on redev elop ing hou sing in the Northcote Central 
p recinct.     central gov ernment agency  resp onsib le f or deliv ering the ND P, w hile 
w ork ing w ith Panu k u , an Au ck land Cou ncil agency  w hich has a f ocu s on rev italising the Northcote 
tow n centre at the heart of  Northcote Central. T o date ov er 3 17 hou ses hav e b een demolished and 
89 homes b u ilt.  B y  the time it is comp leted in the mid- 2020s, there w ill b e arou nd 1,500 new  
homes, and the p op u lation w ill hav e dou b led f rom arou nd 3 ,000 to arou nd 7,700. T he new  homes 
w ill inclu de social and af f ordab le hou sing, and p riv ate hou ses f or sale.

T he research u ndertak en inclu ded grou p  discu ssions ( f ocu s grou p s) and a w ritten su rv ey w ith 
Northcote Central residents, as w ell as semi- stru ctu red interv iew s w ith indiv idu al commu nity  
stak eholders. T he research p roj ect ex p erienced limitations du e to the imp acts of  f ou r CO V I D
lock dow ns in a commu nity  ex p eriencing signif icant change.  W hile these af f ected the scop e and 
dep th of  the w ork , the inf ormation gained f rom p articip ants is of  v alu e. 

T his research p rov ides one short snap shot in time, ab ou t how  p articip ating residents and commu nity  
stak eholders cu rrently  f eel and think  ab ou t the ND P, and w hy . T his is their v oice. 

Key Insights

O f  the 27 p articip ants, f iv e are M ori, w ith a f u rther f ou r identif y ing as w ith other heritage 
( S amoan, Niu ean, New  Z ealand ( NZ )  Eu rop ean) , as w ell as one   . T here are f ou r NZ  
Eu rop ean/  Pak eha;  six  T ongan, three S amoan, tw o Chinese and tw o ‘ O ther’ . J u st ov er 81% , or 22 

              and Pasif ik a, 
w ith a f ew  NZ  Eu rop ean/ Pak eha. Nearly  tw o thirds of  those w ho hav e liv ed in the area the longest
are tenants. F iv e p articip ants, inclu ding Chinese, NZ  Eu rop ean/ Pak eha, and one O ther ( u nstated)
ow n their ow n home and hav e liv ed in Northcote f or 10 y ears or less. A maj ority  of  residents w ere in 
f u ll or p art time w ork , f iv e w ere j ob seek ers.          
the p articip ants. 

T he ND P, to date, has led to su b stantial changes in how   tenants are hou sed, and w ho is 
hou sed       grets ab ou t the social disru p tion cau sed b y the 
hou sing demolitions and their shif t into new ly  dev elop ed more intensiv e hou sing. T heir p rev iou s
homes had more sp ace indoors and ou t w hich su p p orted their div erse social and cu ltu ral needs.

   ( and other)  p articip ants f elt some new  social hou sing tenants are less f riendly  or
mind their ow n b u siness.        , the CO V I D lock dow ns in 
2020- 21 and grap p ling w ith change, may hav e imp acted on mak ing new  connections. 
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T he mix ed v iew s ab ou t w hether the hou sing changes hav e imp rov ed Northcote ap p ear to ref lect 
how  mu ch, either directly  or indirectly , the changes hav e af f ected or are af f ecting sp ecif ic 
p articip ants, their ethnic commu nity , and their f eelings arou nd change, saf ety , and identity . T here 
are some signs of  p otentially  emerging concerns arou nd saf ety , inconsiderate neighb ou rs, and 
amenity  concerns f or residents, neighb ou rs and in p u b lic sp aces. 

T here is also some concern arou nd w hether the increased social hou sing and p op u lation may tip  
Northcote commu nity ’ s b alance, u ndermining its cohesion and saf ety . T here is insu f f icient data to 
come to any  conclu sion, giv en the size of  the p articip ant samp le and the lack  of  b aseline research.
W hat it p oints to is a need to ensu re that there are ap p rop riate f acilities and inf rastru ctu re, 
inclu ding social serv ices to su p p ort good ou tcomes, as w ell as p ossib ly  ap p rop riate f u rther research. 

T he and Pacif ik a commu nities hav e b een p articu larly  af f ected b y  the ND P changes. S ome 
deep ly  f eel the disp lacement     f amilies not allocated new  hou sing, w ho had to 
mov e aw ay ;  one ref erred to it as a ‘ social cleaning’ . S ome w anted the p rev iou s cu ltu ral div ersity  
reinstated throu gh more social/ af f ordab le hou sing f or Pasif ik a, and su p p ort to achiev e this.G iv en the 
more intensiv e hou sing, some are k een to see commu nal gardens, f or grow ing k u mara and y ams, a 
commu nity  hall w ith sp aces f or social serv ices and grou p s, and f or social and cu ltu ral f u nctions, su ch 
as k av a ceremonies. p ointed to the need to resp ect the T reaty  of  W aitangi, and sp aces f or 
hangi, so that generations can p ass on k ey  cu ltu ral sk ills. I t is not k now n w hether K inga O ra or 
Panu k u  are mak ing p rov ision f or sp aces f or hangi, or commu nal gardens.I n regards to su p p orting the 
range of  cu ltu res, su ggestions inclu de more mu ltilingu al p eop le w ithin k ey  commu nity  serv ices to 
ensu re all residents’  needs can b e addressed and su p p orted, and more targeted su p p ort f or those 
new  to Northcote, b oth f or sp ecif ic commu nities, and across the commu nity  to su p p ort p eop le’ s 
integration into Northcote.

85%  of  p articip ants lik e liv ing in Northcote and 81%  f eel p art of  the commu nity ;  this inclu des the 
nearly  one third of  residents w ho v oiced concerns ab ou t social disru p tion and disp lacement. L ong 
term residents in rental accommodation, p articu larly  Pacif ik a and giv en their nu mb ers, hav e
help ed p rov ide su b stantial stab ility  w ithin the Northcote p op u lation, w ith p otential p ositiv e f low  on 
ef f ects f or their cu ltu res and the w ider commu nity . T he range of  langu ages sp ok en ( see 1.2 -  1.3 )  
and div erse cu ltu ral p ractices, f rom hangi and k av a ceremonies, to su p p orting w ider f amily  as 
needed, hav e contrib u ted to the area’ s div erse character and cohesion.

Northcote w as mostly  v alu ed f or its conv enience to shared f acilities, its f riendly  div erse commu nity , 
good access to p u b lic transp ort du ring p eak  hou rs, its p rox imity  to w ork  and good neighb ou rs. S ome 
residents hav e concerns that Northcote is losing its identity ;  this may  p artially  b e attrib u ted to the 
dep artu re of  f riends and , and new  residents w ith dif f erent ethnicity / cu ltu re, and the 
changing b u ilt env ironment. L ong term residents in rental accommodation, p articu larly  Pacif ik a and 

 giv en their nu mb ers, hav e help ed p rov ide su b stantial stab ility  w ithin the Northcote 
p op u lation ov er time, w ith p otential p ositiv e f low  on ef f ects f or their cu ltu res and the w ider 
commu nity . T he range of  langu ages sp ok en ( see 1.2 -  1.3 )  and div erse cu ltu ral p ractices, f rom hangi 
and k av a ceremonies, to su p p orting w ider f amily  as needed, throu gh hav ing them stay , hav e 
contrib u ted to the area’ s div erse mu lticu ltu ral character and cohesion.

All p articip ants w ho rated the imp ortance of  Northcote’ s shared f acilities rated the local shop s as 
imp ortant/ v ery  imp ortant to Northcote. Nex t came local p ark s, trees and greenery , and commu nity
gardens, f ollow ed b y  commu nity  connection p laces. M ost residents stated they  w ant the ex isting 
shared f acilities to b e retained. H alf  of  the p articip ants w anted more ou tdoor and green commu nity  
sp ace. T he T e Ara Aw ataha greenw ay , ex p ected to connect “ the commu nity  v ia a netw ork  of  p ark s, 
shared cy cling and w alk ing p aths and w ildlif e”  ( Northcote D ev elop ment, 2020) , may  meet many  of  
these needs. S ome w ou ld lik e to see a p lay grou nd, more green sp ace f or p hy sical activ ity , p hy sical 
ex ercises areas, more seating, the p lanting of  f ru it trees and shared v egetab le gardens.
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A commu nity  hall in the Northcote tow n centre is the mostly  strongly  su p p orted new  f acility , w ith 
su p p ort f rom the maj ority  of  commu nity  stak eholders and arou nd half  of  the p articip ants. T his 
ap p ears consistent w ith T he Northcote T ow n Centre B enchmark  M asterp lan ( Au ck land Cou ncil, 
2019) and its mu lti- p u rp ose hu b  centre. G iv en su ch a f acility  w as not f oreshadow ed in q u estions, it 
has strong su p p ort, inclu ding f rom Pasif ik a. T he p rop osed tow n sq u are and p lanting w ithin the tow n 
centre also f its w ith some of  the comments on ou tdoor sp aces.

T here are also issu es arou nd the Northcote tow n centre f or commu nity  stak eholders. W hile the 
location is accessib le, su p p orting ef f ectiv e commu nity  ou treach, limitations inclu de lack  of  lif ts in 
some b u ildings, insu f f icient nu mb ers of  and p oorly  conf igu red meetings sp aces, w ith p riv acy  issu es.

O f  greater concern, some commu nity  stak eholders are u ncertain as to w hat the f inal ou tcomes f or 
the Northcote tow n centre w ill b e, how  they  w ill b e achiev ed, and w ithin w hat timef rame. T hey  
w ou ld lik e greater clarity  ab ou t w hether they  w ill b e ab le to op erate w ithin the centre once any  
demolitions start to occu r, if  there w ill b e op p ortu nities to locate close to the T ow n Centre in 
temp orary  accommodation, and w hether they  w ill hav e sp ace in new  b u ildings once constru cted.

R etailers and others may  b e in a similar p osition in terms of  their p remises. S ome p articip ants are 
look ing f orw ard to an u p dated tow n/ shop p ing centre;  there is some concern that local retailers b e 
su p p orted throu gh the changes, so that su ccessf u l b u sinesses w ho w ant to can remain in the area.

S ev eral p articip ants w ere generally  p ositiv e ab ou t the range of  commu nity  serv ices cu rrently  
p rov ided. M any  w ou ld lik e to see a more div erse range of  serv ices and ev ents, catering to a w ider 
age range ( f rom children to teenagers, adu lts and older p eop le, and dif f erent ethnic/ cu ltu ral 
grou p s. S ome w ou ld also lik e more local commu nal ev ents ( e.g. concerts in the p ark s, f amily  day s, 
cook  ou ts, ev ents to engage neighb ou rs)  and more commu nity  grou p s.

Commu nity  stak eholders are aw are that their serv ices are u nder p ressu re and the need f or them is 
increasing, giv en p ressu res on the commu nity  and the ex p ected dou b ling of  the p op u lation ov er the 
nex t f ew  y ears. W hile one stak eholder considers they  w ill b e ab le to manage this, others, as w ell as 
some p articip ants, are concerned to ensu re there is su f f icient inv estment in inf rastru ctu re and 
serv ices to su p p ort good commu nity  ou tcomes into the f u tu re.

I n regard to the lev el of  engagement on the ND P, ov er half  of  the p articip ants,    
residents, w ere dissatisf ied;  none w ere satisf ied. T hese v iew s may  ref lect a f eeling that those in their 
commu nity  hav e b een discriminated against, w ith f eelings of  “ ov erw helm” , anx iety  and concern
ab ou t w hat is and may  hap p en. O f  those in p riv ate rentals or home ow nership , 15%  of  p articip ants 
w ere satisf ied w ith the engagement w hilst the rest w ere dissatisf ied or neu tral. T here is u ncertainty  
among some commu nity  stak eholders and residents ab ou t w hat the ou tcomes of  the ND P w ill look  
lik e, w ho and f rom w hat cu ltu res, w ill liv e in the area, and w hat the imp acts w ill b e.

T he stak eholders considered many  residents hav e f ou nd the changes dif f icu lt. S ome may f ear f or 
their cu ltu ral commu nity ’ s f u tu re in the area;  some are considering w hat they  w ou ld lik e to see 
hap p ening, show n b y  su p p ort f or commu nity  gardens and f or a commu nity  hall. T he data w ou ld also 
su p p ort the ex istence of  another grou p  more op en to change, inclu ding more hou sing and an 
increasing p op u lation. F or some p articip ants it inclu des op enness to changes to the Northcote T ow n 
Centre w ith a greater v ariety  of  shop s –  b u t imp ortantly , w ith imp rov ed inf rastru ctu re and 
amenities. T his inclu des some across all tenu re ty p es, inclu ding those w ho may  regret some changes, 
and/ or also hav e some concerns ab ou t the coming changes. 

Particip ants rep orted a w ide range of  p otential stressors. T hese range f rom the ND P’ s ongoing 
imp acts as w ell as other stressors. S tress can b e p ositiv e, and can motiv ate reassessment and 
change, b u t too mu ch may  redu ce w ellb eing, and the ab ility  to thriv e, at least in the short term.

T he f u tu re w as a strong f ocu s in the interv iew s of  the commu nity  stak eholders. T hey came u p  w ith 
f iv e su ggestions f or f u rther consideration. T hese are:
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1. I t w ou ld b e help f u l to engage w ith the Northcote commu nity  more on their hop es and
concerns f or Northcote’ s f u tu re, and the su p p ort they  w ou ld lik e, giv en the ND P’ s imp acts,
inclu ding the increasing and p ossib ly  dif f erently  div erse p op u lation.

2. M ore consu ltation and commu nication across the dif f erent organisations p rov iding su p p ort
to the Northcote commu nity  w ou ld imp rov e u nderstanding of  the commu nity , w hat is
w anted, and ef f ectiv e co- ordination.

3 . S ocial serv ices w ithin Northcote are already  u nder signif icant p ressu re, and need increased,
secu re f u nding, so as to help  meet the commu nity ’ s k ey  needs.

T here is strong su p p ort f or a commu nity  hall and meeting rooms in the Northcote tow n
centre. T his is the one new  f acility  also su ggested b y  arou nd half  of  the su rv ey  p articip ants.
I t f its w ell w ith the Au ck land Cou ncil’ s 2019 M asterp lan concep t of  a mu lti- p u rp ose
commu nity  hu b  centre, w ith a hall and a range of  meeting sp aces.

5. I t w ou ld b e help f u l f or commu nity  organisations to b e in easily  accessib le and v isib le
locations w ithin the rev amp ed Northcote tow n centre.

F inally , f u rther research into the role of  how  changing central gov ernment agency and legislativ e 
mandates and p roj ects are imp acting on     v u lnerab le p op u lations 
disru p ted and disp laced b y  u rb an redev elop ment, as w ell as w ho b enef its f rom su ch dev elop ments,
cou ld b e help f u l.
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1.0 Introduction
H earts &  M inds is a commu nity  organisation b ased in the heart of  Northcote Central on Au ck land’ s 
North S hore. Piv otal to their w ork is an integrated f ocu s on w ellb eing, inclu sion, and div ersity . T his is 
ref lected in the commu nity  w ellb eing serv ices they  deliv er, their p articip ation in mu ltip le netw ork s
and their relationship s w ith commu nity  stak eholders. T heir commu nity  dev elop ment ap p roach
enab les H earts &  M inds to hear the v oices of  the Northcote commu nity  throu gh direct engagement 
w ith indiv idu als, , and organisations that w ork  at a grassroots lev el.

T he Northcote D ev elop ment Programme ( ND P)  is ex p ected to increase the Northcote p op u lation 
f rom ap p rox imately  3 ,000 to arou nd 7,700 residents ( Au ck land Cou ncil) . M any  ex isting f amilies/

cu rrently liv ing in        w ill remain and 
w ill b e j oined b y  an estimated 900 new  f amilies mak ing Northcote Central their home in the nex t 
f iv e y ears. G iv en the dev elop ment cu rrently  u nderw ay , the commu nity  is already  ex p eriencing 
signif icant change, w ith f u rther change ex p ected to occu r ov er time.

D iscu ssions w ith the Northcote Central commu nity  and stak eholders highlighted a strong need f or 
their v oices to b e heard du ring the ND P and to ensu re that any  learnings b e integrated into the 
ongoing dev elop ment of  the commu nity  going f orw ard.

W ith the su p p ort and help  of  their K au matu a and commu nity  collab orativ e p artners: T e Pu na 
H au ora, T he F ono and K aip atik i Commu nities F acilities T ru st ( K CF T ) , H earts &  M inds u ndertook  this 
strength- b ased stu dy  to:

• I dentif y  the imp act of  the ND P on the w ellb eing of  Northcote Central residents,
f amilies/ and the Northcote commu nity

• Articu late the v oices of  the Northcote Central commu nity du ring the regeneration p rocess

T he collab orativ e p artners w ere inv olv ed giv en their signif icant roles in the local commu nity . B oth 
the F ono and T e Pu na H au ora hav e health clinics in the b roader Northcote Central area and p rov ide 
div erse cu ltu rally  ap p rop riate serv ices. T he K CF T  p rov ides commu nity  dev elop ment p rogrammes, 
ev ents and p roj ects across K aip atik i, inclu ding the Northcote area.

K ey  f actors that shap ed the research w ere:

• Ex isting literatu re regarding the imp act of  hou sing regeneration/ dev elop ment p rogrammes on
indiv idu als’  and commu nities’  w ellb eing

• Northcote Central as p art of  the Northcote area

• T he ND P w hich f ocu ses on Northcote Central

1.1 Literature Review

T here is no single def inition of  w ellb eing, b u t there is a general agreement that w ellb eing inclu des 
“ the presence of positive emotions and moods (e.g., contentment, happiness), the absence of 
negative emotions (e.g., depression, anxiety), satisfaction with life, fulfilment and positive 
functioning”  ( Centers f or D isease Control and Prev ention, 2018, p . 2) . 
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H earts &  M inds def ines w ellb eing as “ when people have the psychological, social, spiritual and 
physical resources, within themselves and their community, to meet life’s challenges and thrive”  
( H earts &  M inds, 2020, p . 3 ) . 

T here is an array  of  literatu re that f ocu ses on the imp act of  hou sing regeneration/ dev elop ment 
p rogrammes on indiv idu als’  and commu nities’  w ellb eing. Petticrew et al ( 2009) , note that hou sing 
regeneration activ ities may  p lay  a k ey  role in imp rov ing the health of  the p u b lic and redu cing health 
ineq u alities.

I n a sy stematic rev iew , Carmona ( 2019) ex p lores the association b etw een the q u ality  of  the b u ilt 
env ironment and its v alu e, in health, social, economic and env ironmental terms. Carmona’ s research 
highlights that a w ell designed and b u ilt commu nity  can deliv er a w ide range of  health b enef its. 
T hese inclu de:

• B etter p hy sical health i.e., low er p rev alence of  diseases, su ch as ob esity , asthma, etc.

• B etter mental health i.e., redu ced dep ression, anx iety

• B etter general f itness i.e., increased w alk ing and ex ercise

• G reater daily  comf ort i.e., decreased traf f ic noise and p oor sanitation

• Enhanced q u ality  of  lif e i.e., increases sense of  emotional w ellb eing and satisf action and
greater hap p iness

H ow ev er, u rb an regeneration can also hav e negativ e imp lications on w ellb eing throu gh social 
disru p tion and ex p erienced disp lacement ( Egan et al., 2015) . S haw  and H agemans ( 2015) ex p lore the 
notions of  social mix , p lace and disp lacement among residents of  secu re commu nity  hou sing in 
M elb ou rne, Au stralia. T hey  conclu de that “ transformations in shops and meeting places, and in the 
nature of local social structure and government interventions, cause a sense of loss of place even 
without physical displacement ”  ( S haw  &  H agemans, 2015, p . 3 23 ) . 

B arton, G rant, &  G u ise ( 2003 ) also note that local hou sing p olicy  needs to consider other f actors 
su ch as: 

• Av ailab ility of  accommodation f or single residents ( y ou ng/ old) and large f amilies w ho w ant
to remain in the area

• Av ailab ility  of  accommodation f or su ccessf u l b u sinesses w ho w ant to remain in the area

• Av ailab ility  of  p rop erties w ith large gardens or v ery  close to allotments f or k een gardeners

R esident p articip ation in shap ing the b u ilt env ironment directly  su p p orts their mental health 
throu gh encou raging a sense of  emp ow erment and ow nership  ( K ent et al, 2011) .

1.2 Northcote and Northcote Central: A Brief History

w ere the f irst settlers of  Aotearoa/  New  Z ealand, inclu ding the b roader T amak i M ak au rau /  
Au ck land area, and w ithin this, Northcote located on the northern shore of  the W aitemata H arb ou r, 
to the north and w est of  the H arb ou r B ridge. I w i settled this area w ith its rich soils and f ish resou rces 
many  hu ndreds of  y ears ago ( Commu nity  F acilities T ru st, 2010) . 

T he second and ongoing w av e of  most          
of  the large M ahu rangi b lock  and later p u rchases. O v er time, Northcote b ecame a mix  of  ru ral and 
u rb an areas. S u b u rb an dev elop ment and a rise in ru ral- u rb an migration f or saw  their 
p rop ortion of  the p op u lation increase b etw een 1926 and 1986 ( H of f man, 2019) . I ncreased p u b lic 



Page 12 of  70

transp ort f rom the mid- 193 0s, and the 1959 op ening of  the H arb ou r B ridge, also reinf orced u rb an 
dev elop ment.

I n J u ne 1959, the Northcote S hop p ing Centre, located b etw een L ak e R oad and College R oad op ened. 
O v er time more than 80 retail b u sinesses, medical centres, commu nity  serv ice centres and other 
p u b lic f acilities w ere dev elop ed ( Commu nity  F acilities T ru st, 2010) . 

T he 1950s also saw  the introdu ction of  social hou sing into Northcote, f or ex amp le, b etw een O new a 
R oad and B elle V u e Av enu e ( M atthew s &  M atthew s Architects L td &  T ru ttman, 2001) . I n the 1960s 
f u rther social hou sing w as constru cted b etw een L ak e R oad and College R oad ( M atthew s &  
M atthew s Architects L td &  T ru ttman, 2001) . B oth the Northcote T ow n Centre and cu rrent 
state/ social hou sing area are at the heart of  Northcote Central.

O v er time, other migrants, inclu ding those f rom the Pacif ic and Asia arriv ed in Northcote. F or 
ex amp le, in 1971 there w ere v ery  f ew  Pasif ik a p eop le in Northcote b u t f rom the early  2000s there 
has b een a strong Pasif ik a p resence and identity in Northcote Central. T he Au ck land Plan 2050 
indicates that b y  the 2018 Censu s, 28%  of  Au ck land residents identif ied as Asian, w ith the largest 
su b grou p  b eing Chinese p eop le( Au ck land Cou ncil, 2018) . W ith a strong Chinese p resence in the 
Northcote b u siness sector, alongside K orean, T hai and V ietnamese b u sinesses, Northcote has 
b ecome a w ell- k now n and celeb rated Asian cu ltu ral area on the North S hore.

1.3 Northcote Now

T he f ocu s in this rep ort is on Northcote Central, called “ O cean V iew ” . T his is b ased on the 2021 
statistical b ou ndaries w here the b roader Northcote area comp rises O cean V iew , Northcote S ou th, 
T u f f  Crater, and M onarch Park ( S tats NZ , 2018) ;  Northcote Central is across 0.69 sq .k m of  land, and 
has a p op u lation of  ap p rox imately  2,3 58. 

T he Northcote tow n centre at the heart of  Northcote Central is seen as a b u stling v ib rant hu b  w ith 
“ ab ou t 90 retail occu p iers, 60%  of  w hom are grocery / conv enience retail, 20%  f ood and b ev erage, 
and the rest serv ice ou tlets”  w ith an aging inf rastru ctu re ( Panu k u  D ev elop ment Au ck land, 2020) .

Northcote is situ ated w ithin the most dep riv ed q u intile of  the New  Z ealand I ndex  of  D ep riv ation 
( Atk inson, S almond, &  0 and is home to the highest intensif ication of  S tate/ S ocial 
H ou sing on the North S hore. W hile the North S hore region may  hav e a rep u tation f or homogenou s 
w ealth, the Northcote Central p op u lation has consistently  remained in an economically  and socially  
disadv antaged p osition as show n b y  the dep riv ation index , an area- b ased measu re of  socioeconomic 
dep riv ation. T he median income in Northcote is $ 21,600NZ D , w ith j u st ov er half  the residents in f u ll 
time or p art time emp loy ment ( S tats NZ , 2018) . 

D esp ite its economic challenges, Northcote b oasts a rich cu ltu ral history , w ith a strong 
p resence ( b oth historical and contemp orary ) , alongside p rominent Pasif ik a and Asian p op u lations, as 
w ell as Pak eha and other ethnic grou p ings ( S tats NZ , 2018) . I t is an ethnically  and lingu istically  
div erse commu nity : almost 15%  of  the residents’  sp ok en langu ages w ere categorised u nder ‘ O ther 
L angu ages’  in the New  Z ealand 2018 Censu s. W ith ov er 16 langu ages sp ok en, Northern Chinese ( 8% )  
and T ongan ( 7% )  w ere the most sp ok en langu ages af ter English ( S tats NZ , 2018) . 

              0    
cu rrently  the f ocu s of  a maj or u rb an dev elop ment p roj ect called the ND P, w hich started in 2016.
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1.4 Northcote Development Programme (NDP)

Au ck land is the least af f ordab le city  af ter S y dney  in 92 maj or glob al hou sing mark ets according to 
the 2021 D emograp hia H ou sing su rv ey . Northcote D ev elop ment ( U rb an R ef orm I nstitu te &  the 
F rontier Centre f or Pu b lic Policy , 2021) states that “ Au ck landers are concerned ab ou t a shortage of  
hou sing –  p articu larly  af f ordab le hou sing –  and the gov ernment is resp onding w ith a large- scale
initiativ e called T he Au ck land H ou sing Programme. T he Northcote D ev elop ment is p art of  this 
p rogramme.”  

     D P u nder the direction of  the M inistry  of  H ou sing U rb an D ev elop ment. 
T he p rogramme is f orecast to b e comp leted in the mid- 2020s and is in the Northcote Central area 

  2019) . I t is imp ortant to note that the ethnic mak eu p  of  Northcote dif f ers f rom the ND P
area. I n that             7  

    7    0 0 T he ND P area p op u lation total is
greater than 100%  as p eop le can identif y  w ith mu ltip le ethnicities.

T he aim of  the ND P is to: 

• I mp rov e liv eab ility

•               

• I mp rov e the q u ality  of  hou sing in Northcote

• U p grade the inf rastru ctu re and amenities ( e.g. p ark s, streets, stormw ater and w astew ater
sy stems)

• Create a saf e, du rab le and healthy  env ironment f or p eop le, p lants and w ildlif e

T he ND P w ill b e div ided eq u ally  into three p arts: social hou sing, af f ordab le hou sing, and hou ses f or 
sale. Access to state ow ned social hou sing, p rev iou sly  called state hou sing, has changed ov er recent 
y ears. I n 2013 , the gov ernment p assed the S ocial H ou sing R ef orm ( H ou sing R estru ctu ring and 
T enancy  M atters Amendment)  Act 2013 . T his meant there w as no longer a gu arantee to hav e a 
( then H ou sing New  Z ealand)  state rental home f or lif e, w ith these b eing f or those w ith high social 
needs. R ev iew s w ere institu ted to assess w hether p eop le needed su ch hou sing or cou ld mov e into 
commu nity  or p riv ate rental hou sing. T his p rocess also enab led the redev elop ment of  state- ow ned
hou sing areas. Criteria f or gov ernment ow ned social hou sing cu rrently inclu de age and residency  
criteria;  seriou s hou sing need, and income and assets among other things.  

As p art of  the ND P, 1500 new  homes and three new  p ock et p ark s w ill b e created ( Northcote 
D ev elop ment, 2020)            7    
new ly  b u ilt and 3 17 hou ses hav e b een demolished to date   0 0 . T he general 
Northcote area has a p op u lation of  arou nd 3 ,000, w hich w ith the ND P is ex p ected to increase to 
arou nd 7,700 ( Au ck land Cou ncil, 2019) . 

T he ND P ap p ears ( F igu re 1)       u rb an regeneration p roj ect, w hich is 
occu rring in three other contigu ou s Au ck land su b u rb s, G len I nnes, Point England and Panmu re on 
Au ck land’ s isthmu s, w here there has b een the highest density  of  state hou sing in New  Z ealand. T he 

   cates that ov er the coming y ears, 2500 state homes w ill 
transf orm into 10,500 new  p riv ate mark et, af f ordab le and state/ social homes ( w ith 3 ,500 in each 
category ) , and the p op u lation w ill grow  f rom 18,000 to 60,000 residents.
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Figure 1. Development Plan of Northcote (Northcote Developmnet)

T here is also a f ocu s on rev italisation of  the Northcote T ow n Centre managed b y  Panu k u , a Cou ncil-
Controlled O rganisation ( CCO ) . T his b egan in 2020 and is b ased on the Northcote T ow n Centre 
B enchmark  M asterp lan ( Au ck land Cou ncil, 2019) . I t inclu des a range of dev elop ment p rincip les and 
criteria, inclu ding estab lishing a v isib le and easy  access mu lti- p u rp ose commu nity  hu b , retaining the 
T ow n Centre as a destination f or a w ide range of  ethnic f ood p laces, estab lishing a more activ e p lace 
f or retail shop s and b u sinesses, dev elop ing high q u ality  residential ap artments and a b alanced car 
p ark ing op tion, and creating a ‘ greenw ay ’  of  connected sp aces. 

K inga O ra and Panu k u , are w ork ing on T e Ara Aw ataha together;  this new  greenw ay has b een 
dev elop ed w ith commu nity  inp u t and f ollow s the p ath of  the original Aw ataha S tream. H istorically , 
Aw ataha w as a k ey  meeting p lace f or sev eral iw i ( Commu nity  F acilities T ru st, 2010) . 

2.0 Study Methodology
T he aim of  this stu dy w as to identif y the imp act of  Northcote’ s D ev elop ment p rogramme on the 
w ellb eing of  the Northcote Central commu nity . 

T he gu iding methodological ap p roach u nderp inning this stu dy  w as ap p reciativ e inq u iry , a strength-
b ased ap p roach. A strength- b ased ap p roach is w here the f ocu s is on the strengths and p ositiv e 
attrib u tes of  an indiv idu al or grou p , rather than the p itf alls and w eak nesses. ( H ammond, 2010) . 

“Appreciative Inquiry assumes that every organisation and community have many untapped and rich 
accounts of the positive— what people talk about as past, present, and future capacities, or the 
positive core. Appreciative Inquiry links the knowledge and energy of this core directly to an 
organisation or a community’s change agenda, and changes never thought possible are suddenly and 
democratically mobilized” ( Coop errider, 2005, p . 16) . 

T his strength- b ased ap p roach w as emp loy ed to: 

- I dentif y  and ex p and commu nity  k now ledge

- Prov ide an op p ortu nity f or stak eholders to b e heard
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- Prov ide an op p ortu nity  f or stak eholders to share their hop es and asp irations

- Create an env ironment in w hich stak eholders f elt comf ortab le and ab le to choose how  they
contrib u ted

F or the p u rp ose of  this stu dy , tw o p rimary  stak eholder grou p s w ere identif ied and engaged: 

- Northcote central residents

- Northcote commu nity  stak eholders, inclu ding commu nity  organisations and serv ices

2.1 Design and Method 

Figure 2. Summary of project design and method

2.1.1 Northcote Central Residents

Northcote Central residents w ere inv ited to p articip ate in the stu dy  v ia a mail drop  and local 
commu nity  ev ents f acilitated b y  K aip atik i Commu nity  F acilities T ru st ( F igu re 2) . 

T he mail drop  w as    0    a sp ecif ic road ( Please see Ap p endix  
A) . T he collab orativ e p artners adv ised that this location b e targeted du e to its mix  of  local and social, 
new  and old b u ilt p rop erties, as w ell as b eing north b ou nd of  the Northcote D ev elop ment
p rogramme. T he mail drop su mmarised the rationale and p rocess of  the stu dy  and inclu ded an
introdu ction to the research team. 

B etw een mid- M arch 2021 and mid- Ap ril 2021, w ritten su rv ey s w ere comp leted b y  27 Northcote 
central residents and tw o in- dep th grou p  discu ssions ( f ocu s grou p s)  w ith T ongan ( n= 5)  and S amoan 
( n= 3 )  w ere u ndertak en. T hey  receiv ed a cop y  of  the inf ormation sheet ( Ap p endix  B )  and consent 
( Ap p endix  C, Ap p endix  D )  w as ob tained b ef ore they  u ndertook  the w ritten su rv ey  ( Ap p endix  E)  and
j oined the grou p  discu ssion. Particip ants w ere encou raged to ask  q u estions at any  stage of  the
stu dy . 
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2.1.1.1 Survey

A su rv ey w as selected as the main w ay of  gathering data f rom Northcote residents ( Ap p endix  D )  f or 
the f ollow ing reasons:

• T o ef f iciently  gain a w ide range of  u ser op inions

• Anony mity  –  a w ide array  of  literatu re indicates that anony mity  ap p ears to p romote more
honesty , a greater disclosu re of  inf ormation and higher lev els of  p articip ation

T he su rv ey u sed straightf orw ard langu age to allow  residents of  v ary ing lev els of  literacy  to 
p articip ate. 

W ritten su rv ey s w ere comp leted b y  27 Northcote Central residents. O ne indiv idu al ( ov er the age of
18 y ears) p er hou sehold w as randomly  selected to comp lete the su rv ey af ter their consent w as 
ob tained. 

T his su rv ey  w as rev iew ed b y  the R esearch G ov ernance and the Academic Adv isory  grou p s b ef ore it 
w as p re- tested to determine areas w ithin the su rv ey that req u ired imp rov ement ( O rnstein, 2013 ) . 

B etw een mid- M arch 2021 and mid- Ap ril 2021, w ritten su rv ey s w ere comp leted b y  27 Northcote 
central residents. 

2.1.1.2 Group Discussions

S emi- stru ctu red interv iew s and v ignette methods w ere u sed w ithin the grou p  discu ssions ( f ocu s 
grou p s) . I t w as v ery imp ortant that Northcote Central residents had the op p ortu nity  to v oice their 
thou ghts, v iew s, hop es and asp irations ou tside of  the su rv ey constru ct. T he grou p  discu ssions 
p rimarily  f ocu sed on w hat they  enj oy ed ab ou t Northcote and how  liv ing cou ld b e imp rov ed f or 
residents, u sing the su rv ey  q u estions as a b ase p oint.

T w o sep arate grou p  discu ssions ( tw o hou rs du ration each)  w ere condu cted w ith S amoan and 
T ongan p articip ants. T o ensu re that non- English sp eak ing Northcote central residents cou ld 
p articip ate comf ortab ly  in the grou p  discu ssions, sessions w ere arranged b y  p articip ants’ ethnicities. 
T he researcher and a translator w ere p resent at each session;  ensu ring that the session w as 
cu ltu rally  ap p rop riate, w hilst also translating w henev er there w as a req u est f rom p articip ants, 
otherw ise most of  the discu ssions w ere in English.

2.1.2 Northcote Central Community Stakeholders

T he commu nity  collab orativ e p artners ( K aip atik i Commu nity  F acilities T ru st ( K CF T ) , the F O NO , and 
T e Pu na H au ora, w ork ing w ith H earts &  M inds)  identif ied commu nity  stak eholders to b e contacted 
f or the p u rp ose of  this stu dy . Each of  the identif ied commu nity  stak eholders w ere contacted and 
inv ited to p articip ate in an indiv idu al interv iew .

2.1.2.1 Interviews

All stak eholder interv iew s w ere semi- stru ctu red and condu cted either f ace- to- f ace or ov er the
p hone. S emi- stru ctu red interv iew s w ere chosen as they  are more f lex ib le than f ormal interv iew s 
( B rau n &  Clark e, 2013 ) . F iv e def ined q u estions sou ght to ascertain the stak eholders’ ex p eriences, 
p ercep tions, op inions, f eelings and emotions ab ou t Northcote Central, its commu nity and the u rb an 
regeneration p roj ect. T his inclu ded discu ssion arou nd p otential solu tions, aimed at imp rov ing the 
w ellb eing and resilience of  the Northcote central commu nity du ring the u rb an regeneration p roj ect.
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I nterv iew ees receiv ed a cop y  of  the stu dy  inf ormation sheet ( Ap p endix  F )  and the consent f orm 
( Ap p endix  C)  in adv ance.

2.2 Data Management

All grou p  discu ssions and indiv idu al interv iew s w ere au dio- recorded w ith the p ermission of  the 
p articip ants. Particip ants w ere adv ised that they  cou ld stop  the au dio- recorder w hen they  didn’ t 
w ant certain p arts of  their interv iew s to b e recorded. Au dio recordings w ere transcrib ed b y  the 
researcher.

T o ensu re p articip ants’  p ersonal inf ormation w as k ep t conf idential, each p articip ant receiv ed a stu dy  
code. O nly  the research team at H earts &  M inds hav e access to the p articip ants’  identif iab le 
inf ormation. T he inf ormation w ill b e secu rely  held in p assw ord p rotected f iles of  H earts &  M inds. 

3.0 Results
I n this section, resp onses f rom the su rv ey  and the grou p  discu ssions hav e b een p resented to p rov ide 
insight into Northcote central, its residents and the imp act of  the Northcote D ev elop ment 
p rogramme on commu nity  w ellb eing.

3.1 Participating Residents Profiles 

Q u estions 1 –  7 f ocu sed on p articip ating residents’  p rof iles inclu ding age, gender, ethnicity , NZ  b orn or 
migrant, emp loy ment statu s, and dw elling ty p e. Table 1 b elow  sets ou t this inf ormation.

Table 1. Participants’ Profile (n=27)

Characteristic Number (range)

Age (years)

18-   0

25-   2

3 5-   7

-   6

55-   6

65+  y ears old 6

Gender

F emale 21

M ale 6

Ethnic group

5
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T he div ersity  of  the 27 p articip ants is ref lected across hou sing ty p es. H omeow ners inclu de New  
Z ealand Eu rop ean, Chinese and O ther heritage. Particip ants in p riv ate rentals inclu de Pasif ik a, M  

 /     residents inclu de Pasif ik a,  / other, New  Z ealand 
Eu rop ean and O ther.

F igu re 3 illu strates how long p articip ating residents hav e liv ed in Northcote ( Q 12) and w hether they  
w ere tenants or p riv ate ow ners -  this inclu des shared ow nership ( Q 11) . 

New  Z ealand Eu rop ean

S amoan 3

   1

T ongan 6

- New  Z ealand Eu rop ean- Niu ean 1

- New  Z ealand Eu rop ean 1

- S amoan 2

Chinese 2

O ther 2

New Zealand born

Migrant (>10years) 13

3  ( 1- 7)

Average number of children (<16 years) 2 ( 0- 7)

Employment status

F u ll time 11

Part time

J ob  seek er 5

F u ll time caregiv er 1

V olu nteer 1

O ther 5 ( 3  retired)

Pref er not to say 2

Dwelling type

O w ner 5

Priv ate tenant 8
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Figure 3. Length of time lived in Northcote

A third of  all p articip ants had liv ed in Northcote f or 5-  15 y ears and nearly  a third of  K   
residents had liv ed in Northcote f or more than 25 y ears. All homeow ners had liv ed in Northcote f or 
15 y ears or less. V irtu ally  all residents hav e liv ed in Northcote f or a minimu m of  f iv e y ears. 

Figure 4. Length of time in current home

M ore than half  of  the p articip ants hav e b een liv ing in their cu rrent home f or 1- 5 y ears ( F igu re ) . 
11%  had b een in their home f or less than a y ear and w ere all tenants.
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3.2 Northcote Residents: Their Voice 

T his section states the p articip ants resp onses across    : 

• H ealth and W ellb eing
• Northcote
• Northcote D ev elop ment p rogramme
• Challenges and op p ortu nities f or Northcote residents

3.2.1 Health and Wellbeing 

3.2.1.1 General health

T he health of  the p articip ating residents v aried. I n q u estion 8, nearly  tw o thirds ( 59% )  state their 
          . I n contrast, 3 7%  state their health 

w as f air ( 3 0% )  or p oor ( 7% ) ;     indicated they  did not k now  their health statu s.

Particip ants w ere ask ed to identif y  three things f rom a list of  nine ( q u estion 10) , that w ou ld imp rov e 
their health and w ellb eing. T he top  three f actors selected w ere:

1. M ore p hy sical acti  7
2. Eat more f resh and w hole f ood ( 52% )
3 . M ore relationship s w ith f amily / , f riends and neighb ou rs ( 3 7% ) .

W hile a third selected ‘ less f inancial p ressu res’  it w as not in the top  three.

I n q u estion 3 2, the f inal su rv ey  q u estion, p articip ants w ere ask ed “ D o y ou  think  this su rv ey  is a 
u sef u l w ay  of  gathering inf ormation to help  w ith imp rov ing y ou r health and w ell- b eing? ” . 19 
p articip ants ( j u st ov er 70% )  agreed, f iv e ( 18.5% )  disagreed, and tw o ( 7.5% )  indicated no. T his 
q u estion w asn’ t answ ered b y  one p erson ( 3 .7% ) .

3.2.1.2 Changes over the last year

I n q u estion 9, p articip ants w ere ask ed w hether any thing had changed ov er the last y ear, w ith 
regards to:

• Health and wellbeing

O v er half  of  the p articip ants ( 63 % )  rep orted a deterioration in their health ov er the last
tw elv e months, 11%  did not answ er this q u estion. F or the 85%  of  resp ondents w ho clarif ied
w hy , this w as p rimarily  du e to b eing sick or changes in their lev el of  stress. S tress w as
p rimarily  attrib u ted to the p articip ants’  w ork / liv ing p hy sical env ironment.

• Relationships (family, friend, neighbours, community centres)

58%  of  p articip ants noted that their relationship s had altered, 26%  did not answ er this
q u estion and only  3 0%  of  those w ho answ ered ex p lained w hy . T he changes identif ied largely
centred arou nd relationship s w ith neighb ou rs ( mostly  new ) , and f riends and f amily /
that w ere imp acted b y  the ND P.

“Families and community broken up due to relocations” (Participant IN019)

“A lot more support and stress created by project” (Participant IN018)
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• Living arrangements

59%  of  p articip ants had ex p erienced change in their liv ing circu mstances, 7%  did not answ er
this q u estion and 68%  of  the p articip ants w ho resp onded y es ex p lained w hy . T hese

             
to ask  their older children to leav e the hou se du e to limited sp ace and ov ercrow ding. I t w as
also noted that there w ere limited rent- to- b u y  op tions.

• Employment status

22%  ex p erienced a change in emp loy ment and 26%  of  p articip ants did not answ er this
q u estion. R easons p rov ided w ere decreased w ork  hou rs, change in emp loy ment statu s and
new  roles.

• Financial status

A third of  p articip ants noted that their f inancial statu s had changed and 11%  of  p articip ants
did not answ er this q u estion. T w o thirds of  those w ho answ ered rep orted either f inancial
stru ggles or an increase in liv ing costs ( e.g. f ood, p ow er etc) . O ne homeow ner’ s f inancial
statu s had imp rov ed w ith the low  mortgage interest rates.

3 .2.2 Northcote 

3.2.2.1 Living in Northcote

Q u estion 13  ask ed p articip ants w hether they  lik e liv ing in Northcote. 85%  did, a v ery  p ositiv e 
resp onse.

A small minority  ( 11% )  noted that they  b oth lik ed it and dislik ed it;  one indiv idu al stated that they  
did not k now .

Q u estion 15 ask ed how  the p articip ants f elt ab ou t their neighb ou rhood. 

T he maj ority  w ere p ositiv e w ith 66%  indicating they  f elt good ab ou t it;  w ithin that nearly  3 0%  rated 
it highly , u sing terms su ch as v ery  good, v ery  f riendly , lov e ou r neighb ou rhood, ex cellent. S ome
p articip ants noted that imp rov ement w as needed, and one resident f elt that the new comers w eren’ t 
so f riendly : 

“I love it, things need improving around infrastructure and amenities, which I 
think is slowly happening” (IN021) 

“People make a neighbourhood, Northcote is a great place to live in. New 
residents not so friendly.” (Participant IN015)

S ome are not f inding their neighb ou rhood so easy , w ith sev eral attrib u ting this to their relationship s 
w ith their neighb ou rs: 

“Sometimes is good and sometimes is bad.’ (Participant FG005)

“There is only one neighbour who is from Social Housing and she is not friendly... 
and keeps distance. Every weekend the[y] are very noisy and different people 

come...” (Participant IN002)
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Nearly  a third of  p articip ants v oiced a recu rring theme of  disp lacement, largely  concerning the 
mov ing ou t of  “ old f riends”  and the arriv al of  new , at times less f riendly f aces: 

“A change in the demographic means that there are less of my people (Tangata 
Whenua) are living here. They have been encouraged in many ways to shift out of 

the area.” (Participant IN018)

“It is not the same. We were a small tightknit community, and everyone knew 
who you were and family connections. It is changed now, lots of different faces, 

local Primary overhaul. Heart and soul of the community has been lost.  
(Participant IN019)

O ther p articip ants simp ly  stated their concerns regarding the neighb ou rhood, f or ex amp le: 

“When I first moved in it was a real community then was safe, now it is just 
pathetici…Kiwi build was a big mistake. All those homes are not suitable for large 

families…” (Participant IN016) 

Q u estion 16 ask ed p articip ants to indicate w hich f actors they  lik ed ab ou t liv ing in Northcote f rom a 
list of  op tions. T his is set ou t in F igu re 5 b elow . 

Figure 5.What participants like most about living in Northcote.

T he three top  rank ed things that p articip ants most lik ed ab ou t liv ing in Northcote w ere its
conv enience, the f riendly  commu nity  and the good access to p u b lic transp ortation ( Q u estion 16)
( F igu re 5) . Also lik ed w as Northcote’ s p rox imity  to w ork  and good neighb ou rs.

S ev eral p articip ants are also v ery  ap p reciativ e of  the commu nity  serv ices already  p rov ided.
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“I think our community facilities do an excellent job at creating fun engaging 
activities. So more of the same.” (Participant IN014)

“KCFT is awesome, their events bring a sense of community. More communal 
events, concerts in the park, family days or get together.” (participant IN023)

3.2.2.2 Northcote’s Shared Facilities

All p articip ants w ithou t ex cep tion, said the su p ermark ets and local shop s w ere easy to access/ u se 
( q u estion 21) . H ow ev er, nearly  a q u arter f elt access and u se of  sp orts clu b s and sp orts grou nds w as 
not easy . T his is v isib le in F igu re 6. 

Figure 6. Ease of facilities access/use in Northcote. 

F igu re 7 b elow  demonstrates the imp ortance of  the dif f erent shared f acilities to Northcote 
residents. All p articip ants w ho answ ered this ( q u estion 3 0) , w ithou t ex cep tion, consider local shop s 
to b e v ery  imp ortant or imp ortant. T he most imp ortant f acilities af ter the shop s are local p ark s;  
trees and greenery ;  and commu nity  gardens, f ollow ed b y  commu nity  connection p laces. 
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Figure 7. The importance of different shared facilities in Northcote. 

M any  w ou ld lik e the ex isting shared f acilities retained and rev italised, in addition to a req u est f or 
more f acilities, inclu ding a commu nity  hall. 

M ore than 75%  had highlighted the imp ortance of  the Northcote S hop p ing Centre ( F igu re 7) . S ome 
are concerned that the Centre is tired, and needs a “ revamp” , “ with better variety of shops ” , “ more 
shops ”  to “ nourish and support the local retailers and eateries ” :

“Build out the ethnic eateries, set up a space for night markets, upgrade the 
amenities and shops (please keep some of the stalwarts), upgrade the food hall, 
improve the supermarket. Make it a destination… I think this is in the plan, but I 

can see it’s years and years away… I feel like we could make it all a bit more local 
and unique to here… Please be proactive in liaising to ensure amenity capacity 

matches demand and does not lag.” (Participant IN012)

Particip ants highlighted a strong need f or more green commu nity  sp ace ( 75% )  and a commu nity  hall
( 19% ) : 

“Ensuring public space stays public as new housing has no room for physical 
activity. People need space. It will be better to see more people enjoying the 

green spaces” (Participant IN015).

“We really need of those community halls. For example, especially for our youth. 
For like to put some indoor games there. For like me and some mothers to come 

there and try to help with our kids. Like every afternoon I love to talk with the 
neighbourhood. And sometimes our husbands- there is a kava thingy for our 

husbands.” (Participant FG003) 
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A need f or commu nity  gardens and f acilities that address cu ltu ral p ractices w as also identif ied:

“We need a place where we can put hangi. (Purpose built with water supply 
fenced plus fire brick built.) You have cut off our ability to pass on valuable skills. 

Change your attitude plus work with Māori.” (Participant IN018).

“…other areas like South and West they do have a big area where they go do 
gardening. You know grow yam or kumara So if we can have a big area for the 

Tongan community so we can go and farming there.” (Participant FG003) 

3.2.2.3 Northcote community

I n resp onse to q u estion 18, 81%  of  p articip ants f eel p art of  the Northcote commu nity . T his w as 
largely  attrib u ted to relationship s they  had estab lished w ithin the commu nity .

“When I have problem with my family, the community reach out and help.”
(Participant FG003)

“We moved to this area around fifteen years ago. Because it is comfortable here 
in Northcote, I love the area and lovely people around us.” (Participant IN011)

I n contrast, tw o of  the f ou r residents ( tw o homeow ners, tw o   w ho did not f eel 
p art of  the commu nity  p oint to the lack  of  relationship s w ithin the commu nity ( the other tw o 
residents gav e no ex p lanation) : 

“No one interacts with anyone else anymore, it is different from the past.” 
(Participant IN06)

“To be honest I don't know because I don't involve in any community services.” 
(Participant FG008)

I nterestingly , some p articip ants’  v iew s changed w hen ask ed in q u estion 28 how  mu ch they  agreed or 
disagreed w ith the statement ‘ Northcote has a good sense of  b elonging and commu nity ’ . 57%  of
p articip ants agreed ( of  this 25%  strongly  agreed)    of  p articip ants disagreed ( only  one 
p articip ant strongly  disagreed) . 

Q u estions regarding saf ety  and the lev el of  contact w ith neighb ou rs also help  p rov ide a sense of  the 
Northcote commu nity .

Q u estion 19 indicates that an ov erw helming maj ority  of  96 %  of  p articip ants w ere in contact w ith 
their neighb ou rs throu gh one or more dif f erent w ay s ( F igu re 8) . 
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Figure 8. Main ways that residents contact with their neighbours.

F igu re 9 b elow  su mmarises how  saf e the p articip ants f eel in Northcote across dif f erent scenarios 
( q u estion 20) . W hile 81%  of  p articip ants generally  f elt f airly  saf e/ saf e home alone at night and 
w alk ing alone du ring the day , a third f eel a b it u nsaf e/ v ery  u nsaf e w hen w alk ing alone at night. 
V iew s are mix ed ab ou t letting children w alk  or cy cle to school. S af ety also comes throu gh as a 
concern in comments u nder some other q u estions.

Figure 9. How safe residents feel in their neighbourhood. 
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3 .2.3  Northcote D ev elop ment Programme

3.2.3.1 Northcote before the Northcote Development programme

What they liked

         did y ou  lik e ab ou t Northcote b ef ore the 
hou sing p roj ect started’  w ere:

• F amiliar f aces and old f riends ( 26% )

“People know each other personally, by sight, by name or through other knowledge. Room for
families-whānau friendly. People watched out for each other.” (Participant IN015) 

•              

“Yes, more area to live and grow a garden.” (Participant FG004) 

• G reater div ersity , sp ecif ically  more and Pasif ik a ( 7% )

• S af ety  ( 7% )

• Ev ery thing ( 7% )

7%  of  p articip ants did not answ er this q u estion. O ther answ ers ( 20% )  related to a v ariety  of  dif f erent 
reasons su ch as: greater p riv acy , the p resence of  a small cou ncil that w as ru n b y  locals w ho 
u nderstood the commu nity ’ s needs, q u ieter and less traf f ic.

What they didn’t like
W hen residents w ere ask ed in q u estion 25 “ w hat did y ou  NO T  lik e ab ou t Northcote b ef ore the 
hou sing p roj ect started”  their resp onses mainly  centred arou nd:

• the state of  the hou ses ( 22% )

• the area ( 15% )

• saf ety  ( 15% )

H ou ses w ere characterised as b eing old and cold and the area w as describ ed as “ ru n dow n”  and 
“ u ncared f or” . All p articip ants w ho identif ied hou sing as an issu e w ere tenants ( one p riv ate tenant 

                
answ ers giv en related to a b road range of  top ics su ch as ru b b ish du mp ing, u nsightly  hoarding, p oor 
transp ort sy stem.

3.2.3.2 Northcote now: during the Northcote Development programme

I n regards to the Northcote D ev elop ment p rogramme( ND P) ;  0%  agreed ( inclu ding strongly  agree)
and 3 7%  of  p articip ants disagreed ( inclu ding strongly  disagree)  w ith the q u estion 28 statement that 
“ Northcote has imp rov ed w ith the hou sing changes”  ( F igu re 10) .
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Figure 10. Residents views on the statement "Northcote has improved with the housing changes". 

“Northcote has a vibe of its own. Population diversity scares me and thought of 
six story apartments is horrendous. I can say that the infrastructure will be 

awesome and that people who buy will LOVE it and want to be a community and 
not just a dweller.” (Participant IN008)

“This suburb has such great potential to revitalised with new vibrant people and 
to build a fresh community focus. Let’s make it a test case for excellence.” 

(Participant IN012)

“A change in the demographics means that there are less of my people (Tangata 
and Whanua) are living here. They have been encouraged in many ways to shift 

out of the are[a]. So that a form of social engineering can be practiced and 
frankly I am disgusted with what has happened.” (Participant IN018) 

“Taking peoples' family [out] and "move in" all strangers.”(Participant IN006)

“Friends and family that were moved further away.” (Participant IN020) 
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3.2.3.3 Resident Engagement in the Northcote Development Programme

F igu re 11 dep icts the resu lts f or q u estion 29: “ O v erall, do y ou  f eel that y ou r v oice w as heard du ring 
the hou sing p roj ect? ” :

Figure 11. Residents level of satisfaction with engagement during the Northcote Development programme.

J u st ov er half  of  the p articip ants ( 52% ) w ere dissatisf ied/ v ery  dissatisf ied w ith the engagement they  
hav e had to date w ith the ND P     w ere strongly  rep resented in this grou p ing w ith 
none of  them b eing satisf ied, and only  a small p ercentage w ho either ‘ don’ t k now ’  or are neu tral. 
S maller p ercentages of  p riv ate tenants and ow ners w ere dissatisf ied. Comments inclu de:

“They didn't listen to what we had to say about housing project.”
(Participant IN006)

“…I do think the council need to demonstrate to us, - those who have invested in
homes and the long-time residents – how they plan to ensure the influx of 1000’s 
of people (love the idea of these homes) does not overwhelm the capacity of the 

streets and amenities. I want to feel acknowledged by these decision makers. This 
is a good start though – so kudos – looking forward to seeing the upgrades [to] 
the amenities kick off and come quickly – so that it’s in lockstep with the people 

moving.” (Participant IN01) 

T his contrasts w ith the 15% of  homeow ners and p riv ate tenants w ho w ere satisf ied/ v ery  satisf ied
that their v oice had b een heard du ring the Northcote D ev elop ment. 22% of  residents did not k now  
w hether their v oice had b een heard and 11%  w ere neither dissatisf ied/  nor dissatisf ied. 
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Challenges and O p p ortu nities f or Northcote R esidents

3.2.4.1 Challenges

T he su mmarises the resu lts to q u estion 26 w here p articip ants w ere ask ed ab ou t the ex tent to w hich 
listed items hav e b een a p rob lem in Northcote ov er the p rev iou s 12 months. 

Figure 12. Participants' views of problems in Northcote. 

T he top  f ou r b ig p rob lems identif ied w ere ‘ D angerou s driv ing’ , ‘ Noise p ollu tion’ , ‘ Alcohol or dru g 
p rob lems’  and ‘ Peop le y ou  f eel u nsaf e arou nd… ’ , thou gh ‘ R u b b ish or litter ly ing on the streets’  had a 
slightly  higher ov erall score.  

Q u estion 22 ask ed p articip ants ab ou t w hat challenges they  f ace today , and their resp onses p ointed 
to a v ariety of  div erse f actors:

• T raf f ic, esp ecially  at p eak  times

• F inancial challenges

• Access to f ood b ank s

• H ealth issu es inclu ding, daily  stress, insu f f icient su p p ort w ith health issu es, lack  of  p riv acy
and mental health p rob lems

• L ack  of  sp ace, b oth w ithin the hou ses and ou tside ( esp ecially  green)

“Too much concrete, no space outside our homes to kick a ball around…” (Participant IN019)

• D og related issu es, sp ecif ically  concerning dog p oo on the f ootp aths and aggressiv e dogs on
the f ields
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• Anx iety  and u ncertainty  ab ou t the f u tu re;  this is largely  arou nd “ w hat is going to hap p en”
and not f eeling conf ident p eop le w ill b e listened to.

“…To be honest, I think my main Northcote/environment related challenge is 
traffic – but also we are trying to figure out whether to stay or sell  - as we are 

very uncertain about the future of Northcote – I guess the key question is – will all 
the additional people and social housing bring crime and over population?  This is 
a very real thing we consider almost every week.  Our home is such an investment 
– financially but also in roots (schools, familiarity) – I don’t want to find that such

great changes result in the neighbourhood becoming unsafe… I know many
residents are asking the same question.  This is change driven uncertainty – not

nimbyism.” (Participant IN012)

“Those wishing to change things in Northcote do not listen to locals… and… just 
ride roughshod over all others.” (Participant IN018)

• F inding emp loy ment

• L imited p u b lic transp ort at of f  p eak  times

3.2.4.2 Opportunities for change and improvement

Q u estion 17 lists areas p articip ants may  lik e to see imp rov ements in. F igu re 11 b elow  su mmarises 
the resp onses to this. 

Figure 13. Residents views on what could be improved.

U nder ‘ other ’  w ere a nu mb er of  su ggestions, these inclu ded: a need f or a larger lib rary  w ith meeting 
sp aces, b etter tenant management b y  O ra and imp rov ed traf f ic management, w hile one 
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“The most important issue facing Tangata Whānau is the downsizing of land 
area around homes that prevent us from having hangi and for teaching our youth 

hangi making.” (Participant IN019)

3.2.4.3 What would you like to see happening in Northcote

Q u estion 23  ask s p articip ants w hat they  w ou ld lik e to see hap p ening in Northcote. S ome also 
comment in other q u estions, f or ex amp le, q u estion 3 1.

T here is v ariety  in the mix  of  w hat p eop le w ou ld lik e to see hap p en, inclu ding: 

Community shared facilities

M any  p articip ants w ou ld lik e the ex isting commu nity  f acilities retained, as w ell as the addition of  
more f acilities. Comments inclu ded: a sw imming p ool, a p lay grou nd and p ark s f or the children, more 
p laces f or teenagers, commu nity  hall, more p u b lic seating w ithin the p ark s and an asp iration: 

“More people enjoying the green spaces, shopping locally, sending their kids to 
the nearest schools and using the walking bus.” (Participant IN008)

S ome w ou ld also lik e to see the Northcote tow n/ shop p ing centre “ rev amp ”  hap p en more q u ick ly , 
w ith more shop s, inclu ding tak eaw ay s, and u ndergrou nd p ark ing and amenity  cap acity . O ne p erson 
w ho f ocu ses on the shop p ing centre also states: 

Please be proactive in liaising to ensure amenity capacity matches demand and 
does not lag. (Participant IN012)

Community activities

T he maj ority  of  p articip ants w anted more commu nity  activ ities and commu nity  su p p ort serv ices. 
S ev eral comments ex p ressed a need f or more activ ities f or children and teenagers and other 
comments inclu ded asp irations f or more local commu nal ev ents ( e.g. concerts in the p ark s, f amily  
day s, cook  ou ts, ev ents to engage neighb ou rs) , more activ ities f or older p eop le and more 
commu nity  grou p s. 

Housing

H ou sing continu es to b e a f ocu s. Comments inclu de req u ests f or “ separate homes not units” , b etter 
social hou sing management, more commu nication and engagement. A comment w as made that 
“ not many offer to share the family” : it is u nclear w hether this comment is in resp onse to 
ov ercrow ding and/ or w anting su p p ort. 

Diversity

D iv ersity , b oth in hou sing and other areas w as a f ocu s. Comments made addressed the hop e f or a 
greater b alancing of  the f u tu re cu ltu re, more af f ordab le hou sing op tions    O ra 
rentals)  w ithin the Northcote commu nity      and more interactions 
b etw een the dif f erent cu ltu res. O ne p articip ant su ggests:  

‘Adopting the basic principles of the Tiriti of Waitangi and adherence to them 
instead of ignoring them and the wishes of Tangata Whenua.’ (Participant IN018)
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Safety

S ome ex p ressed a hop e f or Northcote to b e saf er at all times.

3.3  Community Stakeholders’ Voice

S ix  rep resentativ es f rom the Police, Plu nk et, Northart G allery , and the Northcote Pu b lic L ib rary  
activ ely  p articip ated in stak eholder interv iew s w ith the researcher f or this stu dy . T he interv iew s 
mainly centred arou nd the stak eholders’ v iew s of :  

• Northcote’ s strengths and challenges

• Northcote’ s commu nity  serv ices

• T he imp act of  the ND P on the commu nity

T he stak eholders w ere also encou raged to share any  additional p oints they  w anted discu ssed. 

3 .3 .1 Northcote’ s S trengths And Challenges 

3.3.1.1  Northcote’s Strengths

T he strengths identif ied b y  the commu nity  stak eholders w ere: 

Culture and Diversity

T he commu nity  stak eholders all ex p ressed that one of  Northcote’ s k ey  strengths is its cu ltu rally  and 
age div erse commu nity ;  its div ersity also ex tends b ey ond cu ltu re and age w ith a mix  of  social and 
p riv ate hou sing. R esidents are p rou d of  liv ing in Northcote f or dif f erent reasons inclu ding:  

“being the first generation of Northcote or they may even be like the 4th

generation”. (participant IN008)

Community facilities

T he commu nity stak eholders f elt that there w as a “ w ell-  b alanced”  v ariety  of commu nity f acilities 
w ithin or close to the Northcote tow n centre. T hese inclu ded the su p ermark et, shop s, lib rary  and 
commu nity  organisations su ch as Citizens Adv ice B u reau  ( CAB ) , H earts &  M inds, the F ono, childcare 
and af ter school serv ices and the Northart G allery . 

Accessibility 

T he maj ority  of  Northcote’ s f acilities are easily  accessib le and are p rimarily located w ithin the 
Northcote Central shop p ing centre, w hich has f ree car p ark ing. T he latter w as v iew ed as imp ortant 
as it can su p p ort the needs of  residents, esp ecially  those w ith y ou ng f amilies/ and those w ith 
disab ilities. T he imp ortance of  accessib ility  w as also echoed b y  many  of  the residents su rv ey ed: 

“…that's important, especially when you've got young families, then you have to 
get from one side of the mall to the other, and you know you've got doctors help 
[presence of a medical clinic] going on and you're doing your groceries and you're 

busy and having things placed well is a benefit.” (Participant IN008)
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3.3.1.2 Northcote’s Challenges

T he commu nity  stak eholders also identif ied a nu mb er of  challenges in Northcote: 

Culture and Diversity

W hilst cu ltu re and div ersity  w ere highlighted as k ey  strengths, commu nity  stak eholders also 
identif ied challenges. S p ecif ically , Northcote is home to a div erse range of  indiv idu als and 
commu nities w ith dif f erent cu ltu res, dif f erent needs and dif f erent resou rces w hich mak es p lanning 
commu nity  driv en p rogrammes, ev ents and meeting the needs of  all residents a challenge. 

I n addition, it w as noted that many commu nity  serv ice centres leaders liv e in the more af f lu ent p arts 
of  Northcote, ( so do not liv e arou nd the Northcote tow n centre w here social hou sing is f ocu sed)
w hich can inf lu ence their ob serv ations ab ou t residents’  needs and challenges. O ne said:

“There is (a) sort of separation, I think between Northcote point and normal 
Northcote” (participant IN001)

Community Facilities 

T he commu nity  stak eholders raised sev eral p oints concerning the commu nity  f acilities:

• T he q u ality  and age of  the f acilities w ithin the Northcote tow n centre and area w as raised as
an issu e. T he commu nity  stak eholders are clear that a lot of  the b u ildings are ex tremely  old
and neglected and the p lay grou nds look  “ q u ite tired and sad” .

• T here is a need f or more sp ace and sep arate sp aces w ithin many  of  the commu nity  f acilities;
this w ou ld b etter enab le p riv acy  f or clients talk ing ab ou t the issu es they  f ace.

“ S p ace really  def ines w hat w e can do.”  (Participant IN008)

Services

T he commu nity  stak eholders f elt that the lack  of  p olice p resence or b ank s w ithin the Northcote 
tow n centre is an issu e.  I n addition, there is a limited nu mb er of  G Ps and p hy siotherap ists so
residents’  needs are not alw ay s easily  met, p articu larly  f or those on v ery  limited incomes. 

L astly , there are f iv e alcohol licences located in Northcote ( " Activ e Alcohol L icences -  D etailed L ist,"  
2020) . T his concern link s to residents’  concerns ab ou t drink  driv ing, alcohol and dru g p rob lems and 
anti- social b ehav iou r arou nd these, and p ersonal saf ety . S ome stak eholders identif ied a need f or 
b etter transp ort serv ices f or driv ers w ho hav e b een drink ing and may  b e ov er the limit. 

Accessibility

S ome stak eholders noted that w hile Northcote is reasonab ly  f lat, it can b e an issu e f or the f rail 
elderly  and those w ith disab ilities, u sing w alk ers.

I n addition, access to some of  the commu nity  organisations w ithin or near the Northcote tow n 
centre w as identif ied as a challenge. S p ecif ically , the commu nity  stak eholders f elt that b u ildings 
w ithou t lif ts ( e.g. H earts &  M inds Commu nity  H u b )  can “ k nock  ou t”  p eop le w ith p hy sical 
imp airments and p rev ent them f rom receiv ing su itab le su p p ort. T here is no w aiting room f or CAB  
v isitors, w ho need to w ait ou tside the CAB . 

T e R oop u  O  W ai O ra, the Northcote W ar M emorial H all, located on R odney  R oad in Northcote Point, 
is not w ell connected w ith commu nity  serv ice p rov iders arou nd the Northcote tow n centre, w hich it 
is distant f rom. M any  in the commu nity , on low  incomes, f ind access to it dif f icu lt.
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Limited Space

T he commu nity  stak eholders noted that there is limited p hy sical sp ace, b esides lack  of  f inancial 
su p p ort, in Northcote to p rov ide commu nity  activ ities w hich the commu nity  can p articip ate in;  f or 
ex amp le, a commu nity  k itchen or art w ork shop s, or a p lace w here elderly  Chinese residents can p lay  
chess, or sp aces w here p eop le f rom the range of  cu ltu res can get together f or activ ities. 

T he maj ority  of  the interv iew ed stak eholders emp hasised the imp ortance of  hav ing a more activ e 
commu nity  hall, w ith meeting rooms, that su p p ort meeting the commu nity ’ s div erse needs, and that 
indiv idu als and the commu nity  can easily  access. 

3.3.2 Northcote’s Community Services

T he commu nity  stak eholders are concerned ab ou t the signif icant changes occu rring, inclu ding the
more than dou b ling of  the p op u lation, as most f eel the cu rrent serv ices are ov erw helmed. O ne had a 
dif f erent v iew  and said, “ … w e are p rep ared f or that” .

O thers w ere not clear how  the necessary  serv ices, p articu larly  f or those in social hou sing and also 
others on limited incomes or w ith b u dgeting, mental health and other issu es w ill b e p rov ided f or, 
and how  their concerns w ill b e addressed going f orw ard. T here is also lik ely  to b e at least some 
div ergence in the residential p op u lation, p ossib ly  inclu ding continu ing changes to the cu ltu ral/  
ethnic mix  of  the area, giv en the coming new  hou sing, inclu ding home ow nership , w hile many  
tenants may  liv e w ith v ary ing degrees of  dep riv ation, and some may  b e v u lnerab le. T hey  w ere 
aw are CO V I D has necessarily  f ocu sed mu ch gov ernment f u nding into emergency  social serv ices, 
inclu ding emergency  hou sing and f ood p arcels.

T he stak eholders ack now ledged the w ork  of  the K aip atik i Commu nity  F acilities T ru st ( K CF T ) : 

“…they're working really hard to connect all the new residents…they are very well 
aware of new homeowners and [this] area that's had a lot of Kāinga Ora housing, 

that there is going to be a little bit of angst between them [residents], so they 
wanted to break down some of those barriers.” (Participant IN011)

O thers ex p ressed a need f or some ongoing “ solid investment”  to b e identif ied:

“I feel that we're still sort of slightly unsure of how other community wellbeing 
services are going to be achieved in this local area…” (Participant IN003)

As is the case w ith some residents, the commu nity  stak eholders are u nclear w hat agencies w ill
su p p ort inv estment in Northcote’ s grow ing commu nity , how  needed commu nity  serv ices w ill b e 
identif ied, and how  needed commu nity  serv ices w ill b e f u nded and achiev ed. 

“…there's still some uncertainty you know about who might come here.” 
(Participant IN008)

“I'm really worried about the future with this huge influx of people that is starting 
to come in and it will be even more so as it changes” (Participant IN010)

T he stak eholders are committed to su p p orting good commu nity  ou tcomes, if  they  and other 
relev ant organisations are themselv es su p p orted to do so.
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T he stak eholders also sp ok e of p ossib le additions to the serv ices of f ered, to su p p ort b oth indiv idu als 
and the commu nity , inclu ding cu ltu ral aw areness. Another su ggestion is the emp loy ment of  more
mu ltilingu al p eop le w ithin k ey  commu nity  serv ices to ensu re the needs of  all residents can b e 
addressed and su p p orted, in their ow n langu age w here p ossib le.

“…so, if they do want some assistance, they know they've got someone who they 
can talk to. You know, small things like that. But they are really huge.” 

(Participant IN010)

Another is the p ossib le p rov ision of  more targeted su p p ort f or the dif f erent commu nities, inclu ding 
the Chinese commu nity , to assist the range of  cu ltu res/ ethnities, w ith integration into the 
commu nity ;  it w as noted there w ere q u eries made b y  sev eral Chinese residents ab ou t learning T e 
R eo, and also q u eries ab ou t the T reaty  of  W aitangi. 

F inally , the p ossib ility of  more f acilities and serv ices, other than the b asics w as raised, f or the 
grow ing Northcote Central commu nity , inclu ding more access to f acilities deliv ering arts, cu ltu re and 
leisu re. F or ex amp le, common sp aces and p latf orms w here residents can learn more ab ou t M ori 
cu ltu re or p erf orm/ ex hib it their w ork :

“It's those type of things . . .  it's not just about the things that are there to help 
people when they're at their worst it's also to help people enjoy living so like I say 

cool arts facilities.” (Participant IN010)

3.3.3 Community Stakeholder Views on How Residents Are Coping with the NDP and 
Community Needs

T he ND P has created a lot of  change. T he commu nity  stak eholders ack now ledged    
and Panu k u  hav e done their b est to k eep  the Northcote commu nity  inf ormed. T he stak eholders
recognised the need to imp rov e the q u ality  of  social hou sing and to mak e the local area more 
attractiv e. T hey noted there w ill b e a signif icant increase in hou sing and residents ov er the nex t 
three to f iv e y ears. G iv en the coming new  hou sing, inclu ding af f ordab le hou sing, and homes f or sale, 

       enants, there is lik ely  to b e at least some div ergence in the 
residential p op u lation. 

W ithin the last tw o y ears many f amilies w ith a long history of liv ing in Northcote, w ho hav e
signif icantly  contrib u ted to Northcote and its character, hav e b een mov ed ou t of  the state homes, 
and of ten hav e needed to leav e Northcote to f ind hou sing. T he stak eholders consider that this has 
b een disru p tiv e f or the commu nities they  b elong to and the w ider commu nity :  

“There are people who lost, you know, lifetime friends who they've always been 
next door, and now they've been moved out. This is going to be hard, isn't it?” 

(Participant IN010)

“What I know is that a lot of our clients were moved out to other areas, and 
moved into other areas, and then sometimes moved on from those areas, so I 
would say it's pretty tough for families to be moved out, moved on and moved 

around into emergency housing. So, for families I don't think this is great.” 
(Participant IN001)
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T he comments b y  su rv ey  p articip ants made clear that many        
hou sing w ere and Pasif ik a f amilies. 

D iscu ssion also f ocu ssed on the anticip ated changes to the Northcote tow n centre, sp ecif ically  
arou nd the shop s and f ood p laces that may  b e demolished. T he stak eholders ack now ledged that
these b u ildings w ou ld lik ely  b e rep laced w ith more modern and attractiv e b u ildings b u t f elt that 
there w ou ld b e imp acts on the commu nity  as they  are p art of Northcote’ s identity .

T he stak eholders’  ob serv ations w ere that residents w ere f inding these changes dif f icu lt. S ome saw  
them as loosely  clu stered into tw o grou p s of  p eop le: 

• T hose w ho are aw are of  the changes and hav e great anx iety  ov er it;  “ it is going to be
gentrified”  and f eel that the new  hou ses look  lik e “ little boxes”  w ithou t “ sense of soul or
community”

• T hose w ho had no idea w hat the changes w ere going to b e and once they  realised w ere
shock ed. T alk ing to some of  older residents is q u ite dif f icu lt;  it seems a lot hav e b een
“ pulled out ” w hich is a w orry . T hey  are af raid that they  are going to b e su rrou nded b y  a
“ concrete jungle ” .

S tak eholders tried to emp hasise the p ositiv e asp ects of changes:

“You know, we can't be 100% sure, but I've said to them, but it's positive, I try to 
view in the positive way for them, you know. It's a positive change because when 
we do look at, they see buildings in a very bad state, so we do need to fix that.” 

(Participant IN010)

I n general, the commu nity  stak eholders are not su re that they  k now  enou gh ab ou t how  Northcote 
residents are cop ing w ith all these changes and su p p ort the su rv ey to help  w ith this. H ow ev er, they  
agreed that p eop le in the commu nity hav e concerns regarding the changes and the new  residents
ex p ected to arriv e. 

O ne considered that an “ incredible amount of time ”  w ill b e req u ired to b u ild new  relationship s w ith 
residents new  to the area. W hen stak eholders w ere ask ed how  commu nity  serv ices cou ld b e 
imp rov ed giv en the changes, it w as generally  agreed that cap tu ring all the indiv idu al v oices cannot 
b e an op tion, otherw ise nothing cou ld b e p u t into action.

Emp hasis w as p laced u p on the imp ortance of  p lanning and inv esting in more f acilities and serv ices, 
to su p p ort the grow ing commu nity  in Northcote. 

3.3.4 The NDP, The Northcote Town Centre: Community Facilities and The Needs of 
Community Stakeholders

A k ey  top ic the commu nity  stak eholders raised related to the f u tu re of  the Northcote tow n centre. 
O ne p ointed to a lack  of  clarity :  

“Liaison that we have had with various organisations that are responsible for the 
redevelopment of Northcote... I think that there is at this point-in-time a sense of 

confusion and uncertainty around what Northcote is truly going to look like. I 
mean, we sort of have the master plan that we're looking at…” (Participant 

IN003)
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T he M asterp lan ref erred to is the Au ck land Cou ncil’ s Northcote T ow n Centre B enchmark  M asterp lan
( 2019) . T he stak eholders f ocu sed on tw o issu es relating to the tow n centre. T he f irst relates to the 
need f or new  and ap p rop riate commu nity  f acilities in the tow n centre, giv en their assessment of  the 
strengths and w eak nesses of  cu rrent f acilities ( see ab ov e) . T he second issu e relates to the 
stak eholders’  ongoing need f or accommodation in the tow n centre, w here many  are located.

T he M asterp lan inclu des a mu lti- p u rp ose commu nity  hu b  centre, w ith a hall and meeting rooms in 
the tow n centre.  

T he maj ority  of  stak eholders su p p ort su ch a hu b , w ith an easily  accessib le commu nity  hall in the 
tow n centre w here p eop le can meet and/ or p articip ate in commu nity  activ ities. T his w ou ld su p p ort 
meeting the commu nity ’ s div erse cu ltu ral and other needs, and commu nity  cohesion and w ellb eing. 

T he second issu e is the cu rrent and f u tu re av ailab ility  of  ap p rop riate accommodation to enab le the 
commu nity  stak eholders to w ork  ef f ectiv ely  in and w ith the local Northcote commu nity . T he 
stak eholders noted they  need more clarity  arou nd the allocation of  sp ace f or Northcote commu nity  
serv ice centres. 

G iv en the cu rrent M asterp lan, if  the b u ildings they  occu p y , or those arou nd them are demolished, 
w ill they  b e ab le to re- locate w ithin the centre or nearb y ?  And w ill they  b e ab le to ef f ectiv ely  
op erate, giv en p ossib le constru ction noise and su ch lik e?  

H ow  can commu nity  serv ice agencies su p p ort the commu nity  into the f u tu re and du ring a time of  
ongoing u ncertainty  and change, if  they  themselv es are not su p p orted, b oth in terms of  
accommodation and b u dgets?  

3 .3 .5 Commu nity  S tak eholder S u ggestions f or F u rther D iscu ssion 

F iv e su ggestions w ere p u t f orw ard f or f u rther discu ssion: 

3.3.5.1 Work with the Northcote community on their hopes and concerns

T here is a need to learn more ab ou t w hat Northcote residents’  ex p ectations are w ithin Northcote, 
and across the dif f erent commu nity  organisations. T o address this, it w as su ggested that a greater 
lev el of  engagement b e u ndertak en. F or ex amp le, the estab lishment of  regu lar commu nity  grou p  
discu ssions or a central hu b in the tow n centre w here residents cou ld share their hop es and 
concerns w ith the commu nity  stak eholders. 

“Now asking the question of what people actually want from us, because we 
think we've missed the boat a lot with some of our most vulnerable.” (Participant 

IN011)

T hey  b eliev ed that a greater lev el of  engagement w ith the commu nity  w ou ld b enef it all, inclu ding 
              

the ND P and the Northcote tow n centre changes.  

S ome ack now ledged the imp ortance of  u p - to- date, clear, f actu al inf ormation, p articu larly as asp ects 
cou ld change. T his cou ld also su p p ort stak eholders in ef f ectiv e engagement w ith the commu nity , 
listening to concerns, b u ilding b ridges w ith residents, f ostering connection and integrating ‘ new  
f aces’  into the commu nity . I t cou ld also help  identif y  temp orary  and strategic op p ortu nities that u se 
ex isting resou rces and su p p ort the commu nity  du ring this time of  change.  
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3.3.5.2 More consultation and communication across community stakeholders

W hen the commu nity  stak eholders w ere ask ed how  commu nity  serv ices cou ld b e imp rov ed, they
su ggested there b e more consu ltation and commu nication w ith the dif f erent organisations
p rov iding su p p ort to the commu nity :

“I always think that we need some more coordination around that [community 
lead things] and everything.” (Participant IN010)

3.3.5.3 Increased funding for community services to support good community 
outcomes

T he Northcote commu nity  is u ndergoing signif icant change, and the need f or su p p ort is high. T he 
ab ov e tw o su ggestions w ill su p p ort commu nity  serv ices in Northcote to u nderstand and act on the 
ev olv ing needs of  the grow ing Northcote commu nity . W hile many  tenants may  liv e w ith v ary ing 
degrees of  dep riv ation, and some may  b e v u lnerab le, there is lik ely  to b e at least some div ergence 
in the residential p op u lation, giv en the coming new  hou sing, inclu ding home ow nership . I t is 
imp ortant that the commu nity  is ef f ectiv ely  su p p orted throu gh the changes, so as to b u ild 
relationship s w ithin and across dif f erent cu ltu ral/ ethnic grou p s, continu e to grow  f inancial and 
mental health resilience sk ills, and ensu re good commu nity  ou tcomes.  

S tak eholders noted social serv ices w ithin Northcote are already  u nder signif icant p ressu re, and 
need increased, secu re f u nding, to meet indiv idu al needs as w ell as the commu nity ’ s k ey  needs.

T he f inal tw o su ggestions f ocu s on the Northcote tow n centre:

3.3.5.4 A community hall in a multipurpose community hub in the town centre

M ost of  the stak eholders w ou ld lik e a commu nity  hall and meeting rooms in the Northcote tow n 
centre. T his is consistent w ith the Au ck land Cou ncil’ s ( 2019) M asterp lan concep t of  a mu lti- p u rp ose 
commu nity  hu b  centre. 

T he Northcote tow n centre is an easily  accessib le location f or the local commu nity  w here p eop le 
cou ld meet at the hu b  and p articip ate in commu nity  activ ities. I t w ou ld su p p ort meeting the 
commu nity ’ s div erse cu ltu ral and other needs, and commu nity  cohesion and w ellb eing.

3.3.5.5 A place for the community stakeholders in the heart of Northcote

T he stak eholders su ggested that commu nity  organisations b e p laced in easily  accessib le and v isib le 
locations w ithin the rev amp ed Northcote tow n centre, w ith f orethou ght giv en to the av ailab ility  of  
f ree p ark ing sp aces and transp ort. I n addition, it w ou ld b e help f u l if  f orw ard p lanning b y  the 
commu nity  agencies and those inv olv ed in deliv ering change cou ld identif y  b u ildings f or temp orary  
u se in and arou nd the tow n centre. T his w ou ld enab le commu nity  serv ice p rov iders to continu e to 
su p p ort this low  decile mu lti- cu ltu ral commu nity du ring the change p rocess as w ell as af ter it. 
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4.0 Key Findings
T he Northcote D ev elop ment p rogramme ( ND P) has had an imp act on the w ellb eing of  the stu dy  
p articip ants. T his section su mmarises the k ey  insights f rom the research u ndertak en and ex p lores 
the imp acts.  

I t is imp ortant to note that the scop e of  the research w as heav ily  imp acted b y  f ou r lock dow ns in 
Au ck land, as a resu lt of  CO V I D , restricting the data collection to a f ou r- w eek p eriod w hich meant 
that only  residents and stak eholders w ho w ere av ailab le w ithin this timef rame w ere recru ited.  

T his research is simp ly  one short snap shot in time ab ou t how  p articip ants and commu nity  
stak eholders cu rrently f eel and think  ab ou t the ND P and w hy . 

T he k ey  insights f ocu s on: 

• T he Peop le: the ND P p articip ants and hou sing tenu re

• T he ND P and hou sing

• Cu ltu re and div ersity

• L et’ s talk  more

• W e lik e liv ing in Northcote, the p eop le, ou r identity

• Northcote’ s shared f acilities and serv ices

• O u tdoor sp aces: local p ark s, trees, commu nity  gardens

• T he Northcote tow n centre: a commu nity  hall

• T he T ow n Centre: commu nity  stak eholders and retailers

• W ellb eing

4.1 The People: the Northcote Participants and Housing Tenure 

O f  the 27 p articip ants in this su rv ey :

•           hou sing      
T hey  are mostly  of  and Pasif ik a heritage, and a f ew  NZ  Eu rop ean/ Pak eha.

• T he 59%  of  p eop le w ho hav e liv ed in Northcote Central the longest ( ov er 10 y ears)  are
             

         - 15 y ears, w ith the maj ority  hav ing liv ed there
b etw een 25-  

• H ome ow nership  is limited to f iv e p articip ants, inclu ding Chinese, NZ  Eu rop ean/ Pak eha, and
one O ther ( u nstated) , w ho hav e liv ed in Northcote f or 10 y ears or less.

• M aj ority  of  residents w ere in f u ll or p art time w ork , f iv e w ere j ob  seek ers, and three w ere
retired;  there w as one caregiv er and one v olu nteer, and tw o w ho p ref erred not to say .

•             
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4.2 The NDP and Housing 

K inga O ra states “ hou sing needs are more than a w arm, dry , saf e p lace f or p eop le to liv e w ith. I t 
needs to ref lect the div erse needs and identity  of  estab lished commu nity  b oth now  and into the 
f u tu re”    0 . 

T he ND P to date, has led to su b stantial changes in how   tenants are hou sed    
O ra p articip ants hav e regrets ab ou t the demolition of  mu ch of  the p rev iou s hou sing stock  and their 
shif t into new ly  dev elop ed more intensiv e hou sing, b ecau se: 

• T hey  missed their p rev iou s homes w hich had more sp ace indoors and ou t, su p p orting them
to meet their div erse needs, inclu ding social and cu ltu ral needs.

• S ome p articip ants deep ly  f eel the loss of  p rev iou s larger    f amilies/
not allocated new  hou sing w ho had to mov e aw ay  f rom Northcote. T hese w ere of ten long-
term f riends and neighb ou rs w ho they  may  b e concerned f or and miss.

•    ( and other)  p articip ants f elt some new  social hou sing tenants are less
f riendly or mind their ow n b u siness. F or long term ( and p ossib ly  new )    
CO V I D lock dow ns in 2020 and 2021, grap p ling w ith the change, and health issu es hav e made
mak ing new  connections hard.

• T here are some signs of  p otentially  emerging concerns: inclu ding saf ety , inconsiderate
neighb ou rs, noise and noisy  traf f ic late at night, narrow  streets p ark ed u p , as w ell as ru b b ish,
trolley s, dog drop p ings on the f ootp ath and aggressiv e dogs in the p ark .

I t may  b e that in its p lanning of  the redev elop ment K inga O ra and other agencies w ere u nab le to 
tak e into accou nt some of  the f actors B arton, G rant, &  G u ise ( 2003 ) consider relev ant to hou sing 
p olicy . F or ex amp le, f rom the p articip ants it ap p ears there may  b e accommodation f or p ossib ly  old
sole residents, b u t less so f or large f amilies w ho w anted to remain ( and w ho may  no longer meet 
social hou sing criteria) . 

T he dep artu re of  estab lished f amilies w ithin the commu nity and the redu ced f riendliness of  some 
new comers has also b een          p articip ants. O ne 
resident noted their f amily , w ith roots in the commu nity , is f eeling u ncertain ab ou t their f u tu re in 
Northcote, giv en the changing and increasing p op u lation w ith social hou sing ( and w ith the 
emergency  hou sing du ring CO V I D in 2020 w hen there w ere some “dodgy cats about ” . S ome mention 
the imp ortance of  saf ety , w hile some p articip ants, are stressed and anx iou s. 

T o tack le the issu es raised, tw o p articip ants su ggested that there is a need f or more ef f ectiv e 
management of  social hou sing. Commu nity  p rogrammes may  also su p p ort social integration.

Concerns also came throu gh w hen p articip ants w ere ask ed ab ou t p rob lems in Northcote ov er the 
p rev iou s 12 months. T he top  f ou r ‘ b ig’  p rob lems w ere identif ied as ‘ D angerou s driv ing’ , ‘ Noise 
p ollu tion’ , ‘ Alcohol or dru g p rob lems’  and ‘ Peop le y ou  f eel u nsaf e arou nd b ecau se of  their 
b ehav iou r’ . T here ap p ears to b e concern arou nd w hether increased social hou sing w ill tip  the 
Northcote commu nity ’ s b alance, and u ndermine it, and the need to ensu re that there are 
ap p rop riate f acilities and inf rastru ctu re in p lace to su p p ort good ou tcomes.  

S ome others w anted the p rev iou s cu ltu ral div ersity  reinstated in Northcote throu gh more af f ordab le 
             

H ow ev er, w hile it is a k ey  concern and hop e, it is u nclear how  realisab le it may  b e in p ractice and 
may  w ell b e an area f or f u rther research. Changes to organisations, not j u st names, b u t mandates, 
may  mak e these less certain. T hese inclu de imp acts f rom the 0  w hich made state ( now  
social)  hou sing tenancies no longer gu aranteed f or lif e;  changing criteria and their ap p lication to
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access to social hou sing tenancies, giv en the hou sing crisis and also the criteria associated w ith 
limited f inancial su p p ort to b u y  a home. R esearch into these areas, inclu ding how  organisations’  
changing mandates and criteria, inclu ding their ap p lication change ov er time and imp act on 
p articu lar commu nities, and how  these commu nities engage w ith these agencies may  b e help f u l, if  
not already  av ailab le.  

T he p articip ants’  mix ed v iew s ab ou t w hether the hou sing changes hav e imp rov ed Northcote may
ref lect how  mu ch, either directly  or indirectly , the changes hav e af f ected and are af f ecting sp ecif ic 
p articip ants, their ethnic commu nity , and their f eelings arou nd change, saf ety , and identity . 

4.3 Culture and Diversity

O f  the 27 p articip ants, f iv e are , a f u rther f ou r identif y  as w ith other heritage ( S amoan, 
Niu ean, NZ  Eu rop ean) , and one   . T here are f ou r NZ  Eu rop ean/  Pak eha;  six  
T ongan, three S amoan, tw o Chinese and tw o ‘ O ther’ . T his contrasts w ith the p op u lation in the ND P 

    NZ  Eu rop ean/ Pak eha 27% , Asian 21%  and 17% . T he nu mb ers of  NZ  
Eu rop ean/ Pak eha and Asian, p articu larly  Chinese, p articip ants may  in p art ref lect the geograp hical 
f ocu s of  the su rv ey , the choice to tak e p art, and the tight research timef rame giv en CO V I D
lock dow ns. T his section f ocu ses on Pacif ik a and , giv en the ND P’ s imp acts on these 
commu nities in p articu lar.

R esidents in rental accommodation, p articu larly  Pacif ik a and , and others w ith long tenu re in 
the area are lik ely  to hav e help ed p rov ide su b stantial stab ility  w ithin the Northcote p op u lation ov er 
time, w ith p otential p ositiv e f low  on ef f ects f or themselv es, their cu ltu res, and the w ider 
commu nity . F or ex amp le, throu gh k now ing neighb ou rs and the neighb ou rhood, creating lasting 
f riendship s and connections. T he range of  langu ages sp ok en and div erse cu ltu ral p ractices, f rom 
hangi and k av a ceremonies, to su p p orting w ider f amily  as needed, throu gh hav ing them stay , hav e 
contrib u ted to the area’ s div erse mu lticu ltu ral character and cohesion. 

S ome p articip ants p oint to the ND P’ s negativ e imp acts on, and p ossib le discrimination against the 
Pasif ik a and commu nities, w ith one p articip ant ref erring to ‘ social cleaning’ , and another 
indicating they  w ere ‘ disgu sted’  at the treatment of  . T hese are commu nal cu ltu res w ith 
commu nity  at their heart. T he demolition of  3 17 hou ses b y  2020, has seen the loss of  some larger
Pasif ik a and f amilies w ho hav e liv ed in the area f or many  y ears, some of  w hom hav e f allen 
into hou sing hardship , u nsettling those in their commu nities w ho remain, and w ho also see new  
residents f rom dif f erent cu ltu ral b ack grou nds w ho engage less. I n addition, new  homes are smaller, 
w ithou t ap p rop riate sp aces f or hangi or k av a ceremonies, or su p p orting close or w ider f amily  in 
times of  need, w ithou t sp ace f or gardens, or ev en sp aces in the f ront y ard to engage w ith p eop le as 
they  go b y . 

S ome Pasif ik a in p articu lar w ou ld lik e to see a reb alancing of  the f u tu re p op u lation, throu gh 
p rov ision of  more hou sing f or their commu nities, so they  can b e in the area many  hav e liv ed in f or 
decades. G iv en the more intensiv e hou sing, they  are also k een to see commu nal gardens, f or 
ex amp le, f or grow ing k u mara and y ams, and a commu nal hall f or k av a and other cu ltu ral f u nctions. 

also p ointed to the imp ortance of  sp aces f or hangi, so that generations into the f u tu re can 
p ass on k ey  cu ltu ral sk ills.

T he losses ex p erienced, the u ncertainty  arou nd w hat the f u tu re holds f or their f amilies and 
commu nities, as w ell as f inancial and other p ressu res has imp acted their w ellb eing w ith rep orts of  
health imp acts, inclu ding anx iety , increased lev els of  stress, and not f eeling engaged. S ome hop e the 
new  commu nity  hall w ill su p p ort their commu nity  and the w ider commu nity  to come together.  
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Commu nity  stak eholders also saw  v alu e in k ey  commu nity  serv ices hav ing mu ltilingu al staf f  so that 
all residents can b e su p p orted, the need f or p rogrammes targeting dif f erent commu nities, and 
across commu nities, to su p p ort commu nity  integration and cohesion.

4.4 We Like Living in Northcote, The People, Our Identity 

Northcote Central is commonly  characterised b y  its div ersity  and character. F or many  residents 
Northcote is also def ined b y  the p eop le, the f amiliar f aces and the f amilies/ that liv e there or 
hav e liv ed there, in some cases, f or decades. 

85% of  p articip ants lik e liv ing in Northcote and 81% f eel p art of  the commu nity ;  this inclu des the
nearly  one third of residents w ho v oiced their concerns regarding the dep artu re of  f riends, 
f amilies/ and f amiliar f aces f rom Northcote, and the introdu ction of  new  less f riendly  
p eop le. R elationship s tended to imp act on w hether an indiv idu al f elt p art of  the Northcote 
commu nity . H alf  of  those w ho didn’ t f eel p art of  the commu nity  p ointed to the lack  of  relationship s 
w ithin the commu nity  or that they  did not b elong to any  grou p s or organisations, w hile the others 
did not say .

Northcote w as mostly  v alu ed f or its conv enience to shared f acilities, the f riendly  div erse commu nity , 
good access to p u b lic transp ortation du ring p eak  hou rs, its p rox imity  to w ork  and good neighb ou rs. 
T he strongest u ndercu rrent ru nning throu ghou t the research related to p eop le: the imp ortance of  
the f riendly  commu nity and f amiliar f aces. All, ap art f rom one p erson, u sed a range of  means to 
k eep  in tou ch w ith neighb ou rs. M ost f elt saf e ou t and ab ou t du ring the day , and at home alone at 
night, thou gh a third hav e saf ety  concerns w hen ou t alone at night. 

At the same time, w hen p articip ants w ere ask ed ab ou t p rob lems in Northcote ov er the p rev iou s 12 
months, the top  f ou r ‘ b ig’  p rob lems w ere identif ied as ‘ D angerou s driv ing, inclu ding drink  driv ing 
and sp eeding’ , ‘ Noise p ollu tion’ , ‘ Alcohol or dru g p rob lems or anti- social b ehav iou r associated… ’  and 
‘ Peop le y ou  f eel u nsaf e arou nd b ecau se of  their b ehav iou r… ’ . T hese resp onses su ggest some sense 
of  disq u iet in the commu nity . 

W hile the aim of  the ND P is to imp rov e liv eab ility , hou sing, amenities and inf rastru ctu re, some 
residents hav e concerns that Northcote is losing its identity . F or some this may p artially b e 
attrib u ted to the dep artu re of  long- standing and Pasif ik a f riends and f rom the area 
and the changing landscap e, inclu ding b u ilt stru ctu re, of  Northcote. 

“It is not the same. We were a small tightknit community and everyone knew who 
you were and family connections. It is changed now, lots of different faces. ...

heart and soul of the community has been lost.”  (Participant IN019)

W hile there ap p ears to b e concern arou nd w hether the increased p op u lation may tip  the Northcote 
commu nity ’ s b alance, su ch that it might u ndermine it, there is insu f f icient data to come to any  
conclu sion, giv en the size of  the p articip ant samp le and the lack  of  b aseline research. W hat it p oints 
to is a need to ensu re that there are ap p rop riate f acilities and inf rastru ctu re in p lace to su p p ort good 
ou tcomes. 

At the same time some other residents are more op en to some change, p rov ided the anticip ated 
inf rastru ctu re and amenities k eep  p ace w ith the increasing p op u lation. F or ex amp le: 

“Please, invest in Northcote. I will be very, very cross at all involved if we welcome 
another 2000 people without investing in our environment and amenities...”

(Participant 18 in Q 31)
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4.5 Northcote’s Shared Facilities and Services

A range of  q u estions f ocu s on many  ex isting shared f acilities ( 16, 17, 21, and 3 0) , in addition to other 
comments. All p articip ants w ho rated the imp ortance of  shared f acilities rated the local shop s as
imp ortant/ v ery  imp ortant to Northcote . Nex t came local p ark s, trees and greenery , and 
commu nity  gardens. 

M ost residents w anted the ex isting shared f acilities to b e retained, w hile also w anting new  f acilities, 
inclu ding a commu nity  hall, w hile a f ew  w ant a sw imming p ool. 

S ome p articip ants p ointed to issu es w ith ease of  access/ u se w ith p ark s, p lay grou nds and sp orts 
clu b s, and to a lesser ex tent p u b lic transp ort. T he imp ortance of  commu nity  connection p laces, 
w hile low er at 59% , may  ref lect occasional rather than f req u ent or regu lar u se, w hile the rating f or 
the children’ s p lay grou nd may  in p art ref lect the age and lif e stage of  p articip ants.

S ome p articip ants ap p ear to hav e a b roader ap p roach to w hat ‘ local’  is, w ith one noting their main 
shop  w as generally  ou tside Northcote. T his may  ref lect the div ersity  of  w ork p laces, as indicated b y  
concerns ab ou t traf f ic q u eu es and motorw ay  access, as w ell as the greater mob ility  of  some 
p articip ants ov er others, giv en their w ork  and income. I t may  b e that some shared f acilities are more 
imp ortant f or those w ith limited incomes, giv en this may  limit their mob ility  ( u nless they  hav e a gold 
card) , and/ or w ho may  not b e ab le to af f ord holiday s aw ay  f rom Northcote. 

R egarding serv ices p rov ided to the commu nity , w hen ask ed w hat cou ld b e imp rov ed, one resident 
w rote:

“Retention of services already here and support their growth as population 
increases.”(Participant INO15)

M any  w ou ld lik e to see more su ch serv ices, f or w ider age and ethnic/ cu ltu ral grou p s, f rom children, 
to teenagers, f amilies/ , as w ell as more ev ents f or older p eop le. 

A w ide range of  commu nity  ev ents w ere su ggested, f rom concerts in the p ark , to cook  ou ts, classes 
on sp ecif ic top ics, and ev en a sp ace f or chess meet- u p s. I n addition, commu nity  stak eholders 
su ggested more English langu age cou rses, giv en the nu mb er of  non- English sp eak ers liv ing in 
Northcote, inclu ding Chinese, and sp aces w here memb ers of  that commu nity  can p lay  chess. 

T he commu nity  stak eholders are v ery  concerned ab ou t the f u tu re of  commu nity  serv ices, giv en the 
imp ortance of  solid inv estment in ex isting stretched serv ices, and the imp ortance of f u tu re serv ices 
to su p p ort an increasing and more div erse p op u lation, inclu ding some w ith high needs. T his is in 
addition to other issu es the stak eholders f ace.

T he f ollow ing three sections consider some shared f acilities.

4.6 Outdoor Spaces: Local Parks, Trees, Community Gardens

S p ace and the need f or more and dif f erent k inds of  sp aces w as a k ey  p oint rep eatedly  highlighted. 
H alf  of  the p articip ants w anted more ou tdoor and green commu nity  sp ace. T he T e Ara Aw ataha 
greenw ay is ex p ected to connect “ the commu nity  v ia netw ork  of  p ark s, shared cy cling and w alk ing 
p aths and w ildlif e”  ( Northcote D ev elop ment, 2020) , and has inclu ded commu nity  inp u t. I t is hop ed 
this may  meet many  of  the needs raised.

O ne w ay  to meet cu rrent K inga O ra p articip ants’  identif ied needs, and so comp ensate f or the loss 
of  p riv ate sp ace arou nd homes, as w ell as meet other p articip ants’  needs ( and p ossib ly  those of  
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f u tu re residents)  w ou ld b e f or some k ey  activ ities to b e p rov ided f or as p art of  the common sp aces 
and p u b lic p ark s. B arton, G rant, &  G u ise ( 2003 ) consider that the av ailab ility  of  p rop erties w ith large 
gardens, or v ery  close to allotments f or k een gardeners, can b e an imp ortant p olicy  f actor.  

I t is not k now n w hether K inga O ra or Panu k u  are mak ing p rov ision f or hav ing sp aces f or hangi, 
w hich w ill also enab le to p ass on of  sk ills arou nd hangi, as w ell as f amily / and other 
commu nity gatherings. T hese are asp ects of  their p rev iou s homes that K inga O ra residents, 
p articu larly  and Pasif ic p articip ants, most regret not hav ing.  S u ch sp aces cou ld also su p p ort 
neighb ou rly  and commu nity  connections, an alternativ e to the old f ront y ard w here neighb ou rs 
cou ld engage w ith the commu nity  as p eop le p assed b y .

S u ch p rov ision w ou ld su p p ort w hat p articip ating residents w anted w hen ask ed ‘ W hat are three 
things that w ou ld imp rov e y ou r health and w ellb eing? ’  T he v ast maj ority  selected:

• M ore p hy sical activ ity
• Eat more f resh and w hole f ood
• M ore relationship s w ith f amily , f riends and neighb ou rs

S p ace can hav e a signif icant p ositiv e imp act on the f u lf ilment of  these. S ome p articip ants also 
mention a range of  ev ents in p ark s, a p lay grou nd and a p ark  f or k ids, more green sp ace f or p hy sical 
activ ity , p hy sical ex ercises areas and more seating in p ark s and the p lanting of  f ru it trees.

4.7 The Northcote Town Centre: A Community Hall 

I n the Northcote T ow n Centre B enchmark  M asterp lan ( Au ck land Cou ncil, 2019) there are p rov isions 
f or a new  tow n sq u are w hich w ill b e a dedicated p lace f or ev ents, activ ities and celeb rations;  greater 
inv estment in p u b lic sp aces;  a commu nity  hu b ;  more commu nity  shared f acilities ( i.e. commu nity  
recreational f acilities and recreation) as w ell as the T e Ara Aw ataha greenw ay . 

A commu nity  hall in the heart of  Northcote Central is the mostly  strongly  su p p orted new  f acility , 
w ith su p p ort f rom many of  the commu nity  stak eholders and arou nd half of  the p articip ants. T hey  
p oint to the need f or more easily  accessib le commu nity  sp aces f or w ork shop s, cu ltu ral ev ents, 
classes and grou p s. F lex ib le, ap p rop riate commu nity  sp aces, inclu ding meeting rooms, as p art of  a 
commu nity  hall comp lex is aligned to the Au ck land Cou ncil’ s M asterp lan’ s p rop osed v isib le and easy  
to access mu lti- p u rp ose hu b  centre.  

G iv en su ch a f acility  w as not f oreshadow ed in any  q u estions, it has strong su p p ort inclu ding f rom 
Pasif ik a, and ap p ears to f it to q u ite an ex tent w ith w hat the Cou ncil and Panu k u  env isage. I n 
addition, the tow n sq u are, and p lanting w ithin the tow n centre, f its w ith some of  the comments on 
ou tdoor sp aces. 

T here are also concerns ab ou t some of  the sp aces occu p ied b y  commu nity  stak eholders w ithin the 
Northcote T ow n Centre. W hile their location su p p orts their commu nity  ou treach and ef f ectiv eness, 
there are limitations, f or ex amp le, in terms of  easy  access f or all, or p riv acy  f or meetings, giv en 
others arou nd or lack  of  sp aces or w aiting areas. 

4.8 The Town Centre: Community Stakeholders and Retailers

At least some of  commu nity  stak eholders are u ncertain as to w hat the f inal ou tcomes f or the 
Northcote T ow n Centre w ill b e, how  they  w ill b e achiev ed, and w ithin w hat timef rame. Commu nity  
stak eholders are also u nsu re w hether they  w ill b e ab le to op erate w ithin the Centre once any  
demolitions start to occu r, w hether there w ill b e op p ortu nities to locate close to the T ow n Centre, 
and w hether they  w ill hav e sp ace in new  b u ildings once these are constru cted. T hey  w ou ld w elcome 
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greater clarity  arou nd the allocation of  sp ace as this w ill af f ect how  they  op erate and su p p ort the 
commu nity  in the f u tu re. At the same time, their serv ices are u nder p ressu re and the need f or them 
is increasing. 

R etailers and others p rov iding serv ices, su ch as health clinics, may  b e in a similar p osition to the 
commu nity  stak eholders w ith their locations. S ome p articip ants are look ing f orw ard to an u p dated 
tow n/ shop p ing centre, w ith more of  the k inds of  shop s and f acilities they  w ou ld lik e, p ossib ly  
inclu ding u ndergrou nd p ark ing. T w o p articip ants are concerned to ensu re local retailers are 
su p p orted throu gh the changes:

“Please also recognise the role of our local retailers in building community, and in 
any change they should be nurtured *to be clear I am not a local retailer*” 

(Participant 18 in Q 31)

“…nourish and support the local retailers and eateries… I feel like we could make 
it all a bit more local and unique to here….  These guys should be protected and 

celebrated… (Participant IN012).

T heir comments are in line w ith B arton, G rant, &  G u ise ( 2003 ) w ho p oint to the need to consider the 
av ailab ility  of  accommodation f or su ccessf u l b u sinesses w ho w ant to remain in the area. 

F or commu nity  stak eholders, giv en the issu es they  raise, u ntil new  b u ilds hav e occu rred, and sp aces 
ob tained, there may  b e a need f or other temp orary  and strategic op p ortu nities that u tilise u se or 
p ossib ly  re- located resou rces f or u se.

4.9 Engagement: Let’s Talk More

Engagement w ith the commu nity  on large change p rogrammes in mu ltip le ow nership  is comp lex . I t 
is clear there is u ncertainty  among b oth commu nity  stak eholders and residents ab ou t w hat the 
ou tcomes of  the ND P w ill look  lik e on the grou nd, and w hat that w ill mean f or residents and the 
commu nity . W ho w ill b e liv ing there?  W hat w ill Northcote b e lik e af ter all the changes?  

        ts)  w ere dissatisf ied w ith the lev el of  
engagement they  hav e had w ith the ND P.           
engagement, and only  a small p ercentage didn’ t k now  or w ere neu tral.     
residents, and p ossib ly  f riends and f amily / are lik ely  to hav e b een and are more lik ely  to b e 
directly  imp acted b y  the redev elop ment this shou ld not b e a su rp rise. I n some w ay s some  
O ra residents’  v iew s ab ou t engagement may  ref lect b oth the engagement and the sense of  
“ overwhelm ”  ab ou t w hat is hap p ening in Northcote that at times comes throu gh some comments.
T hese inclu de comments on mental health, inclu ding anx iety  and stress. T hese may  b e arou nd w hat 
the p rogramme has already  deliv ered, and w hat it might deliv er in the f u tu re p articu larly  f or some 
p eop le’ s ethnic commu nity , and may  also inclu de other p ersonal f actors, inclu ding f inancial 
dif f icu lties. I t is accep ted that u rb an regeneration has the p otential f or social disru p tion and 
disp lacement, and this has occu rred. I t also has the p otential p ositiv e ou tcomes f or indiv idu als and 
at times, their commu nity  and the w ider their commu nity .

O f  those in p riv ate rentals or home ow nership , 15%  of  p articip ants w ere satisf ied w ith the 
engagement w hilst the rest w ere dissatisf ied or neu tral.

T he commu nity  stak eholders interv iew ed w ant to engage w ith the local commu nity  to learn more 
ab ou t their hop es and concerns;  they  also w ant to commu nicate among commu nity  stak eholders 
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more to su p p ort their ow n clarity  ab ou t the coming changes, inclu ding to the Northcote T ow n 
Centre so they  can help  k eep  the commu nity  inf ormed. T hey  hop e this w ill help  the commu nity , the 

      , the agencies inv olv ed. S ome commu nity  stak eholders 
w ou ld lik e to see the p rov ision of  more targeted su p p ort f or new  residents, b oth f or sp ecif ic 
commu nities, and across the commu nity  to su p p ort p eop le’ s integration into the w ider commu nity .

R esearch su ggests that resident engagement in help ing shap e the changes in their env ironment can 
su p p ort p eop le to mov e on, to tak e some ow nership  and help  create ou tcomes that can also w ork  
f or them ( K ent, T homp son, &  J alalu din, 2011) . T he commu nity  ou treach cou ld assist w ith this.

S ome commu nity  stak eholders w ou ld also lik e to see more mu ltilingu al staf f  p eop le w ithin k ey  
commu nity  serv ices to ensu re that all residents’  needs can b e addressed and su p p orted. 

T he commu nity  stak eholders considered that many  residents hav e f ou nd the changes dif f icu lt, w ith 
tw o loose grou p s: those w ho are aw are, anx iou s and concerned ab ou t gentrif ication, and those 
shock ed b y  the changes, and thou ghts of  a concrete j u ngle. F rom the data, some of  these may  
inclu de those f earf u l f or the f u tu re of  their commu nity  in Northcote Central. 

Particip ants ack now ledged a w ide range of  p otential stressors. T hese range f rom loss of  
f amily / , f riends, and p rev iou s homes, cop ing w ith new  dif f erent homes that connect p eop le 
less, and w ith p ossib ly  less f riendly  neighb ou rs.  I t inclu des other stressors su ch as f inancial, w ork  
and j ob  seek ing, to hav ing a f amily / memb ers mov e in or mov ing in w ith a f amily /
memb er, to health, inclu ding cancer and mental health issu es, su ch as anx iety  and dep ression.

At the same time some are also considering w hat they  w ou ld lik e to see hap p ening, and how  to 
meet their needs in the f u tu re, as show n b y  some p articip ants’  su p p ort f or commu nity  gardens and 
f or the b u ilding of  a commu nity  hall.  

T he data w ou ld also su p p ort the ex istence of  a third grou p  that ap p ears op en to change, inclu ding 
more hou sing and an increasing p op u lation.  F or some p articip ants it inclu des op enness to changes 
to the Northcote T ow n Centre w ith a greater v ariety  of  shop s, and w ith imp rov ed inf rastru ctu re and 
amenities. T his inclu des some across all tenu re ty p es, inclu ding some w ho may  regret some changes, 
and/ or also hav e some concerns ab ou t the coming changes.  

4.10 The Tāmaki Regeneration Project and the NDP 

T he ND P ap p ears somew      n regeneration p roj ect, occu rring in three 
contigu ou s Au ck land su b u rb s, G len I nnes, Point England and Panmu re, w here in the late 1960s the 
highest density  of  state hou sing in New  Z ealand w as estab lished.   n Comp any  
( T R C)  w as f ormed in 2012 and is ow ned b y  the gov ernment and the Au ck land Cou ncil. T he T R C is 
p artnering w ith        0 00        
20 y ears, w ith the p op u lation ex p ected to grow  f rom 18,000 to 60,000 residents. As w ith the ND P
one third of  the hou sing ( 3 ,500)  w ill b e allocated to each of  three categories: af f ordab le and 
state/ social hou sing, as w ell as new  homes to go on the op en mark et. T he T R C w eb site say s “Our 
goal is to enable the people of Tāmaki Tāmaki - especially Māori and Pasifika people - to reach their 
aspirations”    0 . I t also v isu ally  p ortray s p eop le f rom these and 
other div erse cu ltu res. 

S ome others p aint a somew hat dif f erent p ictu re. G ordon ( 2015) ex p lored the p rocess and 
imp lications of  state- led gentrif ication u nderw ay  in G len I nnes, Au ck land and the imp acts on 
residents and commu nity  there. I t w as su ggested the area, giv en its closeness to the CB D  and 
p op u lar Eastern B ay  b eaches, has b een rep ositioned as p rime real estate. I t w as noted: 
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“Alongside this redevelopment in Glen Innes, New Zealand’s state-housing policy 
has undergone radical restructuring with the passing of the Social Housing 

Reform Act 2014. This shift in policy not only supports the gentrification of Glen 
Innes but is also paving the way for similar redevelopments throughout New 

Zealand in the near future.”

B y  2015, 156 H ou sing New  Z ealand hou seholds had b een mov ed, w ith some relocated w ithin the 
        . G ordon ( 2015) noted

disp lacement has also had a signif icant imp act on those lef t b ehind, and how  the redev elop ment
p rocess is disru p ting w ell estab lished commu nities as w ell as: 

“the significance of these processes for understanding the structure of urban life 
in contemporary Auckland, the place of society’s most vulnerable and the 

implications for the most basic urban rights of community and belonging.”

B u llen- S mith ( 2019) , a U niv ersity  of  Au ck land p lanning gradu ate ex p lored how  u rb an p lanning can 
b oth encou rage hu man f reedom and limit it. S he saw G len I nnes f or the most p art as hav ing b een a 
low - income w ork ing- class su b u rb , home to div erse cu ltu res w ith high lev els of  Pasif ik a, and
Asian rep resentation, as w ell as I raq i, I ranian and F ij ian I ndian residents, and w ith a tight- k nit, p rou d 
and f lou rishing local commu nity . B u llen- S mith ( 2019) p ointed to the p olicy  of  ‘ mix ed commu nities’  
u sed to j u stif y  re- dev elop ment, and resu lting in the gentrif ication of  G len I nnes and its su rrou ndings 

    - u p p er class residen     . 

T here w as signif icant commu nity  resistance to the u rb an regeneration p roj ect, w ith p eop le 
seek ing to stop  ev ictions of  commu nity  memb ers and clashes w ith p olice. D ienek e J ansen, an AU T  
S enior L ectu rer in Art and D esign, w as critical of  the disestab lishment of  commu nities;  she p ointed 
to the ironic reb randing of  G len I nnes ( 2017) : 

“while large numbers of low-income tenants, including many Māori and Pacific people, are 
being moved out, passed on, and in the case of many elderly, passed over. Gentrification as 
part of a boom and bust cycle dispossesses the working poor and contributes to greater 
inequality…”

A nu mb er of  new s media hav e also rep orted on w hat has hap p ened in G len I nnes, inclu ding I ndira 
S tew art f or R adio New  Z ealand ( 26.9.2019, and rep rinted in Stuff) , w ho rep orted on some college 
stu dents, now  liv ing in S ou th Au ck land, and b u sing to T amak i College f or school, desp ite p arents 
needing to do more p aid w ork , along w ith higher rents and transp ort costs. O ne resident, S u e H enri, 
said the redev elop ment p roj ect had not only  imp acted the stu dents of  T amak i College, it had
destroy ed her entire commu nity ( S tew art, 2019) . 

The Spinoff, in a 12 Nov emb er ( 2019) article created in p artnership  w ith the Au ck land Cou ncil, 
ack now ledged the time, p ain and mistak es made w ith in G len I nnes, and that healing w ill tak e time. 
I t noted the T R C, w hich took  ov er the w hole of  the dev elop ment in 2016 w ith a b roader 
social and economic mandate, had help ed some 600 locals gain emp loy ment, some to imp rov e 
f inancial literacy , w ith some b eing ab le to b u y  a home as a resu lt, sometimes b y  tak ing adv antage of  
T R C’ s shared ow nership  scheme        . T R C has started to inclu de 
more state hou ses in its new  contracts ( S p inof f , 2019) . T he T R C w eb site cu rrently  indicates that 
“…1,500 new homes are being built especially for whānau with a connection to Tāmaki. OWN IT has 
been set up to help you to buy one.” ( 2021) . 

https://www.tamakiregeneration.co.nz/our-community/news/t%C4%81maki-regeneration%E2%80%99s-shared-home-ownership-programme-kicks-month
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I t is u nclear how  many  af f ordab le homes, and f or p eop le in w hich cu ltu ral commu nities, hav e b een 
b u ilt to date, and how endu ring this ap p roach w ill b e across the lif e of  the regeneration
p roj ect. T his q u estion also arises f or the b u ilding of  more state homes. W hat is clear is that at least 
in terms of  nu mb ers the f ocu s has shif ted somew hat f rom hou sing f or the most v u lnerab le and low  
income earners, to hou sing f or p eop le w ith a greater range of  income ty p es, and ab ility to b u y , 
p articu larly  f or the hou ses b u ilt f or the op en mark et. 

T he ND P is a smaller scale somew hat similar redev elop ment to that occu rring in the G len I nnes/  
 . B oth are long standing state hou sing areas, b u t there has b een more inv estment in the 

G len I nnes area, inclu ding in commu nity  sp aces, su ch as the sw imming p ool, commu nity  hall and 
lib rary . H ow ev er, b oth saw  many  and Pasif ik a, as w ell as others, lose their homes, w ith 
w ellb eing imp acts on those w ho stay ed and those w ho lef t. B oth are relativ ely  close to the CB D , and 
close to w ater, thou gh b eaches are f u rther aw ay .  T he G len I nnes commu nity ’ s size, social cohesion, 
and activ e op p osition resu lted in some change, w ith some af f ordab le hou sing that may  b e av ailab le 
f or some w ith link s b ack  to the area. H ow ev er, the nu mb ers, cu ltu res and div ersity  of  p eop le in new  
b u ilds is not k now n. W hat is clear in b oth is that there are v ery  real limits on the homes av ailab le f or 
social and af f ordab le hou sing, 

Nor is it clear w hether any  organisation lik e the T R C is su p p orting cu rrent or ex  Northcote residents 
w ith f inancial literacy  issu es, or how  to b e ready  to af f ord home ow nership , or w hether a O W NI T  
p rogramme ex ists there –  or w hether hav ing a link  to Northcote w ou ld b e a criteria f or af f ordab le 
hou sing there.  

F inally , f u rther research cou ld b e help f u l into the role of  legislativ e ref orms ( su ch as the S ocial 
   0        ency  mandates are 

imp acting on    and other v u lnerab le p op u lations disru p ted and/ or disp laced b y  
u rb an redev elop ment, as w ell as w ho b enef its f rom su ch dev elop ments. 

5.0 Conclusion 
Northcote has b een shap ed b y  its signif icant state hou sing b u ilt in the 1960s, its historical and 
cu rrent ethnically / cu ltu rally div erse p eop le, w ith mix ed and of ten v ery  low  incomes, its 
inf rastru ctu re and v alu ed ex isting shared sp aces, inclu ding the Northcote tow n centre and local 
shop s, and p ark s. M ost of  the p articip ants f eel p art of  the commu nity  and lik e liv ing there. 

T he aim of  the ND P is to imp rov e liv eab ility , increase access to higher q u ality  hou sing ( inclu ding 
social hou sing, af f ordab le hou sing and op en mark et homes)  and to su p p ort the u p grade of
inf rastru ctu re and amenities. B y  the end of  the p rogramme in the mid-  2020s the p op u lation of  
Northcote is ex p ected to more than dou b le.  

S ome p articip ating   residents cu rrently deep ly  f eel the loss of  many  Pasif ik a and 
f amilies, and the ongoing imp act of  this f or these commu nities. O ne p erson ref erred to ‘ social 
cleaning’ ;  some w ho lef t then f aced hou sing hardship . R esidents missed not only  old commu nity  
memb ers b u t hav e ongoing issu es w ith their new homes and the lack  of  sp aces f or cu ltu ral ev ents 
su ch as hangi or to su p p ort f amily . S ome Pasif ik a w ou ld lik e p eop le f rom their commu nities to 
retu rn, p erhap s throu gh af f ordab le hou sing, b u t are concerned ab ou t how  this cou ld b e achiev ed. 

T here are also signs of  some p otential concerns among b oth some  residents and other 
p articip ants and stak eholders in terms of  the relationship s b etw een old and new residents, 
neighb ou rliness issu es and p ossib le changes to the commu nity  ‘ feel’ , inclu ding saf ety . T here ap p ears 
to b e an emerging w ish        
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T he research su ggests the ND P is hav ing mix ed ef f ects on the w ellb eing of  the p articip ating residents 
and stak eholders. S ome f eel p ositiv e and see the p otential f or good ou tcomes;  some w ant to ensu re 
that the anticip ated needed amenities and inf rastru ctu re indicated are comp leted and deliv ered at 
the same time as the increasing p op u lation arriv es. S ome are mix ed. O thers, more directly  af f ected, 
f eel concerned ab ou t the changes that hav e already  occu rred and/ or that they  cu rrently  liv e w ith, 
and less certain ab ou t w hat the f u tu re w ill b ring -  how  it w ill af f ect their cu ltu ral commu nity liv ing in 
Northcote, and how  the Northcote commu nity  as a w hole w ill b e.  W ithin this grou p , some are more 
directly  af f ected, f eel more v u lnerab le, and p ossib ly  need more su p p ort. At the same time, some 
negativ ely  af f ected b y  the changes, f or ex amp le, Pasif ik a and , consider it w ou ld b e help f u l to 
ensu re there are f acilities f or hangi, commu nal gardens f or k u mara and taro, a hall w ith sp aces f or 
div erse activ ities f rom cou rses and grou p s, to k av a ceremonies, f or elderly  Chinese p lay ing chess, 
and f or dancing and f itness. 

T he commu nity  stak eholders w ere also concerned ab ou t the commu nity and the f u tu re and p u t 
f orw ard a nu mb er of  su ggestions f or f u rther consideration.  T hese are: 

1. I t w ou ld b e help f u l to engage w ith the Northcote commu nity  more on their hop es and
concerns f or Northcote’ s f u tu re, and the su p p ort they  w ou ld lik e, giv en the ND P’ s imp acts,
inclu ding the increasing and p ossib ly  dif f erently  div erse p op u lation

2. M ore consu ltation and commu nication across the dif f erent organisations p rov iding su p p ort
to the Northcote commu nity  w ou ld imp rov e u nderstanding of  the commu nity , w hat is
w anted and ef f ectiv e co- ordination

3 . S ocial serv ices w ithin Northcote are already  u nder signif icant p ressu re and need increased,
secu re f u nding to help  meet the Northcote commu nity ’ s k ey  needs

M ost stak eholders su p p ort the Au ck land Cou ncil’ s 2019 M asterp lan concep t of  a mu lti-
p u rp ose commu nity  hu b  centre, w ith a hall and meeting rooms in the Northcote tow n
centre;  this is also su p p orted b y  arou nd half  of  the su rv ey  p articip ants.

5. I t w ou ld b e help f u l f or commu nity  organisations to b e in easily  accessib le and v isib le
locations w ithin the rev amp ed Northcote tow n centre.

T hey  considered a greater lev el of  commu nity  engagement cou ld b enef it all, inclu ding commu nity  
organisations, as w ell as     I nv olv ement of  k ey  organisations on a range of  
lev els cou ld help  w ith ensu ring stak eholders are k ep t u p  to date. S ome noted their ow n u ncertainty  
ab ou t some of  the changes ex p ected and the imp ortance of  u p - to- date, clear, f actu al inf ormation, 
p articu larly if asp ects change. T his cou ld su p p ort stak eholders in their f u tu re discu ssions and 
commu nity  engagement, and help  stak eholders b e clear ab ou t changes to the Northcote tow n 
centre, inclu ding the commu nity  hu b , and their ow n ongoing accommodation.  

Commu nity  stak eholders are aw are that there is signif icant need f or their serv ices, giv en many  in the 
commu nity  f ind it hard to su rv iv e economically . T hey  p ointed to the need f or solid inv estment in 
their serv ices, giv en the p roj ected dou b ling of  the p op u lation, w ith more targeted su p p ort f or those 
new  to Northcote, b oth f or sp ecif ic commu nities and across the commu nity  to su p p ort p eop le’ s 
integration into Northcote. S ome stak eholders w ou ld also lik e to see more mu ltilingu al staf f  p eop le 
w ithin k ey  commu nity  serv ices to ensu re that all residents’  needs can b e addressed and su p p orted.  

F inally ,           U rb an R egeneration Proj ect
occu rring in the G len I nnes area of  Au ck land. T he  p roj ect has b een v ariou sly  describ ed as 
state- led gentrif ication, w ith disp lacement of  many  of  its low - income cu ltu rally  div erse v u lnerab le 
p op u lation, inclu ding Pasif ik a and  f u rther v iew p oint su ggests some locals, inclu ding 
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and Pasif ik a, hav e b een su p p orted into emp loy ment and imp rov ing f inancial literacy , so home
ow nership  may  b ecome an op tion. T he  p roj ect has a shared ow nership  scheme, w hich 

      . I t is not k now n if   , the ND P’ s b u ilder, or other 
gov ernment agencies are considering a similar ap p roach in Northcote.

T he samp le of  27 p articip ants, w hile div erse, does not f u lly  ref lect the Northcote p op u lation. W hat it 
does do is p rov ide one short snap shot in time ab ou t how  p articip ating residents and commu nity  
stak eholders cu rrently  f eel and think  ab ou t the ND P and w hy .  

As highlighted p rev iou sly , this research w as af f ected b y  a nu mb er of  CO V I D lock dow ns, imp acting on 
the time av ailab le f or p articip ant recru itment and data collection, w hich meant there has b een less 
p articip ation f rom some p op u lation demograp hics. 

I t is recommended that f u rther research b e u ndertak en to consider the matters raised b y  this 
research. T his cou ld f ocu s on how  changing central gov ernment agency and legislativ e mandates and 
p roj ects imp act            
b y  u rb an redev elop ment, as w ell as w ho b enef its f rom su ch dev elop ments. I t cou ld inclu de research 
w ith a larger rep resentativ e samp le size of  Northcote residents, to su b stantiate the insights f rom 
this research.  T he latter research w ou ld need to b e done w ith care, giv en the v u lnerab ilities of  some 
in this commu nity , as indicated b y  this research.  
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Appendices 

Appendix A 
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Appendix B 

Information sheet for residents
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Appendix C 

Consent form for residents and stakeholders
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Appendix D 

Consent form for group discussion
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Appendix E 

Survey for Northcote residents
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Appendix F 

Information sheet for stakeholders
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