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Historic Heritage Areas

The specific provisions of the Proposed Plan Change that my submission relates to are as follows:

Please reference the specific section or part of the planning provision(s), for example Rule 20.3.1, Policy 19.3a.

The specific provisions of Plan Change 9 that my submission relates to is
1. Chapter 19 - Historic Heritage and in particular:

(@) Rule 19.3 - Activity Status Tables

(b) Rule 19.4 - Rules - Specific Standards

2. Rule 1.2.2.8 - Historic Heritage Areas (Information Requirements)

Submission attached.

My submission is that:

State in summary the nature of your submission. Clearly indicate whether you support or oppose the specific
provisions or wish to have amendments made, giving reasons.

| oppose the broad-brush approach of Plan Change 9 and the unreasonable restriction of development of my
land and associated costs that will arise from it. The specific reasons for my submission are set out in the
following pages.

Submission attached.

| seek the following decision from the Hamilton City Council:

Please give precise details.

seek that Hamilton City Council amends Plan Change 9 to give effect to the relief sought as set out in the
following pages.

Submission attached.
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Submission on Plan Change 9 to the Operative Hamilton City District Plan

To:

Name of Submitter:

Plan Change:

Trade Competition:

Submission:

My Submission is:

Decision:

Hearing:

Others:

Chief Executive Officer
Hamilton City Council
Private Bag 3010
HAMILTON, 3200

L.M Peake

This is a submission on Plan Change 9 — Historic Heritage and Natural
Environment to the Operative Hamilton City District Plan.

| could not gain an advantage in trade competition through this submission.

The specific provisions of Plan Change 9 that my submission relates to is
1. Chapter 19 — Historic Heritage and in particular:

(a) Rule 19.3 — Activity Status Tables

(b) Rule 19.4 — Rules — Specific Standards
2. Rule 1.2.2.8 — Historic Heritage Areas (Information Requirements)

| oppose the broad-brush approach of Plan Change 9 and the unreasonable
restriction of development of my land and associated costs that will arise from

it. The specific reasons for my submission are set out in the following pages.

| seek that Hamilton City Council amends Plan Change 9 to give effect to the
relief sought as set out in the following pages.

| wish to be heard in support of my submission.

If others make a similar submission, | will consider presenting a joint case with
them at a hearing.

=

Peter Skilton

Address for Service

Email:
Telephone:

Postal Address:

Contact Person:

Plan Change 9 — Submission

peter@prsplanning.co.nz

0210513426

PRS Planning Services Ltd
P.O Box 16125

Urlich

HAMILTON, 3245

Peter Skilton
Planning Consultant
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L.M Peake Submission - Reasons

Background

Intent

The following text is intended to provide context and reasoning for the submission in opposition to
Plan Change 9 as they relate to the Hamilton East Historic Heritage Area.

It draws on the information providing part of the notified plan change and the Operative Hamilton
City District Plan as it relates to the subject area.

Subject Land
The submitter owns land at 104 Brookfield Street, legally described as Lot 3 DPS 5143 (SA1460/63).

The image below identifies the location of the submitters land, the notified extent of the Hamilton
East Historic Heritage Area, the Special Residential Zone and the Hamilton East Dwelling Control Area.

Special Residential Zone

Dwelling Control Area (ODP)

Hamilton East Historic
Heritage Area (extent) - PC9

Submitter Property
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—
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In relation to the land subject to this submission the following characteristics are present:

e Brookfield Street forms part of a street grid pattern with consistent block sizes in the order of
4.84 hectares (220m x 220m). Development of this part of Brookfield Street (east of Galloway
Street) did not occur until the 1950’s.

e The topography of the land is flat

e There are 30 individual properties to the east of Galloway Street. The cadastral land pattern
is generally of an elongated rectangular configuration with narrow road frontages and average
section sizes in the order of 667m?.

Plan Change 9 — Submission
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e The streetscape is characterised by mature street trees which are identified as notable trees
under Plan Change 9.

o Development on the properties is comprised of single level detached dwellings of varying
designs which hail from different design eras.

e Otherthanthe street trees, there is no consistent design theme associated with the built form
in the area that serves to create any specific characteristics that would set it apart from other
similar neighbourhoods in Hamilton.

e The areais served by public transport routes (buses)

e The areais within easy walking distance of Hamilton Gardens

Operative Hamilton City District Plan

The submitters property is identified as being located within the Special Residential Zone of the
Operative District Plan. The Hamilton East part of the Special Residential Zone covers a land area of
105 hectares.

Prior to notification of Plan Change 9, it was a permitted activity within this zone to:
e Construct accessory buildings
e Construct single dwellings
e Construct ancillary residential units
e Construct ancillary residential structures
e Demolish / remove existing buildings
e Relocate buildings
e undertake residential activities

Resource consent for a restricted discretionary activity is required for any second or subsequent
dwellings on the site. Any proposal for duplex dwellings or apartment buildings is a non-complying
activity.

The ability to undertake development within the zone as a permitted activity is subject to compliance
with development control standards which prescribe requirements generally more restrictive than the
General Residential Zone.

The ongoing status of the Special Residential Zone is unknown as Plan Change 9 has been notified
ahead and independent of any plan changes necessary to give effect to the Resource Management
(Enabling Housing Supply and Other Matters) Amendment Act 2021.

Proposed Plan Change 9

Observations

The subject property and adjoining / adjacent land is identified as forming part of the Hamilton East
Historic Heritage Area (HHA). The total area of this HHA is in the order of 60 hectares.

The HHA is largely within the areas that are currently zoned Special Residential Zone. There are parts
of the Special Residential Zone that have not been designated as HHA.

It is assumed that in the future any property that is located outside the defined extent of an HHA will
be able to be developed in the manner anticipated and provided for Resource Management (Enabling
Housing Supply and Other Matters) Amendment Act 2021.

Plan Change 9 — Submission
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The extent of the Hamilton East HHA has been recommended on the basis that it “is of at least
moderate heritage value”. In relation to Brookfield Street (East of Galloway Street) the following
characteristics are identified as being present:

e Street / block layout forming part of the wider Hamilton East Street Pattern

e Substantial regularly spaced street trees

e Regular Lot size / dimension and layout along street frontage

e Flat landform

e Some consistency in architecture

e Some variation in street frontage treatments (open plan, planting and various features)

Street layout, street trees and lot size / dimension are not things that would be changed by new
development. The nature of the landform is not a heritage value. There is consistency in the setback
of buildings from the street, but not in architectural style. The variety in street frontage treatment is
no different than what occurs throughout all areas of Hamilton.

On this basis it is difficult to reconcile what heritage values associated with the subject and
surrounding land Council is trying to protect as a matter of national importance.

It seems that “moderate value” is a very low bar to set for imposing extensive restrictions on
development.
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The layout of the plan change is very cumbersome and confusing to follow for any lay person. It
presents a one size fits all approach to heritage management which will result in excessive costs and
extensive resource consent requirement for otherwise minor and insignificant development
proposals.

The effect of Plan Change 9 as is relates to front sites within the Hamilton East Historic Heritage Area
(and by default all other Historic Heritage Areas) is:
e Fences and walls are the only development activities that are permitted without requirement
for resource consent
e Resource consent for a restricted discretionary activity is required for:

Plan Change 9 — Submission
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- Any alterations / additions to an existing building
- Demolition of existing curtilage wall
- Demolition of existing detached accessory buildings
- New buildings
- Relocation of Buildings within or onto a site
e Resource consent for a discretionary activity is required for:
- Demolition of existing dwellings
- Relocation of existing dwellings from sites

It is a secondary requirement that any activity requiring resource consent is required as part of any
application submitted to include a Heritage Impact Assessment. This new requirement adds to other
similar information requirements already in the plan (e.g. traffic impact assessment, water impact
assessment, centres assessments).

The requirement to provide any assessment automatically results in significant time delays and costs
for applicants. This is because Council staff generally only accept people with recognised qualifications
and expertise as being able to undertake these types of assessments.

Under these rules it could be expected that the minimum costs to prepare and lodge an application
for resource consent (Restricted Discretionary Activity) would be in the order of $7000.00 assuming:
e Council Deposit Fees - $2467.00
e Heritage Impact Assessment - $3000.00
e Planning Consultant - $1500.00

Not only does Plan Change 9 impose significant restrictions on the development potential of sites, it
also requires substantial costs for any development that may be allowed. This is an unfair and
unreasonable impact that will apply to over 200 hectares of land in Hamilton.

Relief Sought:

1. That Alterations and Additions to an existing building which do not change the street facing
facade be a permitted activity.

2. That demolition of existing detached accessory buildings be a permitted activity.

3. That relocation of existing buildings within a site be a permitted activity.

4. That new buildings located behind any existing dwelling be a permitted activity.

5. That requirement for provision of a Heritage Impact Assessment only occurs in relation to
construction of new buildings / additions to existing buildings which propose to change the
nature of the street frontage and that discretion be given to enable this to be applied on a
case by case basis.

6. That Section 19 be rewritten to be more user friendly and better aligned with National

Planning Standards. An example of how this could be achieved (with the relief sought
incorporated) is provided below

Plan Change 9 — Submission
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19.3.1 Built Heritage - Permitted Activities (PA)

(a) Maintenance and repair of buildings and structures? identified in Schedule 8A

(b) Internal Alterations of Buildings

(c) Accessory buildings or new buildings within the Major Facilities Zone — Waikato
Hospital Campus and Wintec City Campus

(d) Minor work! on a site of any structure or building identified in Schedule 8A

(e) Erecting, constructing or extending any structure or fence on a site within the Major
Facilities Zone — Waikato Hospital Campus and Wintec City Campus

! Refer definitions of Maintenance and Repair of Buildings and Structures and Minor Work in Volume 2 —

1.1 Definitions.

19.3.2 Built Heritage — Controlled Activities (CA)

(a) Alterations necessary to any structure or building ranked B for the purpose of
providing or improving fire safety, physical access and physical accessibility
upgrades and/or building services

(b) Earthquake strengthening works to the external fagade or to the interior where the
strengthening will be externally visible, or any structure or building ranked B

19.3.3 Built Heritage — Restricted Discretionary Activities (RDA)

(a) Maintenance and repair of buildings and structures identified in Schedule 8A not
being a permitted activity under HH-R1(a).

(b) Accessory buildings or new buildings within any scheduled site ranked B

(c) Alterations or additions (excluding maintenance and repair) to the exterior of any
structure or building ranked B

(d) Alterations necessary to any structure or building ranked A for the purpose of
providing or improving fire safety, physical access and physical accessibility
upgrades and/or building services

(e) Earthquake strengthening works to the external fagade or to the interior where the
strengthening will be externally visible, or any structure or building ranked A

(f) Erecting, constructing or extending any structure on a site ranked A or B

(g) Signs! on a site ranked A or B (Refer also to Chapter 25.10: City Wide — Signs)

(h) Reconstruction and reinstatement of any structure or building ranked A

Y For signs within the Major Facilities Zone — Waikato Hospital Campus and Wintec City Campus — Refer to

Chapter 25.10 Citywide Signs.

19.3.4 Built Heritage — Discretionary Activities (DA)

(a) Accessory buildings or new buildings within any scheduled site ranked A

(b) Alterations or additions (excluding maintenance and repair) to the exterior of any
structure or building ranked A

(c) Demolition of any structure or building ranked B

(d) Change of use to an activity otherwise listed as non-complying in the underlying
zone rules for any historic place identified in Schedule 8A

(e) Relocation on existing site of any structure or building ranked A

(f) Removal off site of any structure or building ranked B

(g) Reconstruction and reinstatement of any structure or building ranked A

19.3.5 Built Heritage — Non-Complying Activities (NCA)

(a) Demolition of any structure or building ranked A

(b) Removal off site of any structure or building ranked A

Note
1. For any activity not identified above, see Section 1.1.8.1

Plan Change 9 — Submission
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2. If archaeological material, koiwi or taonga is uncovered on a site which pre-dates 1900, then the site is an
archaeological site in terms of the Heritage New Zealand Pouhere Taonga Act 2014. Any disturbance of
archaeological sites, regardless of their listing or otherwise in this District Plan, is not permitted under the
Heritage New Zealand Pouhere Taonga Act 2014. For further information or to make an application, contact the
nearest office of Heritage New Zealand Pouhere Taonga. An authority is required for all such activity whether or
not the land on which an archaeological site may be present is designated, a resource or building consent has
been granted, or the activity is permitted under the Regional or District Plan.

3. Subdivision of an allotment containing a scheduled built heritage item identified in Volume 2 Appendix 8,
Schedule 8A — Refer to Chapter 23 Subdivision

19.3.6 Historic Heritage Areas — Permitted Activities (PA)
(a) AIteratlons and addltlons to an existing building on a rear site W|th|n an HHA1

(b) Alterations and addltlons toan eX|st|ng dwelling that do not change its front facade
on a front, corner or through site within an HHA?

(c) Ancillary Residential Structures (excluding fences and/or walls previded-in{h}-and
{i}-betow located forward of the front building line)

(d) Alteration and additions to, or demolition of existing detached accessory buildings
located behind an existing dwelling on a front, corner or through site within an
HHA!

(e) Demolltlon of existing bwldmgs on a rear site W|th|n an HHA1 {excluding-heritage

(f) Fences or waIIs located forward of the front bwldmg line of a dwelling having a
maximum height of no more than 1.2m

(g) New buildings on a rear site or located behind an existing dwelling on a front,
corner or through site ?

Y Excludes heritage buildings / sites subject to Rules 19.3.1 —19.3.5

19.3.7 Historic Heritage Areas — Restricted Discretionary Activities (RDA)

(a) Alterations and additions te that change the front facade of an existing building on
a front, corner or through site within an HHA1 {exeludingheritagebuildings—in

(b) Demolition of existing curtilage wall

(c) Demolition of existing detached accessory bwldmgs on a front, corner or through
site within an HHA!
8ABuilt-Heritage} where:
(i) Itislocated beside or in front of an existing dwelling; or
(ii) there is no existing dwelling

(d) Fences or walls located forward of the front building line of a dwelling having a
maximum height ef4-8m more than 1.2m

(e) New buildings not provided for in Rule HH-R6(g)

(f) Relocation of buildings onto a site within an HHA

(g) Relocation of existing buildings on the original site within an HHA® {excluding

Y Excludes heritage buildings / sites subject to Rules 19.3.1 — 19.3.5.
19.3.8 Historic Heritage Areas — Discretionary Activities (DA)
(a) Demolition of existing dwellings on a front, corner or through site within an HHA?!

Y Excludes heritage buildings / sites subject to Rules 19.3.1 — 19.3.5.

HH-R9 Archaeological and Cultural Sites — Permitted Activities (PA)
(a) Minor work? on all sites in Schedules 8B and 8C

! Refer definition Minor Work in Volume 2 — 1.1 Definitions

Plan Change 9 — Submission
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HH-R10

Archaeological and Cultural Sites — Controlled Activities (CA)
(a) Any earthworks on a site in Schedule 8C: Group 2?

! Refer to Volume 2, Appendix 8-2 Accidental Discovery Protocol (ADP): Archaeological and Cultural Sites,
Archaeological Areas, Historic Areas or Waahi Tapu, Appendix 8, for the protocol that must be followed
where during earthworks on any site any archaeological feature, artefact or human remains are
accidentally discovered. If archaeological material, koiwi or taonga is uncovered on a site which pre-dates
1900, then the site is an archaeological site in terms of the Heritage New Zealand Pouhere Taonga Act
2014. Any disturbance of archaeological sites, regardless of their listing or otherwise in this District Plan,
is not permitted under the Heritage New Zealand Pouhere Taonga Act 2014. For further information or to
make an application, contact the nearest office of Heritage New Zealand Pouhere Taonga. An authority is
required for all such activity whether or not the land on which an archaeological site may be present is
designated, a resource or building consent has been granted, or the activity is permitted under the Regional
or District Plan. The consent holder or proponent must engage with a representative of Mana Whenua to
ensure cultural protocols are adhered to and decisions made are culturally appropriate.

HH-R11

Archaeological and Cultural Sites — Restricted Discretionary Activities (RDA)

(a) Any earthworks on a site in Schedule 8B*

(b) Signs on a site in Schedule 8B:Group 1 (refer also to Chapter 25.10: City-Wide —
Signs)

! Applications for earthworks within a site in Schedule 8B: Group 1 Archaeological and Cultural Sites, must
provide in the assessment of environmental effects for the proposal, identification of any measures to
avoid, remedy or mitigate adverse effects recommended by representatives of Mana Whenua in any
engagement carried out for the proposal by the applicant.

Information Requirements — 1.2.2.8 — Historic Heritage Areas

Amend 1.2.2.8 to read:

(a) Any activity requiring resource consent, for a new building or additions, alterations, or
relocation of an existing building, relating to a front, corner or through site leeating located
within a historic heritage area shall may be required to include a Heritage Impact Assessment
as part of the resource consent application. Where an assessment is required to be provided
it shall address the matters in (b) — (e) below as relevant to the proposed activity.

Plan Change 9 — Submission
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SUBMISSION ON PLAN CHANGE 9

We support the objectives of Plan Change 9, relating to Historic Heritage Areas (HHAs). We support the inclusion of

HHAs in the District Plan, including the new provisions in Chapter 19 and in the appendices.

Appendix 8, Schedule 8D: Historic Heritage Areas

e We request that HHA 11 (“Graham Street”) be amended to include the 20 additional properties along
Brookfield Street, Hamilton East, as described below in Table 1 and mapped in Figure 1.

e We note that the Graham Street HHA is described as forming “part of a connected block structure to the
west of Grey Street which connects to, and was part of, the planned subdivision of the main Hamilton East
HHA. The area still represents a very significant period of Hamilton’s evolution and history and is clearly
representative of the early establishment of a service town (pre-1930s) and comprehensive state housing
schemes and control by the State Advances Corporation (1930s — 1950s) heritage themes. It is of at least
moderate heritage value.”

e We agree with this statement and suggest that this part of Brookfield Street is equally, if not more
representative of these two themes (being the pre-1930s establishment of a service town, and the SAC era
of the post-war / 1950s period). As described and mapped below, 16 out of the 20 properties proposed to be
included are directly related to these two themes (noted as “HHA-defining” in Table 1 below). The majority
(14 out of 20) are part of Hamilton East’s early establishment at the turn of the 20th century, with
bungalows being the key style of choice for housing in this period. The area also includes 2 properties from
the later SAC era, which support understanding of the evolution of Hamilton as noted in the HHA
description.

e Because of the consistency of development period, the street retains a high degree of historical and visual
integrity. With 70% of the proposed houses dating from the pre-1930s period, the properties form an intact
grouping that is highly representative of Hamilton’s earliest establishment — one that is uncommon in the
city.

e This is consistent with the RMA’s definition of historic heritage, being the natural and physical resources that
contribute to an understanding and appreciation of New Zealand’s history and cultures. Along with the other
HHA coverage proposed by PC 9, we suggest that the RMA-defined qualities this area contributes to are
predominately architectural, cultural and historical.

e Being directly up the hill from the Hayes Paddock HHA and connected to it by a pedestrian walkway, we
suggest that this portion of Brookfield Street maintains an important historical connection between
Hamilton East’s earliest development and the early State Housing initiative represented by Hayes Paddock.
As such, this portion of Brookfield Street is particularly important in maintaining an understanding of the

evolution of the city’s history, as two distinct periods are clearly represented in immediate proximity.



TABLE 1: Requested additional properties to be included in HHA 11 “Graham Street.”

South side of Brookfield, from east to west:

26 Brookfield Street: A early 20™" century single
bay villa with enclosed veranda, timber sash
windows and weatherboard cladding. HHA-
defining.

24 Brookfield Street: A mid-century house from
the State Advances Corporation era, with
Huntly brick plinth, weatherboard cladding,
larger fenestration and hipped roof. This house
was built sometime between 1956 and 1961
(see Figure 4 and Figure 5). HHA-supporting.

22 Brookfield Street: An early 20" century
single bay villa with enclosed veranda, timber
sash windows and weatherboard cladding.
HHA-defining.

20 Brookfield Street: A 1920s bungalow with
recessed porch, exposed eaves rafters, chimney
detailing, casement windows and
weatherboard cladding, typical of the period.
HHA-defining.

18 Brookfield Street: A 1920s bungalow with
casement windows, vertical-battened gable
ends and weatherboard cladding, typical of the
period. HHA-defining.

16 Brookfield Street: A mid-century house from
the State Advances Corporation era, a notable
and very intact example of decorative Huntly
brick, multi-paned casement windows, tiled
hipped roof and recessed entrance typical of
the period and style. HHA-defining.




14 Brookfield Street: A mid-century house from
the State Advances Corporation era, multi-
paned casement windows with decorative bow
window in the bungalow style, tiled hipped roof
and recessed entrance typical of the period.
HHA-defining.

34 Macfarlane Street: Modified bungalow, built
prior to 1956, altered with second storey.
Continues hipped roof, veranda, timber joinery
and weatherboards of early 20" century period.
HHA-supporting.

North side of Brookfield, from east to west:

23 Brookfield Street: Simple 1920s bungalow
with exposed eaves rafters, chimney, casement
windows and weatherboard cladding, with
sympathetic side extension. HHA-defining.

21 Brookfield Street: A 1920s bungalow with
decorative gables, chimney, timber joinery and
weatherboards, with sympathetic front
extension. HHA-defining.

19 Brookfield Street: A 1920s bungalow with
recessed porch, decorative gables and gable
vents, art deco chimney detailing, bow window
etc. typical of the style. Very original front
garden and boundary wall. HHA-defining.

17 Brookfield Street: A simple 1920s bungalow
with deep recessed porch and gable detailing.
Very original front garden and boundary wall.
HHA-defining.

15 Brookfield Street: A 1920s bungalow with
projecting corner window, exposed rafters and
coloured top lights in the casement windows.
HHA-defining.




13b Brookfield Street: A modern addition (post
1966) but designed in the bungalow style. HHA-
supporting.

13 Brookfield Street: A 1920s bungalow with
projecting corner window and weatherboard
cladding. Large front garage extension. HHA-
defining.

13a Brookfield Street: A later addition to the
streetscape in modern brick, aluminium
window joinery, timber-panelled garage.
Neutral to the HHA.

40 Macfarlane Street: A 1920s bungalow with
gable detailing, exposed eaves, casement
windows, and weatherboard cladding, typical of
the period. HHA-defining.

42 Macfarlane Street: A 1920s bungalow with
projecting sunroom, projecting window shade,
decorative shingled gable and chimneys typical
of the style. HHA-defining.

37 Macfarlane Street: A 1920s bungalow with
decorative shingled gable and gable vent,
exposed eaves, bow and corner casement
windows with exposed rafter detailing, typical
of the style and period. HHA-defining.

39 Macfarlane Street: An early 20" century
single bay villa with decorated veranda, gable
finial and weatherboard cladding. HHA-
defining.




= Graham Street HHA (proposed in PC9)

= Graham Street HHA (additional area, requested in this submission)

L _ _ 1 | =GreyStreet HHA (proposed in PC9)

Figure 1: Properties requested to be added to the Graham Street HHA, in this submission.



Figure 2: Brookfield Street, 1956 Aerial. Note the consistency of streetscape along Brookfield Street. Graham Street
is more mixed, with parts undeveloped.

Figure 3: Brookfield Street, contemporary. The streetscape along Brookfield Street remains largely unchanged from
Grey Street to Macfarlane Street. Graham Street continues to be more mixed in terms of residential type
and age.




Figure 4: 1956.

Figure 5: 1961.




Figure 6: 1966.
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