
The Wayback Machine - https://web.archive.org/web/20230221205709/https://haveyoursay.hamilton.govt.nz/city-planning/plan-change-9/consultatio…

Plan Change 9 - Historic Heritage and Natural Environments
(https://web.archive.org/web/20230221205709/https://haveyoursay.hamilton.gov
planning/plan-change-9/)

Response 220589729

 Back to Response listing (https://web.archive.org/web/20230221205709/https://haveyoursay.hamilton.govt.nz/city-planning/plan-
change-9/consultation/published_select_respondent?_b_index=120)

Include unanswered questions

About you

Your full name

(Required)

Cojac Properties Ltd

Your email address

(Required)

peter@prsplanning.co.nz
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Historic Heritage Areas

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

My submission is that:

I seek the following decision from the Hamilton City Council:

Additional information

Do you want to be heard in support of your submission?

Please select one item

(Required)

Yes

No

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

The specific provision of the Plan Change 9 that my submission relates to is the placement of a Historic
Heritage Area over my land and neighbouring land.

Submission attached.

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.

I oppose the defined physical extent of the Frankton Railway Village Historic Heritage Area on the planning
maps as it relates to land described as Lot 2 DPS 86468 (RT: SA68B/862), Lot 3 DPS 86468 (RT: SA68B/863)

and to all other land to the south along Rifle Range Road identified as being within the extent of the HHA. The
specific reasons for my submission are set out in the pages attached to this submission.

Submission attached.

Please give precise details.

I seek that Hamilton City Council amends the Planning Maps to delete the Frankton Railway Village Historic
Heritage Area from all land fronting Rifle Range Road and the northern part of Pukeko Street and in particular
from land described as Lot 2 DPS 86468 (RT: SA68B/862), Lot 3 DPS 86468 (RT: SA68B/863).

Submission attached.





If others make a similar submission would, you be prepared to consider presenting a joint case with them
at any hearing?

Please select one item

Yes

No

Could you gain an advantage in trade competition through this submission?

Please select one item

Yes

No

Attachments

 Submission - Cojac Properties.pdf
(https://web.archive.org/web/20230221205709/https://haveyoursay.hamilton.govt.nz/city-planning/plan-
change-9/consultation/download_public_attachment?sqId=pasted-question-1629164755.26-65302-
1629164755.63-74035&uuId=220589729)
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FORM 5 
Submission on Plan Change 9 to the Operative Hamilton City District Plan 

 
To:   Chief Executive Officer 
   Hamilton City Council  
   Private Bag 3010 

HAMILTON, 3200 
 
Name of Submitter: Cojac Properties Ltd 
 
Plan Change: This is a submission on Plan Change 9 – Historic Heritage and Natural 

Environment to the Operative Hamilton City District Plan. 
 
Trade Competition: I could not gain an advantage in trade competition through this submission. 
 
Submission: The specific provision of the Plan Change 9 that my submission relates to is 

the placement of a Historic Heritage Area over my land and neighbouring 
land. 

 
My Submission is: I oppose the defined physical extent of the Frankton Railway Village Historic 

Heritage Area on the planning maps as it relates to land described as Lot 2 
DPS 86468 (RT: SA68B/862), Lot 3 DPS 86468 (RT: SA68B/863) and to all other 
land to the south along Rifle Range Road identified as being within the extent 
of the HHA. The specific reasons for my submission are set out in the pages 
attached to this submission. 

 
Decision: I seek that Hamilton City Council amends the Planning Maps to delete the 

Frankton Railway Village Historic Heritage Area from all land fronting Rifle 
Range Road and the northern part of Pukeko Street and in particular from 
land described as Lot 2 DPS 86468 (RT: SA68B/862), Lot 3 DPS 86468 (RT: 
SA68B/863). 

 
Hearing: I wish to be heard in support of my submission. 
 
Others: If others make a similar submission, I will consider presenting a joint case with 

them at a hearing. 
 
     
Peter Skilton (on behalf of submitter) 
   
Address for Service 

Email: peter@prsplanning.co.nz 

Telephone: 0210513426 

Postal Address:  PRS Planning Services Ltd 
 P.O Box 16125 
 Urlich 
 HAMILTON, 3245 

Contact Person: Peter Skilton 
 Planning Consultant 

mailto:peter@prsplanning.co.nz
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Cojac Property Submission - Reasons  
 
Background 
 
Intent 
 
The following text is intended to provide context and reasoning for the submission in opposition to 
the notified extent of the Frankton Railway Village 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 image below identifies the land subject to this submission, the notified extent of the Frankton 
Railway Village Historic Heritage Area, and the other Operative Special Character / Heritage Zone and 
other zones applying to land in the surrounding area. 
 

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

• The eastern side of Rifle Range Road contains a strip of Railway Cottages in differing states of 
repair. One house at 37 Rifle Range Road has recently been removed. 

• The western side of Rifle Range Road is predominated by an existing school and church 

• Land at the rear of the strip of cottages is zoned industrial 

• The topography of the land is flat 

• There are 14 individual properties with section sizes range from 400m2 – 832m2 with an 
average size in the order of 702m2. The sections are generally of elongated rectangular 
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configuration with narrow road frontages. These sections were created as the result of 
subdivision completed in 1987. There are 4 smaller sections which have been created as a 
result of more recent subdivision. Two of which form the submitters land.   

• The streetscape is characterised by a wide carriageway, narrow berm and sporadic street trees 

• A certificate of compliance has recently been granted to enable the demolition / relocation of 
existing buildings on the submitters land.  

 

 
 
In addition to this: 
 

• For the most part the dwellings are past their useful life. The timber structures have decayed 
over time with use, and commonly borer invasion.  They do not meet modern construction 
design, building requirements, and are uneconomic to repair or renovate to meet or comply 
with current building code, tenancy and earthquake standards.  
 

• It is inevitable that all of the dwellings will need to be demolished and replaced with dwellings 
in the foreseeable future. There should be no additional cost, or restrictions on owners in 
doing this.  Requiring owners to incur the additional cost of obtaining resource consent to 
carry out any building work, is an unnecessary cost, which is not usually imposed on owners 
of other residential properties. 
 

• The area is close to the central city, schooling, and serviced by a large shopping centre and 
supermarket. It is a prime area for redevelopment and construction of more, and more 
suitable, family homes.  Any restrictions should not prevent redevelopment in the area, nor 
add to any cost of redevelopment over and above the cost of development in other areas.  
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• Restrictions preventing or restricting development or renovations to dwellings will inevitably 
result in the existing dwellings becoming vacant unusable icons, and left to deteriorate, as has 
happened with many older buildings throughout New Zealand. This does nothing to save any 
perceived heritage value. 
 

• In relation to 31a Rifle Range Road, this property does not contain any of the features 
apparently used by council in its assessment. It does not front the road, it is not of the 
perceived uniform size, and the dwelling located on it is not a railway cottage. To this end it 
has been incorrectly included within the proposed heritage protection area, and in particular 
must not be included within it. 

 
Operative Hamilton City District Plan 
 
The subject properties are identified as being located within the General Residential Zone of the 
Operative District Plan. Prior to notification of Plan Change 9 the properties would have been able to 
be developed and subdivided with little fuss. 
 
Resource consent for a restricted discretionary activity would have been required for any second or 
subsequent dwellings on the site and duplex dwellings. 
 
Approximately 8.1 hectares of land to the immediate south is identified as being Special Character and 
Special Heritage Zone (Frankton Railway Village). 
 
The ongoing status of the General Residential Zone applying to the land 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 land is identified as forming part of the Frankton Railway Village Historic Heritage Area 
(HHA). The total area of this HHA is in the order of 9.1 hectares. The subject land (approximately 
9800m2) is the only land within the HHA which does not currently form part of the Operative Special 
Character / Heritage Zones.  
 
The extent of the Frankton Village HHA has been recommended on the basis that it “is of at least 
moderate heritage value in relation to the majority of the consistency criteria”. In relation to Rifle 
Range Road the following characteristics are identified as being present: 

• Part of a partly connected grid network 

• Regular street trees in berms 

• Very regular lot size and lot layout 

• Some areas of dominant carparking to front and side of dwellings 

• Many dwellings have garage in rear yard 

• Works with existing flat topography 

• Significant consistency in design and materials for dwellings 

• Railway cottages of varied detailed design and weatherboard elevations, corrugated roofs 
and brick chimneys 

• Various gabled and hipped roof designs 

• Fences vary, with a number of dominant tall timber fences (along with low timber framed 
wire fences, timber picket fences and medium height timber fences 
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The heritage assessment completed appears to have been approached as a simple tick-box exercise. 
Areas are recommendation for inclusion on the basis of an area being both representative and scoring 
sufficiently high in consistency criteria. The criteria are couched on whether: 

• “an area displays consistency in physical and visual qualities that a representative of their 
identified heritage theme”; and 

• The heritage themes “make a positive contribution to the heritage significance and quality 
of the area” 

 
The information provided with the plan change does not appear to provide a detailed assessment of 
heritage significance or quality. The following points are made with respect to the heritage themes 
deemed relevant to the strip of railway cottage properties subject to this submission: 

• Street Design  
- Rifle Range Road is a long road which does not form part of any recognisable grid pattern 

or street design 
- There are street trees located all the way along both sides of the road. These trees are 

stunted on the eastern side of the road because they are located beneath power lines. 
- The carriage way of the road is wide and there are narrow grass berms. 
 
Comment  
It is not clear how these physical features are deemed to combine to make a positive 
contribution to the heritage significance and quality of the location. These same features are 
present for properties at 53 – 57 Rifle Range Road which are not recommended to be contained 
within the HHA 
 

• Lot Size, Dimension and Density 
- With the exception of 4 of the properties (1 Pukeko Street and 51, 31A and 33 Rifle Range 

Road), the lot size, shape, dimensions and density of development is consistent. The 
subdivision which created the lot layout was completed in 1987. The lots were determined 
based on the pattern of occupation associated with the railway cottages.  

- It is agreed that the cadastral land pattern associated with the subject properties is 
consistent. This is also reflected in the surrounding street network. 

 
Comment  
It is not clear how these physical features are deemed to combine to make a positive 
contribution to heritage significance and quality of the location. These same features are 
present for properties at 53 – 57 Rifle Range Road which are not recommended to be contained 
within the HHA. 
 

• Lot Layout 
- The railway cottages are positioned on their lots in a similar location 
- The utilisation front yards is not consistent between the properties. Some yards are used 

for parking purposes and others are used as lawn or garden areas 
- Landscaping and trees is not a consistent theme between the properties. In general the 

properties are devoid of landscape treatment. 
 
Comment  
Other than the consistent positioning of buildings, it is not clear how these physical features 
are deemed to combine to make a positive contribution to the heritage significance and quality 
of the location. There is consistency in lot layout for the properties at 53 – 57 Rifle Range Road 
which are not recommended to be contained within the HHA.  
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• Topography and Green Structure 
- The topography of the land is flat. This is a feature of this part of Hamilton and is not 

unique to the subject properties. 
- It is not clear what green structure is to be taken to be. There are no parks or reserves or 

other open space areas which are associated with the subject properties. 
 
Comment  
It is not clear how the flat topography of the land is deemed to combine to make a positive 
contribution to the heritage significance and quality of the location. The properties at 53 – 57 
Rifle Range Road are similarly flat but are not recommended to be contained within the HHA. 
 

• Architecture and Building Typology 
- With the exception of 31A Rifle Range Road and 1 Pukeko Street all the subject properties 

contain railway cottages which display similar architecture. 
 
Comment  
The properties at 53 – 57 Rifle Range Road also contain railway cottages but are not 
recommended to be contained within the HHA. 
 

• Frontage Treatments 
- The frontage treatments associated with the properties are a mixture of fencing types 

that do not present any consistent physical or visual qualities. 
 
Comment  
The frontage treatments associated with the subject properties do not make a positive 
contribution to the heritage significance and quality of the location. There is consistency in 
frontage treatment for the properties at 53 – 57 Rifle Range Road which are not recommended 
to be contained within the HHA. 

 
The subject properties are representative of the Railway Cottage heritage theme. Other than 
architecture / building typology the physical and visual characteristics associated with the cottages do 
not combine to make a positive contribution to the heritage significance or quality of the area.  
 
The properties are separated from the main railway village area to the south. The properties at 53 – 
57 Rifle Range Road make a more positive contribution to the historic heritage significance and quality 
of the area and physically form part of the main village. These properties however are not 
recommended to be contained within the HHA. 
 
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 or deeming further development to be inappropriate. 
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The methodology for identification and inclusion of land within a Historic Heritage Area is based on 
there being physical and visual qualities of at least moderate value. The assessment does not provide 
an idea of the actual value of the areas identified or the contribution that they ultimately make to the 
heritage significance or quality of the immediate area. 
 
The railway cottages are representative of historic heritage from an architectural standpoint. Their 
non-inclusion in a historic heritage area will not lead to a net loss in this type of heritage or it’s quality 
because of the remaining 8 hectares of the Frankton Railway Village Historic Area, which has much 
higher heritage value will be retained. 
 
Overall the plan is vague and uncertain. It seeks to impose restrictions with a view to preserving a 

romantic notion of perceived heritage significance, without giving any specific criteria as to what work 

or development council will permit to carried out in the area. This creates unnecessary and 

unreasonable uncertainty for owners as to what works, or types of work or development Council may 

or may not permit. 

Relief Sought 
 
To delete the Frankton Railway Village Historic Heritage Area from all land fronting Rifle Range Road 
and the northern side of Pukeko Street and in particular from land described as Lot 2 DPS 86468 (RT: 
SA68B/862), Lot 3 DPS 86468 (RT: SA68B/863). 
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