Extend Te Aroha Street (East) HHA to Frances Street 2 September 2022

TO: Hamifton City Council
SUBMISSION ON: Proposed Plan Change 9 — Historic Heritage and Natural Environments
FULL NAME: Shanshan SUO

POSTAL ADDRESS: 3 Frances Street, Hamilton East 3216

EMAIL ADDRESS: shanshannz @ hotmail.com
PHONE NUMBER: 021 0333 529

DO YOU WANT TO BE HEARD IN SUPPORT OF YOUR SUBMISSION?

YES

IF OTHERS MAKE A SIMILAR SUBMISSION, WOULD BE PREPARED TO CONSIDER
PRESENTING A JOINT CASE WITH THEM AT ANY HEARING?

YES

COULD YOU GAIN AN ADVANTAGE IN TRADE COMPETITION THROUGH THIS
SUBMISSION?

NO

Signature: éM Date:  2/9/2022

1. THE SPECIFIC ELEMENTS OF THE PROPOSED PLAN CHANGE MY SUBMISSION
RELATES TO ARE:

D Archaeological sites XI Built Heritage ‘E Historical Heritage Areas

[ ] Significant Natural Areas [ _] Notable Trees [ ] Plan Change & in its entirety

2. THE SPECIFIC PROVISIONS OF THE PROPOSED PLAN CHANGE MY SUBMISSION
RELATES TO ARE:

Chapter 19: Historic Heritage Zone in particular the proposed creation of Te Aroha Street East
HHA and listing in Schedule 8D.

Proposed Listing of 3 Frances Street in Schedule 8A as a “B” ranked building.
Proposed Listing of 5 Frances Street in Schedule 8A as a “B” ranked building.
Proposed Listing of 11 Frances Street in Schedule 8A as a "B ranked building.
Continued Listing of 18 Frances Street in Schedule 8A as a “B” ranked building.
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3. MY SUBMISSION IS THAT:

We generally support the plan to protect “those parts of Hamifton City which are of such heritage
value locally, regionally or nationally that they should be identified as Historical Heritage Area
(HHA) in the Hamifton District Plan.” as the stated objective of the HCC'.

We do not believe the methodology is as robust as it should be and that it has not been applied
consistently nor logically. A lack of due diligence is shown by the fact that HCC did not appear to
have checked the findings of the report author (Mr Knott) regarding the placement of most of the
original Hamilton East Dwelling Control Area? and placement of many of those residences into the
Te Aroha Street East HHA apart from Frances Strest.

In his report on page 43 at 6. Assessment of Applications, Mr Knott states:
The descriptions for each HHA have purposely been kept brief.

My experience is that attempting to provide more delailed descriptions of areas inevitably
results in either matters being missed or the temptation for applicants to respond to
elements of the description which are not specifically relevant to the site in question.

This seems to be an odd comment to make in a report recommending significant changes in
planning strategy which are affecting people’s private property rights. Effectively Mr Knott is saying
that he is being very circumspect to prevent house owners being able to effectively and actively
respond to his “brief comments”.

We suppori the establishment of the Te Aroha (East) HHA, but request that it be extended to
include at least the odd numbered side of Frances Street, if not both sides®. Our reasons are

summarised below:

1. Frances Street is currently zoned as a Special Character Zone and is placed under the
Hamilton East Dwelling Control Area. It contains one building listed already on
Schedule 8A, the B Rated H110, Star Flats at 18 Frances Street (Units 1-12) on Lots
4, 5, 6 and 7 DPS 334 and this building is recognised as “considered to be of high to
moderate value in relation to one or more of the heritage criteria and are
considered to be of value locally or regionally™.

2. 3 Frances Street (Lot 9 DP 7539, SA207/293) is a well-preserved example of a double
bay villa, and this has been recognised by Mr Knott with his recommendation that it be
listed in Schedule 8A as a “B” rated built heritage building and fits in with the Heritage

Theme.

1 Plan 9 Change s32 Report. Appendix 9: Historic Heritage Areas at page 4.

2 This effectively only means that any alterations and additions in forward of the Front building line to a pre-1840
dwelling on a front, comer, or through lot requires obtaining a consent.

3 Given the wider scope of the entire block apart from Frances Street being placed into the HHA, and the fact that
Frances Street backs onto Hamilton Boys High School, it is illogical to exclude such a small number of houses and
thus put at risk the entire historical heritage of the area.

4 Operative District Plan Volume 2, Appendix 8 at [8-1.1 Plan Ranking B].
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3.

10.

5 Frances Street (Lot 11 DP 7539, SA28B/209, SA28B/210) is a well-preserved villa
that has been recognised by Mr Knott with his recommendation that it be listed in
Schedule 8A as a “B” rated built heritage building and fits in with the Heritage Theme.

7 Frances Street (Lot 13 DP 7539, SA45A/630, SA45A/631, SA45A/632) although
subdivided, consists of three flats built with brick and corrugated iron roof, thus
conforming to the “group housing” category but is probably too recent to fail within the
early establishment of a service town {pre-1930s).

9 Frances Street (Lot 15 DP 7539, SA364/2) consists of a weatherboard, corrugated
iron roofed bungalow cottage®. So is consistent with the Heritage Theme.

11 Frances Street (Lot 17 DP 7539, SA70A/281, SA70A/282) is subdivided but the
front residence is recognised by Mr Knott as a square villa and proposed as a B rated
building in Schedule 8A Built Heritage and is thus consist with the Heritage Theme.

13-15 Frances Street (Lot 19 DP 7539, SA8D/934) and 15 Frances Street (Lot 21 DP
7539, SABD/935) is the location of a weatherboard and tile roofed flat complex
{Housing Corporation) so conforms to the group housing category but possibly outside
the early establishment of a service town theme. It appears to be a rare example of a
particular style of Housing Corporation flats from the 1930s as it is neither a duplex,
multi-storey nor standalone dwelling.

17 Frances Street (Lot 23 DP 7539, SA721/164) appears to be a rare example of an
early 1930s timber art deco/moderne flat roofed buiiding based upon the presence of
the parapet hiding the roof and the windows and horizontal decoration on the front
fagade® and recessed porch. This is currently being renovated and fits in with the

Heritage Theme.

The houses in Frances Street East HHA, are highly consistent with (at least five out of
seven or 71.4%) the identified Heritage Theme of “the early establishment of a
service town (pre-1930s)” as the houses are consistent with the listed housing
typologies’ and are generally consistent in the lot size (approximately 814 m?), lot
layout, housing density {some cross leasing), streetscape, greenscape and frontage

treatments.

The fact that there are three residences within the eight odd number lots (or 37.5%)
are proposed to be placed on Schedule 8A as “B’ rated houses means that this short
street has significant historical heritage that needs to be preserved.

5 Hamilton East: Interpretation of Housing Styles and Infilling the One Acre Sections. Master of Social Sciences
thesis, Porteus D. L. 1991. Page 79 at [Plate 21].

& As described on the BRANZ website, https:l/www.renovate.org.nz/art-deco/histom’
7 Plan Change 9 $32 Report Appendix 9 Historic Heritage Areas. Knott. R., 2022 at {8 and 9]
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11. There are a total of four existing listed buildings and a total of seven (with six along
Bond Street) proposed to be listed within the HHA. In comparison with the wider HHA,
Frances Street has one existing and three proposed (yet the street is excluded from
the HHA).

12. The neighbouring streets (James Street and Bains Avenue) for example have similar
number of houses, housing density, lot size etc but have no individual houses proposed
to be listed in Schedule 8A. Yet they are placed within the Te Aroha Street East HHA.

4. WE SEEK THE FOLLOWING DECISION FROM THE COMMISSIONERS:

The proposed Te Aroha East HHA be created and extended to include the entire length of and
hoth sides of Frances Street.

Numbers 3, 5 and 11 be placed on the Schedule 8A list as B rated buildings.
Number 18 be retained on the Schedule 8A list.
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Discussion

1. The proposed Te Aroha Street (East) HHA does cover an area of housing that adds
additional value fo Hamilton’s historic heritage, its unique story and character and as
such should be listed in the District Plan and on the property owners LIM reports.

2. The Te Aroha East HHA report states that the dwellings within it are consistent with
a significant number of the features of the early establishment of a service town
and is of at least moderate heritage value. This is certainly true of Frances Street,
particularly the north side of the street.

3. The HHA so described does not however include Frances Street, despite there being
three “B rated” houses proposed to be placed into Schedule 8A Built Heritage and
one already existing (18 Francis Street). This means that Frances Sireet contains at
least three of the best examples of the housing typologies to be found in Hamilton,
but since it is not part of the HHA the historical heritage value of these three houses
can be seriously eroded by future developments on neighbouring and adjacent
properties. This seems illogical, inconsistent, and poorly thought out.

4. Te Aroha Street (East) HHA lies adjacent to the original borough and within the first
extension (October 1912) of the boundaries which includes the suburb of
Claudelands.

5. Inconsistency is shown by Mr Knotts, by the recommendation he makes for James
Street and Bains Avenue to be included while exciuding Frances Street. Neither
James Street nor Bains Avenue contains a single house proposed to be placed on
Schedule 8A as built heritage.

6. The three streets are similar in length and number of residences. The streetscape is
almost identical as is original lot layout, and housing types. There is as much if not
more subdivision of lots on James Street and Bains Avenue as there is in Frances
Street. Bains Avenue also contains a number of Housing Corporation houses and

more modem residences.

7. Lot size along Bains Avenue is very inconsistent (especially 13 to 29). This is
recognised by Mr Knott, and he excludes this side from the score he has given the
street®. Yet all of Bains Avenue is placed within the HHA.

8. Frances Street has been scored (in total) by Mr Knott at 3.5 out of 7. He comments

as follows:

Forms clear block of streets north and south of Te Aroha. Good street frees with
wide berms. Lots regularly sized and general consistency with lot layout at west
and centre but varies from this in the east. inconsistent architecture, despite

& Plan Change @ s32 Report Appendix 9 Historic Heritage at page 99 Mr Knott states “6.5/7 (South side of Street
only).”
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there being some buildings which would merit consideration in their own right.
Range of front boundary treatments, including dominant tall fences.

9. So effectively Mr Knoit scores this low due to inconsistent architecture, “despite
there being some buildings which would merit consideration in their own right” and “range
of front boundary treatments, including dominant tall fences”.

10.  However, in the summary of the Te Aroha Street (East} HHA? he notes "some
dominant high fences” but “taking each street individually or the area as a whole these do
not impact the overall consistency and heritage significance as a whole”. But apparently
this does not apply if you include Frances Street with its high number of buildings proposed
or already listed on Schedule 8A.

11.  In the summary he also states, “given the large area, building styles vary across
the area, incorporating many styles discussed in the Hamilton City Special Character
Study 2020, Lifescapes (Carolyn Hill), 3. Housing Typologies”?. But apparently, Mr Knott
considers the housing variance in Frances Street is unacceptable.

12. For James Street, which Mr Knott scores at 6 out of 7 he states:

Forms clear block of streets north and south of Te Aroha. Good street trees with
wide berms. Lots regularly sized and general consistency with lot layout (limited
number of garages/car ports to front of dwellings does not have negative impact
overall). Consistency in materials (weatherboard and some brick) and quality of
architecture. Low fences and planting predominate.

13.  So, for James Sireet, Mr Knoit says there is consistency in building materials
(bricks and timber) which is the same as for Frances Street. He makes no comment on
the architecture apart from “quality of architecture” whatever that means™" but gives it only
a score of 0.5. Frances Street is also part of the block that forms a “clear block of streets
north and south of Te Aroha” and Mr Knott rates it overall at 0.5 for architecture housing

typology.

14. For Bains Avenue, Mr Knotts notes the following:

Forms clear block of streets north and south of Te Aroha. Good street trees with
wide berms. Lots regularly sized and general consistency with lot layout (garage
to front of building on south side does not have a significant impact overalf).
Significant consistency in architecture on south side of street, but inconsistent on
north side of street (with a number of buildings which do not contribute. Low fences
and planting predominate; some taller fences including on south side of street.

North side of sireet is inconsistent,

8 532 Report Appendix 9 Histotical Heritage Area at [39].
10 Note that in the Hill Reports there is ne discussion of Square Front Villa as used to describe 11 Frances Street.

1 Example of Mr Knott's brief comments as noted previously.

Page 6 of 8



Extend Te Aroha Stireet (East) HHA to Frances Sireet 2 September 2022

15. So, he notes that Bains Avenue which he scores at 6.5 out of 7 (for the south side
of the road only, not the entire street) has inconsistent architecture between both sides of
the street (as has Frances Sireet), but one side is consistent (as is Frances Street) and
there is a mixture of frontage treatments (as for Frances Street). Yet Frances Street
contains four properties that are either listed or proposed to be listed on Schedule 8A
whereas Bain has none. This raises the question then of “What score would Mr Knott give
{o the north side of Bains Avenue and if less than 5 why is it then included within the HHA

when Frances Street is excluded"?

16. This further illustrates Mr Knotts propensity 1o be inconsistent in his scoring and
application of his methodology. He has not scored Frances Street as two separate sides,
or only as one side but simply decides to not include it in the HHA as overall (both sides of
the street) means it scores at below 5. | note here that many other submitters have probably
also highlighted the inconsistent and illogical scoring that is done.

17. For Bond Street, Mr Knott scores this at 6.5 out of 7 with a 0.5 for Street Design.
He states the following:

Forms clear block of streets north and south off of Te Aroha. Limited street trees
and no front berm on west side of street and carriageway quite wide. Lots regularly
sized and general consistency with lot layout. Significant consistency in
architecture, aithough a limited number of buildings which do not contribute, overall
the impression is of consistency. Overall impression is that frontages are generally
medium height or lower fences or planting, with a limited number of taller fences.

G

18. So here he has "limited street trees”, “no front berm on west side of street”, “general
consistency with lot layout” and “Significant consistency in architecture, although a limited
number of buildings which do not contribute, overall the impression is of consistency”. Out
of the thirty front residences, six are proposed to be Schedule 8A listed as B rated buildings
(20%) whereas Frances Street has four out of 17 (24%). So, if the "overall impression” in
Bond Street is “of consistency” “Why is that also not observed in Frances Street when it has
a higher percentage of the houses that exemplify the housing typology of the Heritage
Theme™?

19. Frances Street which Mr Knott scored at 3.5 out of 7, has a higher percentage of
houses with consistent housing typology and architecture than Bond Street, has consistent
street design, consistent lot size, consistent lot layout and variable frontage treatments. Yet
Mr Knott scores Lot size, lot layout and frontage treatments at 0 and Architecture/ typology
at 0.5. This is not logical, since if he scored Lot size (consistent), lot layout (mainly
consistent given variation in typologies) and frontage treatments (varies with some higher
fences) at (1, 0.5 and 0.5} then Frances Street would aftain a score of over 5 out of 7.
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20.

21.

22.

23.

Conclusion
It is difficult to see how Mr Knott and therefore the HCC, reaches the conclusion that
the houses on Frances Street should not be covered by the Te Aroha Street (East)
HHA. When it contains a higher percentage of Schedule 8A proposed and existing
buildings than does Bond Street and almost every other street placed within the HHA.

So, this submission, is to support the HHA and request that Frances Street (Nos 3 to
17 and 2 to 18) be placed within the HHA.

This submission also supporis the placing of Nos 3, 5 and 11 on Schedule 8A list and
that No 18 remains on the list.

This submission requests that the independent hearing panel make a visit to Frances
Street, James Street, Bains Avenue and Bond Street to view the overall area and the
value to the Historic Heritage of the overall area by adding Frances Sireet to that

overall area.
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