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we find no discussion directly addressing the concerns expressed in 

the Kāinga Ora submission or that of other submitters. 

7.11 Mr Knott notes at page 11 of his addendum:31 

As described in the Themes and Issues report, where consents are 

required, they must be supported by a Heritage Impact Assessment 

(HIA). To ensure that the production of the HIA does not place too 

great a burden on an applicant, it is accepted that scope and 

complexity of the HIA should be commensurate with the 

application proposal. 

To further assist in this matter, the updated descriptions to be 

provided for each HHA will clearly identify the key values of the 

area. 

7.12 Having reviewed both the amendments to chapter 1.2 and the 

updated HHA descriptions, we do not consider those amendments to 

have addressed the submission. While 1.2.2.8(c) notes (as notified) 

that the ‘…content and detail of the Heritage Impact Assessment 

must correspond with the scale, nature and potential adverse effects 

of the proposal’; it nevertheless still requires in our opinion, that an 

application for resource consent be accompanied by such an 

assessment. 

7.13 We recommend that Heritage Impact Assessments be required in a 

more considered manner that is proportionate to the nature and scale 

of works undertaken. While we consider it likely to be administratively 

cumbersome to identify every development scenario where a Heritage 

Impact Assessment is or is not required, in our opinion the suggested 

amendments in the Kāinga Ora submission provide a more efficient 

and effective approach that provides for a contextual analysis at a 

policy level, of when such an assessment may be required. Such 

amendments (as an example below) also provide a clear signal at a 

policy level that the requirement as well as the content of any impact 

assessment, should respond to the nature of the works. We 

recommend the following amendment (as an example):32 

 

31 Attachment 1 to the evidence of Mr Richard Knott. 
32 Similar amendments would be required (as identified in the Kāinga Ora submission) to 19.1 (i) 

and (m), 19.2.4(c), 19.2.5(a).(iv), 1.2.2.8(a) 
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19.2.4c 

The design, material use and placement of buildings and 

structures, including relocated buildings and additions and 

alterations to existing buildings, demonstrate consistency with the 

physical and visual qualities of the historic heritage area through 

a Heritage Impact Assessment where the nature and extent of the 

proposed development requires it. 

7.14 In our experience, such an approach is common-place in other 

Council’s throughout the country where ‘heritage’ specialists also 

undertake review of resource consent applications on behalf of 

Council. In such instances, and where the scale of the work is 

relatively minor, ‘doubling up’ of such assessments would place a 

disproportionate cost on landowners in addition to the restrictions 

(and mandatory resource consent processes) otherwise-imposed 

through HHA identification. 

Protected Root zone definition 

7.15 Kāinga Ora opposed the proposed definition of ‘protected root zone’ 

sought to be introduced through PC9. It was noted that the definition 

is administratively complex. Given that rootzones have also been 

identified spatially for notable trees in PC9, Kāinga Ora consider it 

appropriate that a ‘dripline’ approach to the definition of ‘protected 

rootzone’. This is administratively simple and understandable for the 

lay-person. 

7.16 The reporting planner has recommended the submission be rejected, 

noting at section 5.4.14 of the s42A report that: 

The advice from Council’s arborist Mr Jon Redfern is relied on that 

the New Zealand Arboriculture Association has generally accepted 

and adopted three international standards (British standard, 

American standard and the Australian standard), which use the 12x 

stem diameter for the root growth interpretation, Therefore, I 

recommend that the proposed Protected root zone definition 

based on the trunk diameter multiplied by 12 is appropriate for 

the protection of roots, and the dripline approach for protected 

root zone is to be rejected. 

However, in response to this submission the definition of the 

phrase ‘Protected root zone’ has been reviewed and it is 
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considered that the notified ‘Protected root zone’ definition is 

confusing. 

7.17 We do not consider the proposed simplification of the protected root 

zone definition is appropriate, and support the Kāinga Ora position of 

a ‘dripline’ definition. We accept that in respect of scheduled and 

identified trees, a greater degree of certainty around protected root 

zones is warranted. As such, we note that Kāinga Ora did not oppose 

the spatial identification of protected root zones for notable trees 

under PC9. 

7.18 However, we consider the definition remains relatively complex for 

the lay person to interpret and apply, as with the ‘root protection 

zone’ definition in the operative Hamilton City Plan where a level of 

expertise is required to determine the life expectancy of a tree, its 

vigour and the appropriate DBH33 multiplier to apply. 

7.19 In our view, a dripline definition is an established approach that is 

utilised across other Council’s34, as well as within the proposed 

Waikato District Plan (Appeals Version) and operative Waipā District 

Plan. Utilisation of a dripline definition would, in our opinion, 

contribute a more efficient and effective approach across the region 

and avoid the need to (potential expense) associated with calculation 

of rootzones for the lay person.  

Definitions of ‘Setting’ and ‘Surroundings’ 

7.20 Kāinga Ora opposed the definitions of ‘setting’ and ‘surroundings’ and 

under PC9, noting that both definitions are: 

[…] broad and lack specificity, which should be outlined in any 

Heritage Area Statement as to what the protected ‘setting’ or 

‘surrounds’ might be, in relation to any specific historic heritage 

values that are being protected. Furthermore, including arbitrary 

‘views’ from the building or structure would need to be specifically 

identified in any Heritage Area Statement at the very least. 

 

33 ‘Diameter Breast Height’ 
34 Such as Whangarei District Council, Tauranga District Council, Western Bay of Plenty, 
Wellington City Council, Kapiti Cost District Council 
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7.21 Mr Brown has reviewed both definitions and for the reasons stated as 

paragraphs 8.16 – 8.20 of his evidence, recommends amendments to 

those definitions.  

7.22 We agree with Mr Brown’s recommended amendments and also 

suggest that any aspects of a heritage place or area which are relevant 

and would be captured by those definitions, need to be clearly 

identified within any associated heritage statement.  

7.23 In our opinion, it is not efficient to have such areas undefined, and 

creates unnecessary ambiguity in the interpretation and 

administration of the Plan. This also risks wider areas beyond specific 

buildings of HHA’s being drawn into an assessment through the 

resource consent process.  

8. CONCLUSIONS 

8.1 Overall, we consider that the costs associated with the proposed 

provisions of PC9 (as they relate to historic heritage and the spatial 

identification of HHA’s in particular) have not been properly assessed, 

particularly in circumstances where the HHA Overlay has been applied 

to sites and areas that do not contain sufficient intensity of ‘historic 

heritage’ fabric to merit protection under s6 of the RMA.    

8.2 We have concerns that the existing and established assessment 

framework within the WRPS and ODP has been eschewed in favour of 

a bespoke assessment methodology which has sought to ‘shoe horn’ 

areas that may have otherwise warranted a ‘special character’ 

approach under s7 of the RMA (as identified in the Lifescapes report) 

into matters of national importance under s6. 

8.3 We consider there to have been no consideration of the wider social 

effects of HHA application across large areas of land held by Kāinga 

Ora, and the cost associated with this in relation to the efficient 

delivery of housing under the Kāinga Ora Homes and Communities Act 

2019. As such, we do not agree with the conclusions drawn in the 

Section 32 assessment undertaken by the Council in support of PC9 (as 
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notified). In our opinion, PC9 puts forward an approach that is neither 

efficient or effective at giving effect to the WRPS, and will not 

achieve Part 2 of the RMA as the underlying assessment methodology 

is flawed, based on the evidence and expert opinion of Mr Brown. 

8.4 We consider that PC9 should be refused (in part) concerning historic 

heritage areas and individual buildings as-sought in the Kāinga Ora 

submission. 

 

 

Michael Robert Campbell / Mark Raymond Thode 
28 April 2023 

  



 
 
  

 

AD-004386-362-68-V3 
 

31 

Appendix A – Lifescapes Report 



LIFESCAPES   
ARCHITECTURE | HERITAGE | CULTURAL LANDSCAPES Hamilton Character Study 2020 

 

 

 
 
CAROLYN HILL 
Heritage Consultant | Email: lifescapesNZ@gmail.com | Tel: +64 22 1878640 2 

 

 

 

EXECUTIVE SUMMARY 

The objective of the Hamilton Character Study is to provide a high-level overview of Hamilton city in 

terms of special character. Its purpose is threefold: 

1. It identifies areas that legibly represent themes of historical and physical settlement patterns, 

architectural forms and landscape qualities, and signals these as potential special character 

areas (SCAs).  

2. It identifies the main house types that are present in Hamilton, from pre/early 20th century to 

the 1970s.  

3. It proposes working assessment criteria for future assessment of SCAs, including historical 

themes and physical and visual qualities.  

This study forms Stage 1 of a two-stage process. Stage 2 will involve a series of detailed area-specific 

assessments of each potential SCA identified in this report. 

The study’s key findings and recommendations are both general and area-specific, and include:  

• Consideration of potential SCAs should not be limited to pre-1940s areas (as is the common 

approach in other New Zealand jurisdictions). Extend Stage 2 assessment to areas 

representative of the 1950s – 1970s, as Hamilton’s key decades of growth and consolidation.  

• Trees in public and private land are often an important element of an area’s special character. 

The following actions are recommended: 

o Undertake ecological and economic assessment of city tree values.  

o Establish a programme of planting to establish a continuous street tree network 

across the city. Prioritise areas of potential special character and areas identified (or 

already zoned) for intensification. 

o Prepare a policy framework for city-wide or area-specific tree protection (public only, 

or public and private) for potential inclusion in the HDP. 

• Overhead powerlines are detrimental to the physical and visual experience of Hamilton’s 

suburban streetscapes. It is recommended that a clear strategic direction be adopted by HCC 

for a phased undergrounding of overhead lines systems.  

• SCAs should be considered as part of a network of urban amenity across the city. Examine 

other ways of experiencing SCAs beyond the road network as part of Stage 2 area-specific 

assessments – i.e. views from, and connections to, Hamilton’s rich network of pedestrian 

paths, parkland and the Waikato river.  

• Twelve “Areas of Interest” are identified across the city, including areas that represent 

suburban development from the 1920s – 1970s. See Findings Map, Section 6. It is 

recommended that these areas be taken forward to Stage 2 site-specific assessment.  
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Rows of mature and consistently-placed street trees.  

Note: These green line indicators do not purport to capture all street trees; rather, my 

intention is to highlight areas where trees’ maturity/size, consistent placement and length 

of contiguous row makes a valuable contribution to streetscape character. Where street 

trees are present elsewhere, they are either less contiguous (individual or short, 

inconsistent clusters) or very immature.  

Recommendations are made in Section 6 regarding tree protection and planting.  

 
Individual properties (or small clusters of properties) that may have historic heritage 

values such that they warrant consideration for scheduling as historic heritage places.  

Note: Identifying places of potential historic heritage is outside the scope of this study, 

and as such the places noted in the character maps below should not be considered a 

comprehensive analysis. Rather, they are properties that were particularly notable 

architecturally in visual analysis.   

 
Green shading represents lines of the gully network that variously covers the city.   
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5.2. EAST AREA 2 (Queenwood, Chedworth, 

Chartwell) 

Development period 

The suburbs covered by East Area 2 were progressively 

developed from the early 1940s to the 1980s. The oldest 

portion of the area is south of Clarkin Road close to the 

river (present by 1948) and the then-recent connection 

to the CBD via Fairfield Bridge. Growth moved north as 

individual properties were established along the main 

northern routes of River, Bankwood and Hukanui Roads. 

However, the land north of Clarkin Road remained 

largely undeveloped until the city’s eighth extension in 

April 1962 which opened up most land south of Wairere 

Drive. By 1966 the farmland as far as Comries Road and 

Pulham Crescent closer to the river was subdivided and 

built upon, and roads were continuing to extend north 

and east.  

The area reflects various patterns of residential 

development in Hamilton through the second half of the 

20th century:  

• Subdivisions close to the river responded to 

increasingly prosperous citizenry wishing to establish 

Garden Suburb-influenced properties in close 

proximity to amenities and the city centre; 

• 1960s subdivisions further north and east catered for 

a rapidly increasing population (almost 200% 

EAST AREA 2: CHARACTER MAP. Source: Hamilton 

District Plan GIS viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Area covered by a Special Character zone in 
the HDP 
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increase between 1945 and 1966) with middle-class residences and social 

housing clusters.  

Topography 

Development in East Area 2 is shaped by the gully system that furcates the 

underlying landform. This has defined placement of main roads and boundaries of 

individual subdivisions and means that the overall neighbourhood character is a 

collection of individual “pockets” rather than a continuous suburban pattern.  

Street pattern 

Street patterns in East Area 2 reflect the change in planning practices over the 

decades of construction. The earliest street layouts are based on an open grid 

model constrained by irregular gullies and hillocks. Curvilinear and increasingly 

hierarchical street patterns begin to dominate post-1962, with collector roads 

connecting local streets and cul-de-sacs – a layout that suited the topography and 

reflected the growing heavy reliance on private motor vehicles. The trend towards 

cul-de-sacs for traffic management and suburban amenity becomes increasingly 

evident in the 1970s developments of east Chedworth and north Queenwood.  

Lot layout and density 

While East Area 2 is predominantly low density with detached, single-storey 

dwellings, patterns of lot layout vary according to the underlying landform and in 

terms of the period in which particular subdivisions occurred. While section size 

and shape are generally consistent within a small neighbourhood, they range 

across the area as a whole from approximately 600 to 1100 sqm, with the smaller 

tending to be rectangular and the larger being determined by gully, hill or river 

boundaries. 

Original lots have been subdivided in an interspersed manner throughout East Area 

2, generally due to (1) being close to the river and therefore increasingly valuable, 

and (2) enabled by generously sized, rectangular lot layout and relatively flat land. 

New houses have largely been built on the rear of sites and there has been little 

wholesale or multi-site redevelopment. As such, the area generally retains the 

rhythm of original lot layout patterns within its discrete neighbourhoods.  

Green structure 

A key aspect of the character of East Area 2 is its green structure. The gullies create 

a network of well-vegetated parkland that form green nodes through the area, in 

particular Tauhara, Donny, Porritt Stadium and Ranfurly Parks, and the gullies 

themselves are corridors of high biodiversity potential which is beginning to be 

explored. Disparity in ability of residents to experience these green spaces is an 

issue. The parks have several entry-points from surrounding roads, and pedestrian 

walkway connections from adjacent streets are variously present. However, the 

gullies have minimal accessibility from the public realm, which limits their 

experiential contribution to the area’s character and neighbourhood engagement.  

Well-established vegetation, both in the public and private realm, is another 

notable element of East Area 2, but coverage varies considerably. Avenues of street 

trees are present but unevenly distributed, as seen in the character map above, and 

there is reliance on trees on private land to sustain the green character in many 

streets. Where mature street trees are present, they unify a streetscape character 

which is often disparate in housing typology.  
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Figure 24:  Tamihana Ave, Chartwell – mature trees define character in a disparate collection 
of housing types.  

Housing typology 

Housing typologies vary through East Area 2 due to the different periods of 

construction over four decades and to most development occurring under a private 

ownership model rather than as comprehensive developments. Areas of consistent 

housing stock (red – orange in the EA 2 Character Map) generally consist of the 

following typologies.  

Pre-1940:  

• Art deco / Moderne – a cluster centred on Anson Ave, south Chartwell 

(marked with a red cross in the character map above);  

• Early State houses – grouped around Casey Ave, south Chartwell. 

Late 1940s, 1950s: 

• Comprehensive state housing – a small cluster in Cussen St, Chartwell; 

common in central and north Chartwell but heavily modified and/or now 

dominated by later development.  

1960s:  

• Early 1960s state housing – represented in South East Chedworth in 

particular – see Sefton Crescent and around Bankwood Road.  

• 1960s plan book styles – this is the most clearly represented housing 

typology in East Area 2, with legible collections in all three suburbs but 

particularly prevalent in Queenwood and Chedworth. See Queenwood Ave, 

Lamont St and Hooker Ave for examples.  

 

Street frontage treatments 

Front gardens are a character-defining feature of areas of consistent housing stock.  

Pre-1940 areas are richly landscaped and usually feature large and varied tree 

species and well-developed gardens, often behind substantial walls. 

The 1960s areas are notable for their minimal front boundary treatments, often 

with a simple brick or concrete upstand to the footpath edge or low fence. This 

provides generous visibility to front garden areas which are often well-manicured.  
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5.3. EAST AREA 3 (Porritt, Insoll, Fairview Downs, 

Clarkin, Claudelands, Enderley) 

 

Development period 

The suburbs covered by East Area 3 were 

progressively developed from southwest to north east, 

as the eastern side of the city expanded. Earliest 

developments are in Claudelands, with Clarkin and 

western Insoll and Enderley being developed in the 

1950s. Fairview Downs and Porritt have some early 

1960s housing but were largely developed in the late 

1960s and into the 1970s.  

While East Area 3 includes areas that represent 

Hamilton’s development through the 20th century, the 

key pattern of residential development that the area 

reflects relates to the 1950s period:  

• The housing scheme in the centre of East 

Area 3 (spanning Clarkin, Insoll and Enderley) 

was part of the Government’s state housing 

provision programme of the 1950s. This area’s 

varied development over time displays the 

ideological Labour / National tensions 

between maintaining government ownership 

and private purchase incentive schemes.  

 

EAST AREA 3: CHARACTER MAP. Source: Hamilton 

District Plan GIS viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Area covered by a Special Character zone in 
the HDP 
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Other themes represented include: 

• Hamilton’s early subdivision patterns and housing typologies, which are 

evident in Claudelands and south-west Enderley. A large portion of this 

theme are already covered by the HDP Special Character Area zoning, 

although Claudelands streets as far north as Bettina Road / Alfred Street 

also variously exhibit the urban characteristics this early development.  

• The intact mid-1960s / early 1970s areas of Porritt and Fairview Downs 

represent new forms of suburban planning and residential design in the 

context of low socio-economic areas. This provides a comparison with the 

wealthier areas of Queenwood and Chedworth (East Area 2) which were 

developed in the same period.  

Topography 

The underlying landform of East Area 3 is generally flat, with areas of undulation 

largely being within the area’s green structure (Claudelands Park and Porritt 

Stadium) and on the school grounds of Southwell.  

Street pattern 

Street patterns in East Area 3 reflect changes in planning practice over the decades. 

The earliest street layouts generally follow an open grid model within the 

constraints of the railway line and Claudelands Park. The northern part of 

Claudelands is defined by long unbroken streets running east-west (e.g. Claude St) 

and this is reflected in parts of Enderley (Fifth Ave, Enderley Ave). The 1950s centre 

of East Area 3 is an exemplar of the collector / local street hierarchy promoted by 

the Garden Suburb movement, with horseshoe or crescent-shaped streets forming 

nodules off the main arterials. Regardless of the flat land, Fairview Downs exhibits 

the trend towards cul-de-sac street patterns popular in the 1970s; in Porritt, the 

curved streets are more determined by the slope of the gully to the north east.  

Lot layout and density 

East Area 3 is predominantly low density with detached, single-storey dwellings. Lot 

shape and size is generally consistent across the area, with some triangulation at 

curving street corners / ends.   

Subdivision of original lots or unit title development has occurred along main roads 

such as Heaphy Terrace, Boundary Road, Clarkin Road, Insoll Ave, Mardon Road 

and the roads around the Five Cross Roads hub. However, large parts of the area 

retain their original density.  

Green structure 

The 1950s housing scheme across the centre of East Area 3 is notable for its 

network of public parkland. This green structure is consistent with the principles of 

the Garden Suburb movement which form the ideological basis for this subdivision. 

Permeability of these amenity areas is good, with houses on the horseshoe / 

crescent streets backing onto them and multiple egress routes allowed for from 

streets themselves.   

The quantity and quality of vegetation is inconsistent across East Area 3. While 

there are some streets with mature avenues of trees, most roads have uneven, 

infrequent or immature trees which make a relatively low contribution to 

streetscape character. Vegetation on private land is also very variable.  
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Figure 25:  Multiple, well-connected parks providing amenity to 1950s social housing.  

 

Figure 26:  Alderson Ave, Fairview Downs – a lack of contiguous street trees creates reliance 
on private vegetation.  

 

Housing typology 

Key house types represented in East Area 3 are: 

Pre-1940:  

• Villas / transitional villas – uncommon but some present in Claudelands; 

• Bungalows – common through Claudelands (e.g. Claude and Alfred 

Streets);  

• Early State houses – also a feature in Claudelands.  

Late 1940s, 1950s: 

• Comprehensive state housing – a relatively large area of this type remains 

intact in the centre of East Area 3, extending from Holland Road. The 

period’s street pattern is retained to the east of Peachgrove Road, but 

much of the 1950s housing has been modified / lost due to later 

development.  

1960s:  

• 1960s state housing – represented in north Insoll and Porritt, in the 

neighbourhood around Snell Drive.  

Street frontage treatments 

Street frontages vary considerably across East Area 3. Retrospectively built timber 

front fences are common but inconsistent. Some gardens are highly vegetated, but 

the majority have minimal planting and are largely lawn areas and parking.  
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5.4. EAST AREA 4 (Peachgrove, Hamilton 

East, Naylor) 

 

Development period 

The area covered by East Area 4 includes 

some of Hamilton’s oldest suburbs, and 

large parts of it is managed as historic 

heritage or special character under the 

provisions of the HDP. Settlement began 

1864 as a military base; the Grey Street town 

centre was well established by the east/west 

amalgamation in 1877; and the area was 

fully subdivided and built upon by the early 

20th century.  

East Area 4 captures key suburban 

development patterns and architectural 

trends of New Zealand’s Victorian and 

Edwardian periods, and also contains a high 

concentration of bungalows from the 1920s 

and 1930s. It represents changing trends in 

town planning in the early 20th century, with 

the Hays Paddock development exampling 

the ideologies of early state housing and the 

Garden Suburb movement.  

EAST AREA 4: CHARACTER MAP. Source: Hamilton 

District Plan GIS viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Area covered by a Special Character zone in 
the HDP 
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Topography 

The topography of East Area 4 is generally flat, with a slope down to the meander 

in the river upon which Hayes Paddock is sited, and to the Hamilton Gardens land 

to the south. There is a major gully (Seeley’s gully, Armagh Street) that shapes 

Hamilton Boys High and Hamilton East schools, and runs west to the river.  

Street pattern 

Most of the area covered by East Area 4 is laid out as a square-shaped grid plan 

typical of the “model settlement” structure of New Zealand’s earliest towns, with 

the monotony of the grid relieved by occasional diagonals (e.g. the south end of 

Grey Street). This street pattern is significant as a large and highly coherent 

remnant example of late 19th century town planning.  

Lot layout and density 

East Area 4 is characterised by rectangular lots typical of its period. Those on 

north-south streets are deeper, up to ½ an acre, while those on east-west streets 

fill in the edges of each square and are more commonly 1/8th of an acre. As such, 

the former have been subject to extensive subdivision, with most now containing 

two or more dwellings. Conversely, the density of the latter remain more intact.  

Green structure 

East Area 4 typifies late 19th century model settlement ideals for green structure in 

an urban context. Steele Park as a “village green” and Galloway Park were part of 

the area’s earliest planning, followed by Claudelands and the town belt. While the 

parks are fully accessible from all surrounding streets, the major arterials of 

Cobham and Wairere Drive now effectively cut Naylor and Hamilton East off from 

the extensive parklands of Clyde and Flynn Parks and the Hamilton Gardens.  

The area is known for its huge oaks and other exotic trees that densely line its 

streets.  

 

Figure 27:  Steele Park, Hamilton East – oak trees line the village green.   

Housing typology 

The dominant housing typology in Hamilton East continues to be its early 20th 

century architecture, although the area covered by the RIZ is increasingly 

characterised by two-storey townhouses. Transitional villas and English bungalows 

are a prominent feature and often remain highly intact to the exterior. Early state 

houses become more common as the area develops north (Peachgrove).  

There is a very intact collection of 1960s brick houses on and around Scott Avenue 

in Peachgrove, however this is not a typical type for the area.  
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Street frontage treatments 

Many street frontages retain a pre-1940 style of fencing, which varies property to 

property but generally maintains a relatively low height and high visual 

permeability. Front gardens are often highly developed and front hedges are a 

common feature.  

Later developments at the rear have often caused large portions of a site to be laid 

with concrete driveways and parking areas. This detracts from the character quality 

of the streetscape and in some cases the legibility of character is lost.  

 

 

Figure 28:  Typical street frontage treatments, St Olpherts Ave, Peachgrove.  

 

Figure 29:  Nixon Street, Hamilton East – the rupture of coherent character is less from rear 
infill itself and more from its associated requirements – loss of trees and gardens 
for concrete driveways, often with two side by side.  
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5.5. EAST AREA 5 (University, Hillcrest West, Riverlea, 

Silverdale) 

 

Development period 

The suburbs covered by East Area 5 were predominantly 

developed in two key periods.  

In the 1950s, following Hamilton’s 5th extension in 1949. 

Development initially occurred along the major inter-district roads 

to Morrinsville and Cambridge; streets and individual houses were 

established in west Hillcrest by 1956.  

 

Figure 30:  The extent of East Area 5 in 1956. Source: Hamilton City 
Libraries Heritage Collection, 1956 aerial.  

EAST AREA 5: CHARACTER MAP. Source: Hamilton 

District Plan GIS viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Area covered by a Special Character zone in 
the HDP 
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The bulk of development followed the city’s eighth extension in 1962 which 

opened up the entire area.  

The hilly land sloping south to the river in Riverlea remained as farmland until the 

1970s, although road construction is evident in aerial photography of 1971.  

Topography 

 

Figure 31:  Hillcrest’s topography. 

The underlying landform of East Area 5 crests at Hilllcrest Road and then slopes 

gently downward to the eastern extents of Silverdale. In the south, the land slopes 

more steeply to the river and the major gully lines to the east. This has defined 

road layouts and neighbourhood boundaries, and creates areas with some view.  

Street pattern 

The layout of local streets is determined by the sectional dividers of the earlier 

Cambridge and Morrinsville roads and by the underlying topography. Designations 

for large educational, community, and commercial facilities (Waikato University 

(1964), Hillcrest Normal / Berkley / Hillcrest High schools (1971/72), Hillcrest 

Shopping Centre, Jansen Park) also shaped the scale and form of contiguous street 

pattern. These factors make the street pattern uneven and, with the exception of 

Cobham / Cambridge / Morrinsville Road arterials, lacking in clear hierarchy.  

Lot layout and density 

East Area 5 exhibits three main patterns of subdivision layout and density: 

1. Original lots with detached single dwellings on them. Lots are generally 600 – 

700 sqm; this size combined with the undulating landform means that infill 

housing to the rear of properties is not usually feasible. This pattern is common 

in Riverlea and south-west Hillcrest.  

2. Infill housing to the rear of original lots. This has occurred in east Silverdale 

backing onto the gully network, where large, unevenly shaped and sloping lots 

have been subdivided and built upon. The density pattern to the street remains 

coherent in these areas, as rear properties are largely concealed.  

3. The University area, north Hillcrest and north-west Silverdale are now 

characterised by medium density multi-unit developments and townhouses, 

enabled by the RIZ and required for the University. The quality of streetscape 

character is poor in these neighbourhoods due in part to the lack of master 

planning across the University area as a whole.  
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Green structure 

A key aspect of the character of East Area 5 is its green structure. The ridgeline of 

Hillcrest gives the area a geographic marker and provides some elevation and 

views, and connections to the river and its pedestrian pathways are of high amenity 

and character value to Riverlea residents in particular. The area is well-populated 

with parks and environmental initiatives continue to grow in relation to the eastern 

gullies, albeit largely via private properties.  

Street trees are also a notable feature in East Area 5. Their quantity and rhythmic 

set out make a significant contribution to the area’s character and streetscape 

quality, with housing and street frontages being more disparate. Hillcrest and 

Riverlea are well-endowed with trees and mature vegetation on private land.  

 

Figure 32:  Carrington Ave, Silverdale – the importance of these street trees for streetscape 
amenity and character will likely increase over time as the neighbourhood 
continues to intensify and the trees grow.  

Housing typology 

The most clearly represented housing typology in East Area 5 is 1960s plan book 

styles, with legible clusters in Hillcrest, Silverdale and Riverlea. Many houses have 

basements with inbuilt garaging due to the slope of the land, and this is a feature 

of the area.  

Street frontage treatments 

Street frontages vary considerably across East Area 5, with retrospectively built 

timber front fences being common, particularly on main roads. As such, original 

street frontages are an important aspect of continuity in areas of identifiable 

streetscape character. Visually linked to the housing itself, the front boundaries 

often retain the typical features of the 1960s era – low masonry walls or simply 

grass terminating at the footpath, large areas of lawn and specimen planting.  

 

Figure 33:  Howell Ave, Riverlea. Note the deciduous street trees that provide seasonal 
distinctiveness to the streetscape. 
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5.6. WEST AREA 1 (Pukete, Pukete West, Bryant, Te 

Rapa, Beerescourt) 

 

Development period 

West Area 1 has experienced progressive and uneven 

development over multiple decades. The southern half of 

Beerescourt was established by the 1940s, and some of its 

housing stock dates to the early decades of the 20th 

century. However, as the city’s main northern gateway until 

the early 2010s (Te Rapa Road terminates at the 

intersection of Ulster and Victoria Streets) this area has 

been subject to significant change.  

West Area 1 had developed as far as the city’s fifth 

boundary (Vardon Road) by 1961. North of Vardon Road 

remained largely undeveloped until the late 1960s and into 

the 1970s, with the exception of the St Andrew’s Road 

curve which was established by 1948 (The Hamilton Golf 

club had established the St Andrews course in this bend of 

the river in 1913, and affluent “lifestyle block”-type 

properties were established on the land bounded by St 

Andrews Road as early as the 1940s).       

Bryant demonstrates themes of uneven prosperity as the 

city has grown. Sandwich Road appears to have become a 

loose dividing line between working class housing to the 

west (presumably to service Te Rapa Road industry) and 

WEST AREA 1: CHARACTER MAP. Source: 

Hamilton District Plan GIS viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Late development (1980+) consistency in 
streetscape and housing typology 
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affluent streets to the east, overlooking the river, golf course and parkland.32   

Topography 

West Area 1 has some undulations in topography which giving a little slope to 

some streets and, on the eastern side, some views over the lower golf course land 

and river. However, the area is generally reasonably flat.  

Street pattern 

Street positions and forms vary across West Area 1 due to typographical 

constraints and the area’s development over a long period. Various ideological 

phases of town planning are represented across the area from grid arrangements 

to cul-de-sacs, but all subdivisions are small-scale and do not collectively 

demonstrate street pattern themes.  

Lot layout and density 

The economic division of the area is reflected in its disparate lot layouts. 

Subdivision patterns closer to the industrial belt (west) are smaller (600 – 700 sqm), 

thinner and more homogenous. Subdivisions towards the river are larger (800-1100 

sqm), wider and more variable.  

 

 

 

32 An exception is the neighbourhood latecomer; the affluent Waiwherowhero Drive 
subdivision west of Sandwich Road that was developed after 1980. 

 

Figure 34:  Comparison of lots in Bryant – smaller and more homogenous to the south-west 
(yellow), larger and more varied to the east (red).  

Green structure 

Street trees in West Area 1 are particularly important. This is due to the flat land, 

which limits any vista in most parts, an often disparate pattern of residential built 

form and street frontage treatments, and overhead power lines that can be visually 

dominant. However, the distribution of trees is uneven in the area and are often 

only semi-mature. Some mature avenues have been cut down – compare Morrow 
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Ave 2010 with its contemporary streetscape. The series of public parklands and 

mature tree avenues to the west creates a natural buffer to the industrial land 

adjacent. Pocket parks, the golf course and river walks play an important role in 

providing amenity in the area.   

 

Figure 35:  Mears Road, Bryant – power poles dominate the streetscape.  

 

Figure 36:  Storey Ave, Beerescourt – power poles still feature but their visual impact is 
lessened by contiguous street trees.  

Housing typology 

West Area largely contains housing from the 1950s – 70s. There is little 

recognisable or consistent pattern to housing through the area due to 

development pressure and commerce close to the CBD. There is a small cluster of 

1960s houses in a very intact and tree-lined streetscape in Croall Crescent in 

Beerescourt, but this collection is modest in extent.  

Beerescourt has some houses from the interwar – 1950s period that are exemplars 

of their type and are often landmarks in their context. While they do not form part 

of an identifiable area, it is recommended that further site-specific research be 

undertaken on these properties and consideration be given to scheduling as 

historic heritage places if appropriate.  

 

Figure 37:  16 Cardrona Road – magnificent Moderne 



LIFESCAPES   
ARCHITECTURE | HERITAGE | CULTURAL LANDSCAPES Hamilton Character Study 2020 

 
 
CAROLYN HILL 
Heritage Consultant | Email: lifescapesNZ@gmail.com | Tel: +64 22 1878640 41 

 

Figure 38:  1319 Victoria Street. 

 

Figure 39:  1331 Victoria Street. 

 

Figure 40:  409 Ulster Street. 

 

Figure 41:  1 Macdiarmid Road. 
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Figure 42: 69 Forest Lake Road. 

 

Figure 43:  65 Braid Road – pre-1956 – potentially a significant work of modernism in 
Hamilton.   

 

Street frontage treatments 

Street frontages are inconsistent across West Area 1 as a whole, however, low or 

fences are common on side streets.  
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5.8. WEST AREA 2 (Nawton, Crawshaw, Grand View, Brymer) 

Development period 

The majority of West Area 2 was developed post-1971, as 

evidenced by the aerial taken that year. Although the land as far 

north as Grandview Road had been included in the 1962 boundary 

extension, it was not until the city’s 9th extension in 1977 that 

significant development occurred.  

Topography 

The land gently undulates with a western rise. There is a steeper 

slope in the far west, culminating in Rakautahi Park on Brymer 

Road. 

Street pattern 

The area demonstrates a change in planning approach to vehicular 

movement from the 1950s to the 1970s. The streets on the eastern 

side (east of the dotted line in the Character Map) were 

constructed by 1956 and represent the longitudinal grid patterns of 

that period. To the west, Grandview, Ellicot and Newcastle/Brymer 

Roads act as collectors for a web of local streets and cul de sacs 

with few pedestrian easements. The implicit acceptance of private 

vehicles as the key mode of movement is clear both in public 

demand and in planning policy.  

Lot layout and density 

Lots along the pre-1961 longitudinal streets in Grandview are long 

rectangles of 600 – 700 sqm. Their even and long rectangular forms 

have enabled rear infill in much of this area. Later developments in 

WEST AREA 2: CHARACTER MAP. Source: 

Hamilton District Plan GIS viewer, overlay by author.  
KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Late development (1980+) consistency in 
streetscape and housing typology 
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Brymer have a similar lot size but the proportions are shorter, wider and more 

uneven. The houses upon them are also generally larger, making any intensification 

difficult on a site-by-site basis.   

Green structure 

Dominion Park is a central feature of the West Area 2 and there are other small 

parks through the area. While some streets and cul de sacs have pedestrian 

easements to these green spaces, many do not, limiting community access. Street 

trees are inconsistently present, often with short stretches or single specimens 

rather than coherent avenues. Brymer is more consistently provided with street 

trees. Crawshaw and Brymer have good access to Waiwhakareke Natural Heritage 

Park to the north.  

 

Figure 44:  Street trees on Dorchester Place, Brymer. The narrow road width (enabled by the 
hierarchical street structure) also assists in creating a coherent streetscape.  

Housing typology 

Key house types represented in West Area 2 are: 

1960s, 1970s: 

• Modest plan book style housing is predominant in Grandview and Nawton. 

Later developments in Crawshaw and Brymer feature larger and more 

individualised houses on elevated sites. 

Post 1980: 

• Subdivisions are typically single-storey brick and tile, with double garages 

being a standard and dominant feature.  

 

Figure 45:  Housing typology in Brymer: Aldershot Place.  

Street frontage treatments 

Street frontages are typically open, with low picket-style timber fences or lawn 

running to the footpath. Plain lawns with minimal or “low maintenance” vegetation 

is the predominant front yard treatment. 
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5.9. WEST AREA 3 (Dinsdale North, Dinsdale South) 

 

Development period 

As with West Area 2, West Area 3 was largely developed post 1971, even 

though the area was largely included in the city’s 8th boundary extension 

of 1962.  

The area typifies the development patterns of private residential 

construction companies in the 1970s.  

Topography 

Dinsdale is relatively hilly by Hamilton standards, with a ridgeline defining 

its western edge. This shapes the street layout and housing typologies, 

with subdivisions laid out to take advantage of elevation.  

Street pattern 

Newcastle, Tuhikaramea and Whatawhata Roads act as collectors for a web 

of local streets and cul de sacs with few pedestrian easements. As with 

West Area 2, the area’s planning is prefaced on the ubiquity of private 

vehicles.  

Lot layout and density 

Lot sizes follow the planning requirements of the time, varying from 694 – 

925 sqm. Properties from the 1960s were longer and thinner and have 

been built upon at the rear in many streets. The lots of 1970s subdivisions 

have shorter and wider proportions and are more uneven due to the 

topography, limiting options for infill.  

WEST AREA 3: CHARACTER MAP. Source: 

Hamilton District Plan GIS viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Late development (1980+) consistency in 
streetscape and housing typology 
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5.12. WEST AREA 5 (Hamilton Central, Hamilton Lake) 

 

Development period 

The area covered by West Area 5 is comprised of the city 

centre in its north eastern portion and industrial land / hospital 

in the south. The remaining residential parts are focused 

around Lake Rotoroa, with a small portion along the river in 

the north.  

The CBD is the location of the original military settlement on 

the west bank of the Waikato. The area retains some of 

Hamilton’s oldest streets, but its built form has changed 

dramatically as the central business district has developed and 

expanded.  

Topography 

The topography of West Area 5 is shaped by the river and the 

lake. Ruakiwi Road follows the ridge of the hills to the north 

east of the lake, and the streets to the east of Pembroke Street 

are defined by the sloped land descending to the river.  

Street pattern 

The CBD’s street pattern is defined by the early 20th century 

grid model; elsewhere, the area’s road patterns reflect the 

underlying topography.   

WEST AREA 5: CHARACTER MAP. 

Source: Hamilton District Plan GIS 

viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Late development (1980+) consistency in 
streetscape and housing typology 
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Lot layout and density 

Intensification close to the CBD, Waikato hospital and lake means that West Area 5 

is now a reasonably densely built environment, however the nature of this density 

varies significantly due to a wide range of building typologies, piecemeal 

subdivision and comprehensive new developments.  

Green structure 

West Area 5 encompasses a green structure which is a significant amenity to the 

city as a whole. Rotoroa Lake, the Hamilton Lake Domain, Innes Common and the 

green belt along Seddon Road are all heavily used by residents. River walks also 

define this area, with increasing connections being made between the CBD and 

walking / cycling paths. Mature trees are also an important element to residential 

streets between the hospital and CBD.  

Housing typology 

The area has several remnant clusters of pre-1940 housing. Villas / transitional villas 

are uncommon, but a few remain. There is a remnant cluster of substantial 

bungalows and 20th century eclecticism in and around Horne and Hammond 

Streets and around the lake, representing the early desirability of this area.  

 

Figure 58:  29 Horne St 

The area contains pockets of housing from the 1950s – 70s to the south of Lake 

Crescent; this is generally poorer housing stock due to its proximity to the 

industrial zone. There is little recognisable or consistent pattern to housing through 

the area – some streets around the lake and north along the river have become 

dominated by a disparate assortment of wealthy houses and apartments; other 

streets are now predominantly flats / town house accommodation for hospital 

workers and others needing proximity to the CBD.  

Street frontage treatments 

Street frontages are inconsistent across West Area 5 as a whole, however the 

pockets of pre-1940s developments generally have their original or early street 

frontages intact, including low walls and gardens.   
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5.13. WEST AREA 6 (Peacocke, Glenview, 

Bader, Melville) 

 

Development period 

As can be seen in the Character Map, 

West Area 6 is a complicated array of 

cluster developments from the 1950s to 

beyond 1971.  

The area typifies the benefits and 

problems of private subdivision in the 

1960s – cul de sacs, heavy car reliance 

and an increasing rich / poor divide.  

Topography 

West Area 6 is laid over a network of 

gullies and low hillocks. These define its 

street layout and creates ribbons of 

elevation.  

Street pattern 

Ohaupo Road (State Highway 3) is a 

major intersector through the area. The 

road pattern follows the hierarchical 

structure of the 1960s, with collector 

roads connecting local streets and cul-de-

sacs. This layout reflects not only the 

WEST AREA 6: CHARACTER MAP. Source: 

Hamilton District Plan GIS viewer, overlay by author.  

KEY:  

Consistency in streetscape and housing 
typology/era; clear character 

Consistent housing stock, some consistency in 
streetscape; poor quality urban environment 

Some consistency in streetscape, housing 
typology/era; some infill and modifications 

Eclectic mix of housing types, irregular 
streetscape 

Late development (1980+) consistency in 
streetscape and housing typology 
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6. FINDINGS AND RECOMMENDATIONS 

This section summarises key findings from the study areas’ assessments undertaken above. It provides 

recommendations on maintaining and enhancing special character generally, and on areas that should be 

considered for detailed Stage 2 analysis against the Attributes and Assessment Criteria described in Section 4.  

Areas of Potential Special Character: Findings 

Source: Hamilton District Plan GIS viewer, 

overlay by author.  

KEY: present by --  

Pre-1940 (EXISTING SPECIAL CHARACTER ZONE) 

Pre-1940 aerial 

1948 aerial 

1956 aerial 

1961 aerial 

1966 aerial 

1971 aerial 

1982 aerial 

Potential historic heritage 
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East Area 2 / 3 

• There is a significant cluster of early 20th century Eclecticism and Art Deco housing extending across 

north Clarkin / south Claudelands, around Casey Ave [Area of Interest 02]. The streetscape in this area 

has identifiable qualities of character in terms of topography, street pattern and green structure. Art 

Deco in particular is relatively uncommon in Hamilton, especially as a somewhat contiguous cluster.  

Recommendations Priority 

Undertake detailed assessment of potential Special Character of Area of Interest 02.  2 

Undertake research and assessment of the Anson Avenue Art Deco cluster, consider for 

scheduling as a Historic Heritage group. 

2 

East Area 3 

• The centre of this area (spanning Clarkin, Insoll and Enderley) is a largely intact 1950s comprehensive 

state housing neighbourhood, represented in its street pattern, lot layout, green structure and extant 

housing stock [Area of Interest 03].  

Recommendations Priority 

Undertake detailed assessment of potential Special Character of Area of Interest 03. It is 

noted that Hayes Paddock, which is already covered by an SCA, represents a similar but 

slightly earlier suburban form – comparative analysis will be needed here. 

2 

East Area 4 

• Most of this area is covered by the Hamilton East and Hayes Paddock Special Character Area zones. 

However, the housing typologies and streetscape qualities that those areas capture are also present in 

highly intact clusters up to the railway line. Conversely, the Hamilton East Special Character area 

bounded by Albert and Nixon Streets have new character qualities derived from recent multi-unit 

developments undertaken under the RIZ.  

Recommendations Priority 

Extend the Hamilton East SCA to include the north side of Te Aroha Street. 1 

Undertake detailed assessment of potential Special Character of the remaining streets 

directly north and south of the railway line from the river to Peachgrove Road, for 

potential inclusion in the Claudelands SCA.  

1 

Review the area currently covered by the Hamilton East SCA in light of development 

under the RIZ. This may result in some parts being excluded from the SCA and 

managed under an urban design-based policy framework with emphasis on green 

structure. 

2 

East Area 5 

• The character of this area is principally shaped by its hilly topography and green structure, with eclectic 

housing types and styles. Tree protection and continued tree planting is critical to maintain and enhance 

these qualities. There are multiple but small clusters of consistent / semi-consistent 1960s streetscapes 
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across the area, particularly around Flynn Road (Hillcrest), Regent Street (Silverdale) and Chesterman 

Road (Riverlea) [Area of Interest 04]. 

Recommendations Priority 

Undertake detailed assessment of potential Special Character of Area of Interest 04. 3 

West Area 1 

• This area is limited in the legibility of streetscape character due to successive development and change 

over time. It does, however, retain some houses from the interwar – 1950s period that are exemplars of 

their type and are often landmarks in their context.  

Recommendation Priority 

Undertake research and assessment of the identified houses, consider for scheduling as 

Historic Heritage places. 

1 

West Area 2 

• The majority of West Area 2 was developed post-1971 and is characterised by cul de sacs and modern 

suburban architecture. It is not considered that further assessment regarding potential SCAs in this area 

is warranted at this time.  

West Area 3 

• West Area 3 was established as a new suburb in the 1970s. It has a reasonably contiguous area of 1970s 

suburbia around and south of Bremworth Ave [Area of Interest 05] that typifies the development 

patterns, site and street appearance, and architecture of private residential construction companies in the 

1970s.  

Recommendation Priority 

Undertake detailed assessment of potential Special Character of Area of Interest 05. 2 

West Area 4 

• West Area 4 includes residential development from the full spectrum of Hamilton’s development, 

including the notable Frankton Railway Village. Other significant themes are also present in the area. This 

includes a subdivision cluster on and around the Forest Lake Road ridgeline that is characterised by 

housing from the early – mid 20th century, rows of trees and sloping topography [Area of Interest 06]. 

Note this area extends into West Area 1 (Beerescourt).  

• North of the railway line, Maeroa represents areas of private and state development from the 1920s to 

1950s and this has remained intact around Norton Road west of Hall Street [Area of Interest 07]. This 

cluster of streets is strongly characterised by gully vegetation and topography.  

• There is a relatively contiguous cluster of interwar housing along and around Queens Avenue in the 

South East, characterised by the bungalow style in particular, and also by a sloping landform and street 

trees [Area of Interest 08]. 

Recommendation Priority 
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Undertake detailed assessments of potential Special Character of Areas of Interest 06, 

07 and 08. 

2 

West Area 5 

• West Area 5 also encapsulates Hamilton’s most historic and most recent development, and is 

increasingly characterised by (1) wealthy and highly eclectic residences around Lake Rotoroa, and (2) 

working class housing with good access to the hospital, the city and industry. There is a notable stretch 

of interwar housing on and around Horne and Hammond Streets [Area of Interest 09]. Many of the 

houses here are fairly grand and the large street trees provide a connection of high amenity between 

the hospital and southern city edge.  

Recommendation Priority 

Undertake detailed assessment of potential Special Character of Areas of Interest 09. 2 

West Area 6  

• West Area 6 represents the end of the 1950s State-led housing era and the dawn of mass production by 

private residential construction companies from the 1960s onwards. Three areas capture these themes: 

1950s on and around Slim Street in Bader [Area of Interest 10]; 1960s around Prisk Street in Melville 

[Area of Interest 11]; and 1970s on either side of State Highway 3 in Glenview.  

Recommendation Priority 

Undertake detailed assessment of potential Special Character of Area of Interest 10. 1 

Undertake detailed assessments of potential Special Character of Areas of Interest 11 

and 12. 

3 
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8. APPENDICES 

 

8.1. METHODOLOGY 

The methodology for this Hamilton Special Character Study has involved the following steps.  

• Compare early city plans with historical aerial photographs. Map city growth over the key stages of 

development: pre-WWI, inter-war, post WWII (1948 aerial photography), eight city extension - 1962 

(1971 aerial photography). Visually overlay with late 20th – contemporary development areas and 

already-recognised SCAs to identify neighbourhoods that may represent key patterns of suburban 

development.  

• Review historical sources re historical development, town planning models and architectural vernacular of 

Hamilton. Prepare an overview of the city’s history as it pertains to suburban subdivision and residential 

development.  

• Draft set of attributes with which to analyse each area – development period, topography, street pattern, 

lot layout and density, green structure, housing typology and street frontage treatments. The attributes 

checklist is applicable for this high-level assessment and also for detailed analysis in Stage 2.  

• Use historical aerial photography combined with contemporary aerials and street views via Google Maps 

to map the city in terms of consistency of streetscape and housing typology. Note presence of regular 

street trees. Hamilton City Council’s Community Profile areas are used as the working base areas.  

• Identify and describe Hamilton’s key housing typologies.  

• Draft assessment criteria: (1) historical themes – confirmed by historical review, (2) physical and visual 

qualities – determined by attributes findings.  

8.2. OTHER JURISDICTIONS 

Analysis has been made of other major cities’ approaches to and assessment methodologies regarding special 

character, including Auckland, Wellington and Christchurch, and what ideas and issues from these jurisdictions are 

relevant to Hamilton.  

Auckland 

Auckland has had to deal with the issue of infill before Hamilton. Prior to the region’s amalgamation, the former 

territorial authorities had developed a range of responses. The Auckland Unitary Plan (Operative in Part) (AUP) is 

the third-generation response, based primarily on the former Auckland City Council’s Residential 1 and 2 zones 

which covered the isthmus. The similarities between Hamilton and Auckland in terms of suburban planning and 

residential form mean that there is a lot we can learn from that city’s experiences.  
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The creation of the AUP brought together the heritage / character planning instruments of eight former councils, 

resulting in the Special Character Areas Overlay.35 This overlay covers large parts of Auckland’s inner-city suburbs 

and seeks to “maintain and enhance” identified special character values of each area covered. A key aspect of the 

policy language both at Regional Policy Statement level and within the overlay provisions is a clear distinction 

between “heritage” and “special character.”36 This distinction ensures that special character falls under Section 7 

of the RMA (“Other matters”) rather than Section 6 (“Matters of national importance”) historic heritage.  

While the special character / heritage distinction is theoretically clear, it does not account for people’s common 

perceptions - communities do not differentiate between “special character” and “heritage,” and therefore can (and 

often do) rigorously oppose any change in the belief that their suburb is “protected.”37 Conversely, developers 

seek to utilise the enabling Restricted Discretionary activity status of demolition and new construction.38  

The site-by-site application of objectives and policies that apply to a collective area can result in unsatisfactory 

outcomes in both directions – progressive developments stymied, compromised, drawn-out and resource-

intensive, while at the same time local communities increasingly distressed by historical fabric loss.  

Auckland’s SCA assessment methodology 

Post amalgamation analyses of SCAs in Auckland have taken a thematic approach. In 2012/13, historical research, 

desktop analysis and targeted fieldwork were used to examine broad areas of urban landscape. Areas that legibly 

represented themes of historical and physical settlement patterns, architectural forms and landscape qualities 

were signalled as potential SCAs and were included for further area-specific study. One of the outcomes of this 

process was the Point Chevalier Interwar Special Character Area report (2014). 

The Auckland SCA methodology is a useful precedent for Hamilton in several ways: 

1) It articulates attributes that contribute to collective character and uses these attributes for area studies (both 

at high-level and streetscape scales). Identified attributes include historical context and physical/visual 

qualities (built form, architectural values and urban structure).  

2) It identifies key historical themes and uses these to frame Character Statements for SCAs. The Statements are 

then explicitly used to inform resource consent assessment via the policies and matters of discretion in the 

AUP.39 Themes include walking / tram / private vehicle-orientated subdivision patterns, trends in residential 

architecture, the Garden Suburb movement, state housing, rural settlements and relationship with natural 

landforms.40  

3) It establishes benchmarks of physical intactness and integrity such that SCA boundaries can be determined. 

In Auckland’s case, areas considered have at least two-thirds of the bounded properties contributing to the 

 

 

 

35 AUP Chapter D18: Special Character Areas Overlay – Residential and Business. 
36 See AUP Regional Policy Statement – Chapter B5: Ngā rawa tuku iho me te āhua - Historic heritage and special character, and 
Chapter D18.  
37 This issue is exacerbated by rules that were originally designed for a “historic character” overlay (and therefore a strong 
emphasis on retaining historic built form) – the overlay was changed to “special character” following the Environment Court 
decision on Auckland City Council Plan Change 163 in 2013.  
38 AUP Table D18.4.1. 
39 See AUP Chapter D18. Note in particular D18.3(2) and D18.8.1.1.  
40 AUP Schedule 15 Special Character Schedule, Statements and Maps.  
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identified character values – i.e. being constructed during the identified period of significance and retaining 

sufficient physical integrity.  

It is proposed that these aspects of the Auckland methodology be applied to the Hamilton study. It is also noted 

that variations between the two cities mean that several aspects of the Hamilton study will need to be shaped 

differently, notably: 

1) Auckland’s identified attributes are heavily weighed to built form, and this prescribes the management of 

SCAs through AUP implementation. As discussed in Section 0 this has created clashes in between 

“protection” and development and needs to be considered carefully in the Hamilton context. Also, it may be 

that special character in Hamilton suburbs is shaped more by cohesive landscape / streetscape qualities than 

by architectural values. As such, it is proposed that other jurisdictions’ identified attributes are not adopted 

wholesale here but are shaped by the particularities of this city and its historical development.  

2) Themes highlighted by Auckland’s SCAs focus on pre-1940 housing and historical / social patterns that 

define its late 19th / early 20th century urban development. While Hamilton does have areas that emulate 

these themes, these are already partially captured by existing SCAs. Hamilton’s suburbs are more defined by 

the interwar period and through to the 1980s. It will be important to structure themes to acknowledge this.  

3) Auckland SCA identification has generally not involved engagement or collaboration with communities.41 It is 

anticipated that community views will form part of the assessment process of Stage 2 in Hamilton, with the 

extent and nature of this to be determined following Stage 1.   

 

Wellington 

Wellington City Council has also undertaken extensive identification and assessment work regarding SCAs in their 

city. The 2008 Wellington City Urban Character Assessment (WCUCA) provided “a strategic level assessment of 

urban character and townscape for all urban areas of Wellington City.”42 Its goal was to provide greater 

understanding of the city’s urban character, which would inform wider considerations of residential growth and 

strategic intensification. The investigation was broad in scale, with a focus on general character trends and overall 

character description, rather than a detailed site-specific description and assessment. 

The scope and purpose of the WCUCA is very similar to that of this project, and as such provides a valuable 

precedent for Hamilton, particularly in its project approach (methodology), data collection and presentation. 

These will be adopted as applicable for this project.  

The WCUCA laid the groundwork for the Pre-1930 Character Area Review completed for Wellington City Council 

in 2019. The Review provides detailed analysis for each SCA, in that instance the six areas already identified in the 

Wellington District Plan. Again, this study is a useful precedent for the proposed Stage 2 here in terms of 

methodology, data collection framework and thematic approach.  

 

 

 

41 Based on knowledge to date, and noting the exception of Helensville. It would be good to discuss this with Auckland Council 
officers to understand their experiences in this regard, prior to actioning Stage 2.  
42 Boffa Miskell. Wellington City Urban Character Assessment.  
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It is notable that Wellington’s 2019 work was award-winning in that it stepped beyond technical report to an 

interactive web-based tool using the ArcGIS platform. This not only made the information visually rich and 

accessible, but also enabled efficiencies in field assessment and of-the-shelf software.43 This would be a great 

approach to emulate in Hamilton, especially as we seek to engage residents in new ways of thinking regarding 

special character – i.e. expanding beyond a pre-1940 conception of value.   

As with Auckland, Wellington’s studies have differences to what is required in Hamilton:  

1) As with Auckland’s work, the Wellington Review’s applicability to the Hamilton situation is somewhat limited 

by its focus on pre-1930s areas. Definitions, character attributes, themes etc. will need to be shaped for the 

Hamilton context.  

2) The WCUCA is strongly shaped by the widely varied nature of Wellington’s topography. This is different to 

Hamilton’s suburban development which is less characterised by landform.  

3) The WCUCA presents rich data but is limited in terms of discussion and assessment regarding consideration 

of SCAs moving forward. This analysis will be necessary in the Hamilton study.   

4) Wellington Review focuses on physical attributes and patterns etc. and does not include historical summaries 

or significance assessments. This may be due to this information being included to some extent in the WCC 

District Plan, as the subject areas are already designated SCAs.44 Historical research and significance 

assessments will be an important component of Hamilton’s Stage 2 assessment work and I propose that we 

follow the Auckland approach more closely in this regard.   

 

Christchurch 

Christchurch includes 15 SCAs in its district plan of varying sizes and complexity, with a detailed Design Guide 

prepared for each.45 These cover: area overview (establishing aspects of character significance); area context 

(street layout, landscape, vegetation); site design (house-garden ratio, setbacks, boundary treatments, parking); 

and building design (scale, form and detailing). This information is presented in an easy-access pictorial report 

form. These Design Guides are particularly useful as the relevant objectives, policies and rules are somewhat 

difficult to source and navigate in the plan itself. Their method of presentation of key information to the public 

includes more “why” (history, significance) information than Wellington’s pre-1930 character website but it is 

confined to a report-based format (unlike Wellington’s online platform). It would be useful to consider a “best of 

both worlds” combination of these approaches for Stage 2 engagement and information accessibility.  

Christchurch has been a leader in place-making initiatives following the 2010/11 earthquakes and has won an 

NZPI award for their “Shape your Place” toolkit. While this is not directly related to special character, it provides 

 

 

 

43 NZPI, “Best Practice – Strategic Planning and Guidance.” The Wellington website is at 

https://wcc.maps.arcgis.com/apps/MapSeries/index.html?appid=bef08d8f53ef448eb93854022a5b63ec 
44 See the Wellington City Council District Plan, Volume 1 Section 4.2.2. and Volume 2, Character Area Design Guides. Wellington 
City Council’s 2013 report, “Thematic Heritage Study of Wellington,” also provides thematic context.  
45 The Guides are not statutory documents but are included in Christchurch City Council’s resource consent guidance document 
collection. See https://ccc.govt.nz/consents-and-licences/resource-consents/forms-and-guides/guides 

https://wcc.maps.arcgis.com/apps/MapSeries/index.html?appid=bef08d8f53ef448eb93854022a5b63ec
https://ccc.govt.nz/consents-and-licences/resource-consents/forms-and-guides/guides
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rich insights re meaningful community empowerment and neighbourhood-building which could be precedents 

for Hamilton’s special character within wider urban development strategies.   

 

 

 

 

 

Figure 61:  Photograph dated 1934. Source: Hamilton City Libraries Heritage Collection.  


