
In the Matter of PLAN CHANGE 9 
vs 

The Cultural and Community Benefits of HISTORIC HERITAGE AREAS 
In Central Hamilton 

Specifically 
QUEENS AVENUE, FRANKTON 

 
 
THE SUBMITTER: #96   Peter Were 
1 I live at 98 Queens Avenue with my partner Aaron and Sterling the cat.  
 
 

BACKGROUND 
2 After attending Auckland architecture school and designing interiors for a number of local 

hospitality venues (Abby’s Hotel, The Birdcage, The Strand Tavern) I moved to London and led 
new-build hotel interior projects across Europe before returning in the mid 1990s.  

 

3 Residential projects led to rediscovering a love of architecture from the inside out; my 
design practice is known for poised, elegant and restrained architecture and interiors for 
both new-build homes and alterations. 

 

4 Recent projects include               
- the reincarnation of The Matakana Village Pub, Matakana;                 
- the sympathetic refurbishment and new additions to Heritage-listed Chapman-Taylor’s 
Reuben Watts House in Takapuna;                   
- a proposed apartment retrofit to The AEPB Building Queen Street.  
Other current projects include additions to a 1910s villa on Waiheke Island. 

 
5 I moved from Auckland in 2013. I found the most striking architectural element of Hamilton 

neighbourhoods to be the piecemeal and seemingly arbitrary infill housing scarring once-
cohesive and charming period streetscapes.  
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SUBMISSION OBJECTIVE 
6 The clock can’t be turned back but I hope that the tide of unsympathetic, intrusive and 

aesthetically-confronting developments can at least be held at bay by promoting what is left 
of Hamilton’s history-rich old building stock as valuable examples of the past, and as 
reflections of the depth and variety of communities past and present. 

 
 
MUSINGS 
7 “Our existing buildings are a valuable resource…Usually not until demolition takes place is it 

realised that communities are a resource in an economic sense as well as a socio-cultural 
sense”.  

   Sir Terry Farrell   CBE  FRIBA 
 

8 “…It is clear…that the proposed HHAs are vulnerable to change and loss of heritage value 
by inappropriate modern development. If the opportunity is not taken now to protect their 
heritage values, there is the risk of the heritage values of Hamilton city being irretrievably 
damaged within the foreseeable future – possibly within a period as short as the next 10 
years.”                                          
Miller & King, Origin Consultants 

 
9 “Eleanor Rigby 
   Died in the church and was buried along with her name 
   Nobody came” 
   Lennon/McCartney 
 
 
10 When the bulldozer or house removal trailers arrive at the address of the last old house in 

the street, that house will be the Eleanor Rigby of Queens Avenue: no one will notice her 
passing. 

 

11 When the bulldozer twists weatherboards and tin or as the trailers rumble down the street, 
the collective memory of the neighbourhood will be erased forever under a pall of 
architectural amnesia.  

 

12 When the last old house on Queens Avenue is sacrificed on the altar in the temple of The 
Fifteen Minute City, gone will be any semblance of history; the final weft pulled from a once 
diverse housing tapestry that traced suburban forms through a neighbourhood’s decades 
and centuries, leaving a faceless warp only to be subsumed under concrete, tarmac, multiple 
letterboxes, myriad recycling bins and daylong shadows. 
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THE BOROUGH OF FRANKTON 
13 Frankton covers almost five square kilometres and is bounded by Maeroa; Nawton and 

Dinsdale; Hamilton Central, Lake Rotoroa and Melville. 
 

14 Starting life as subdivisions of Thomas and Mary Jolly’s farm and named eponymously after 
their son Frank, the area grew from 1877 into a railway town servicing what would become 
the busiest rail junction in the country.  

 

15 Frankton’s Commerce Street is one of Hamilton’s original shopping precincts and at its peak 
was home to four hotels within walking distance of the railway junction. 

 

16 The original Jolly homestead overlooked the lake; their son Frank’s later homestead 
‘Windermere’, a heritage-listed property, still stands at 39 Queens Avenue commanding lake 
views and with a strong presence on the lakeside skyline. 

 

17 Until 1917 Frankton was an independent borough with its own Council. 
Low-lying and peaty, the land proved difficult to drain which led to amalgamation with 
Hamilton to gain the benefit of the neighbouring township’s sewage system. 

 
 
 

FRANKTON’S PRESERVED HERITAGE 
18 Frankton Railway Village is a 1920s neighbourhood of prefabricated “railway houses” built in 

a Railways Department factory using timbers from the department’s own forests, with the 
houses’ sizes reflecting their occupants’ rank as railway employees.  

 
19 The Railway Village has the largest collection of similar-period housing in New Zealand and 

is identified and protected by Hamilton City planning provisions and also formally identified 
as an Historic Area by Heritage New Zealand Pouhere Taonga. 

 
 
 

QUEENS AVENUE HISTORY 
20 Subdivision of Jolly farmland immediately to the west of the existing Jolly homestead 

commenced in 1906, with adjacent pastures subsequently subdivided until a swathe of 
properties spread from Killarney to Lake Roads. The Jollys’ children built houses on Queens 
Avenue and Lake Road, and further subdivided inherited land. 

 

21 Housing construction started in the late 1910s with a cluster of Arts & Crafts-influenced 
cottages at its southern end, followed by transitional and California bungalows to the north.  

 

22 Known colloquially as “Frankton Hill”, Queens Avenue was the ‘dress circle’ of Frankton 
owing to its elevated position with views over the town and lake. 

 

23 Older housing stock has become intermingled with interwar houses. There are no extant 
examples of 1960s or 70s detached housing but from the 1960s onward, infill and 
replacement home units, townhouses and blocks of flats have proliferated.  

 

24 An enclave of detached housing on a recently-formed Queens Park Crescent in the manner 
of Railway Houses was developed on disused railway siding land in 2012, their aesthetic 
owing more to the prevailing zoning rules of the day than with any sympathy to Queens 
Avenue’s streetscape. In 2021 a development of 22 aesthetically banal townhouses replaced 
four old houses next to Queens Park Crescent.  
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QUEENS AVENUE HISTORY continued 
25 Of particular mention is an architecturally significant home at 7 Queens Avenue: an 

architect-designed brick house in classic Edwardian civic style, unusual for residential design. 
It’s been proposed that this house and its bungalow neighbour at 9 Queens Avenue be 
afforded Heritage listing to preserve their examples of type; and together with the already-
listed “Windermere”, potentially three houses in the street to be noted as historic heritage 
suggests there is heritage value and that other homes may be worth deeper investigation. 

 

26 It is highly likely that several groups of homes on the street were built by the same housing 
companies prolific in the Waikato at the turn of the twentieth century and known for 
producing houses with minor variations on a theme. Flat-fronted bungalows with similar 
decorative porches, and several Arts & Crafts style properties towards the Killarney Road 
end of the street are testimony to this. 

 

27 Vestiges of Frank Jolly’s farm remain to this day: the diagonal boundary lines between 97 
Queens Avenue and its neighbour, and between 96 and 98 Queens Avenue trace the line of 
a farmyard fence that dissected paddocks, fenced off and radiating from the Rotoroa 
lakefront towards the railyard. 

 
 

COUNCIL’S INITIAL ASSESSMENT 
28 Due to continued demolition or removal of original housing stock, Queens Avenue doesn’t 

present as a cohesive, untouched street of similarly-aged properties, but instead as a 
sporadic collection of period houses marooned between successive building-boom examples 
of medium-density housing.  

 

29 The lack of streetscape cohesiveness was deemed detrimental to the street being 
considered as a possible HHA by a Council-engaged consultant, whose scoring of Queens 
Avenue both excluded any historic research and identification of existing housing stock, and 
ignored the wider social and development contexts which contribute to the assessment of 
an HHA. 

 
 

HISTORIC & HERITAGE ASSESSMENTS 
30 Queens Avenue presently has a substantial number of mostly original single-storey 

bungalows and a few villas, that fall within the historical development classification period 
from 1890 to 1949 encompassing late Victorian and Edwardian dwellings, and growth before 
and after WWI and up to WWII. 

 

31 Historian Lynette Williams and Heritage Consultant Laura Kellaway have provided detailed 
assessments of the historical value of Queens Avenue in helping to tell the story of early 
Hamilton. Their research and analyses and reports provide ample supporting evidence that 
Queens Avenue is a worthy contender for an HHA listing. 

 

32 Ms Williams’ research cites numerous historical facts relating to the general creation, 
growth and prosperity of Frankton, and the particular role Queens Avenue played in the 
development of Frankton. 

 

33 Ms Kellaway’s analysis of HHA assessment criteria shows that while the empirical formula 
applied to the entirety of Queens Avenue falls short of meeting the accepted minimum 
required, there is overriding merit in the preservation of particular sections of Queens 
Avenue housing, being deemed worthy of protection. 
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CONCLUSIONS 
34 We are convinced there is merit in reassessing the values accorded to Historic Heritage 

classification to three distinct zones on Queens Avenue: 
- The Queens Avenue/ Lake Road end block 
- Upper Queens Avenue, taking in the heritage-listed Frank Jolly estate and home, and 
- The Queens Avenue/ Killarney Road end block 

 
35 The Queens Avenue/ Killarney Road cluster is of especial note as a rare regional example of 

a Government-sponsored soldier settlement, normally reserved for rural settlement but in 
this case applied to land in a burgeoning township. 

 
36 As Hamilton’s importance as a regional and national entity grows, it can’t be denied that 

housing intensification should be encouraged as the city’s population increases. 
 
37 However, sacrificing older inner-city housing stock which hold physical, emotional and 

cultural links to the city’s layered past is tantamount to lobotomising the collective 
consciousness of the wider community in Hamilton. 

 
38 Council is urged to reconsider zoning Queens Avenue as an Historic Heritage Area. 
 
 
 
 
 
 
 
 
 
Peter Were 
 
 
 
 
 
Accompanying this submission: 

- Statement of Evidence: Lynette Williams, Historian 
- Statement of Evidence: Laura Kellaway, Heritage consultant  

…including  
Historical Study, Lynette Williams 
Heritage Report, Laura Kellaway 
Appendices 

- Photos of Queens Avenue period homes 
- Map of dating of houses 
- Scheduled houses: existing ‘Windermere’; proposed 7 & 9 Queens Avenue 
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Old maps

1913 Frankton Borough  map UW-HMWR-051 (extract)

1913 Frankton Borough with Jolly family sites ready for division. There is only one existing 
residential subdivision of sections for housing by Mary Jolly, on the Lake Road edge of the Jolly 
estate.

Circa 1930 Retrolens aerial looking south to Lake, with Lake Road on left and Queens Avenue 
running across. In foreground parallel to Queens Avenue is the Thames Railway line.

Jolly Estate 1913

First housing subdivision



1965 map   

Area to be considered



Queens Avenue Area mapping of dates of houses (preliminary)

1910-1919 NZAA Archaeological site

1920-1929 – (possible 1920s Proposed Historic Heritage item

1930-1939 Scheduled Historic Heritage Item

1939- Heritage NZ Listed

From : 
https://www.propertyvalue.co.nz/waikato/hamilton-city/frankton-3204/queens-avenue and HB Building Permit File (subject to checking)
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 Lake Road end block

Middle Block

 Block at south end near Killarney Road




























































