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PROPOSED VILLA PRECINCT 
 
1 Introduction 
It is proposed to consider for listing on the Hamilton City Council’s District plan an area 
in Hamilton East, which has a high concentration of Villa styled houses.  The proposed 
block is on Firth Street between Albert Street and Naylor Street and three houses to the 
west of Firth on Albert Street.  Attached is a research report on the block and a 
description of the predominant architectural style in the area. 
 
 
2 Assessment criteria 
The assessment of the affected buildings will be assessed according to the criteria and 
rankings of the District Plan, Appendix 2.4-III     Categories for Management.  These 
are as follows: 
 
2.1 Geographic Significance  
Geographic extent of a heritage precinct’s significance. For this purpose, four 
categories have been identified:  
1: Heritage precinct whose value is derived from their national significance  
2: Heritage precincts which is significant to the region  
3: Heritage precincts which has significance in terms of their relevance to the City  
4: Heritage precincts which have local / neighbourhood significance. 
 
2.2 Heritage features/characteristics 
Social/historical 
Traditional/cultural 
Technological 
Setting/aesthetic/landscape 
Architectural 
 
 
3 Assessment 
3.1 Geographic significance 
The area has city significance. 
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3.2 Heritage features/characteristics 
3.2.1 Social/historical 
The proposed precinct of villas has historical significance as it reflects the popularity of 
the villa throughout Hamilton East in the late Victorian and Edwardian periods.  The 
dates of the villas constructed in the precinct are between 1891 and 1916, which 
matches exactly the rise and fall in popularity of the villa within the suburb. 
 
The particular precinct also has significance in not following the generally even 
distribution of villas throughout Hamilton East, with 21 villas constructed either side of 
Firth Street in almost adjacent sections between Naylor and Albert Streets.  Of these 21 
there are thirteen surviving villas in the precinct. 
 
Firth street was an early street in the planning of Hamilton East, and was established 
from a land grant from the Crown to form a public road.  The corner of Naylor and Firth 
Streets is associated with an early land owner, William Hayes, a local builder, who 
purchased the land and subsequently sub divided in the 1930s.  
 
The construction of the villas is also historically related to the 1894 Liberal Government 
Housing policies.  Associated with government policies where low interest loans were 
provided for.  The style was popular at this time and consequently most houses built in 
this period were villas.  
 
 
3.2.2 Traditional/cultural 
The design and popularity of the villa reflected the increasing wealth of New Zealanders 
and those living in Hamilton East in particular.  The style is associated with the aspiring 
middle classes, and the owners of the houses in the precinct, were generally of this 
social group. 
 
 
3.2.3 Technological 
Villas in general, and those in the proposed precinct, were constructed using relatively 
modern steam powered technology where framing could be sawn and the many 
different turned mouldings and fretwork which characterise the villa, could be 
manufactured.  The ability to mass produce these components allowed timber 
companies to produce catalogues and kit set homes where clients and builders could 
pick and choose details for their homes. 
 
 
3.2.4 Setting/aesthetic/landscape 
The location of the villas was determined by the street elevation, with the gable, behind 
which were usually the public rooms, facing the street, irrespective of the optimal 
location of spaces.  As discussed above, Firth street is unusual in having a number of 
villas next door to each other and there is a high, and comparatively rare, aesthetic 
value of having highly decorated buildings in a row. 
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3.2.4 Architectural 
The villa design generally follows a standard rectangular plan forms according to the 
type and those in the proposed precinct follow this pattern.  Plain villas were 
symmetrical with front verandah, while bay villas had a projecting room with bay to one 
side of the front central entry.  Variations included double bays facing the street, corner 
bays, and diagonally opposite bays, ideally suited to a corner site.  Sometimes a turret 
or corner gable would divide the two bays.  The extensive use of decorative elements 
from both Gothic and Classical styles reflects the non-academic, speculative builder 
common origin of the style.  The later very ornate examples were influenced by the 
American Eastlake style and the dissemination of American plan books. 
 
The houses generally have a standardised plans.  Usually there is central entry leading 
to a central hall of which are larger public rooms such as the living room and dining 
room, and smaller rooms such as the bedrooms.  The corridor usually led to the 
kitchen, scullery and bathroom at the rear toilet and laundry in a lean-to.  
 
 
3.2.5 Summary of significance 

The proposed precinct is a largely intact grouping of villas built on original town acres, 
which reflects both the popular house style of the time and the pattern of subdivision 
and settlement at the turn of the century in Hamilton East.  The houses are now 
approximately 100 years old and the group forms a stylistically consistent, largely 
coherent and authentic precinct.  The houses individually are representative of the 
villa style common throughout New Zealand in the period and the group is a relatively 
rare large grouping of such houses in Hamilton. 
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APPENDIX A 
 
ARCHITECTURAL ASSESSMENT OF THE PROPOSED PRECINCT 
 
PROPOSED VILLA HERITAGE PRECINCT 
 
Background 
Between 1891 and 1911, the population of New Zealand increased by a half and from 
1900 to 1916 the population of Hamilton increased by more than seven times.  The 
depression of the 1880s was replaced with an economic boom at the turn of the century 
based on agriculture.  In the Waikato, as today, the prosperity was based on dairying 
and by 1917 there were 34 dairy factories operating, with the main product being butter.  
The rapid increase in population saw a consequent high demand for new housing 
throughout New Zealand. 
 
The villa was the predominant housing style at the turn of the century throughout the 
whole of New Zealand.  It was the favoured style of timber companies who produced 
catalogues of house plans along with their catalogues of timber mouldings, 
weatherboard profiles, gates, fences, and turned table legs.  The style was based on 
the mid nineteenth century Italianate villa of American and English pattern books.  The 
New Zealand villa varied a basic rectangular floor plan by including front or wrap 
around verandahs and additions of bay windows in different locations.  In the later villas 
Gothic inspired embellishments were added to the original Classical detailing and these 
details could also be chosen from a catalogue.  The later villas were often exuberantly 
detailed, matching the American versions known as the “Eastlake” style.  
 
 
History 
In Hamilton East the one-acre town sections originally surveyed off for the soldiers in 
the 1860s began to be sub divided at the turn of the century to allow for the 
construction of the new houses.  Apart from the general increase in housing demand, 
some staff from the newly established Ruakura Experimental Station just north of 
Hamilton East settled in the suburb.  In total there were over 100 houses constructed in 
the 15 to 20 year period up to the First World War.  These were usually constructed on 
empty sub divided sections, but it is also likely that some of the smaller box cottages 
built before the 1890s were demolished to make way for the larger villas. 
 
The new villas were mainly constructed in the centre and north of Hamilton East, with 
others scattered sparsely around the periphery of the suburb.  A high concentration of 
villas still exists on Firth Street between Albert and Naylor.  There are 13 villas, which 
are known to have been built between 1891 and 1916 which still exist today, and these 
were built on the original one acre town sections.  This is the group proposed as a 
heritage precinct. 
 
 
Significance 
The proposed precinct is a largely intact grouping of villas built on original town acres, 
which reflects both the popular house style of the time and the pattern of subdivision 
and settlement at the turn of the century in Hamilton East.  The houses are now 
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approximately 100 years old and the group forms a stylistically consistent, largely 
coherent and authentic precinct.  The houses individually are representative of the villa 
style common throughout New Zealand in the period and the group is a relatively rare 
large grouping of such houses in Hamilton. 
 
 
Description of the style 
The Villa, and later, the Bay Villa, were a New Zealand small, domestic version of the 
Italianate Villas first made popular in England for large houses designed by architects 
Sir Charles Barry and John Nash.  Pattern books were influential in the spread of the 
style with Englishman Charles Parker’s Villa Rustica, style books by Andrew Jackson 
Downing, and American Calvert Vaux’s Villas and Cottages. Many of these English 
houses were designed with arcaded porticos, which was quickly adapted into the 
ubiquitous verandah in Australia and New Zealand. 
 
The earliest Villas, built in the 1880s and 1890s, were an enlargement of the square 
planned, Georgian Box Cottage style in which the house had four rooms either side of a 
central hallway and, usually, a lean-to at the back to house kitchen and toilet.  The front 
elevation had an ornately decorated verandah which was bull nosed or skillion.  Details 
were Italianate inspired, such as quoins on corners and keystones over windows.  
Timber companies produced pattern books from which designs could be selected. 
 
The early Villa developed into the Bay Villa, which explored the forms of the English 
Italianate style to a greater extent, with asymmetry of building plan, corner towers, and, 
the most obvious characteristic, bay windows.  The style was made popular and 
relatively common in the 1890s to 1910, by speculative builders who combined Queen 
Anne details to the original Italianate.  These common details include flying gables, 
gable screens, modillions under eaves, pilasters, low-pitched roofs, and asymmetry of 
building forms.  The front verandah was retained in the style and extended from the bay 
window to the corner of the house.  Later developments lead to Double Bay and Corner 
Bay Villas, with the verandah extending between the bays.  Early bays were facetted 
and later bays were square in plan. 
 
The evolution of timber residential styles in the States included the Eastlake style which 
was based on an exuberant use of jig-saw and turned patterned timber decoration on 
Queen Anne, Italianate, and other late nineteenth century ‘eclectic’ styles.  Various 
timber companies in New Zealand published catalogues showing a wide range of these 
highly decorative timber elements, which could decorate windows, verandahs, gables 
and roofs. 
 
Typical details of later Villas, based on mixing these other styles included highly 
decorated gable forms, half timbering effects and Art Nouveau inspired lead lights were 
also common 
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APPENDIX B 
 
HAMILTON EAST VILLA HERITAGE STUDY  
 

Early History  
Hamilton was given its name prior to settlement. 
In 1863 General Cameron was ordered into the Waikato after the intransigence of the 
Maori over the sale of land. In 1864 Hamilton was established as a military settlement 
with the creation of a fledgling settlement on the banks of the Waikato River at a site 
the Maoris had previously named ‘Kirikiriroa’. (This was comparatively late compared 
with settlements such as Auckland and New Plymouth in the 1840s). On 24 August 
1864 the riverboat ‘Pioneer’ brought European settlers to the area and on their 
approach to Hamilton, the settlers saw many abandoned Maori pa sites.  
 

The Waikato Militia Regiments that accompanied the settlers were comprised of 
militiamen from Australia (many were of Irish decent), England, and Scotland. They 
established a military settlement in Hamilton East. In 1864 the first Irish Militia joined 
the already existing military settlements in Hamilton East. The boundaries of the camps 
were established northeast above Beale Street and no further southeast than Naylor 
Street and from the Waikato River to Galloway Street in the east. A good portion of land 
in the Waikato including the land on which Hamilton now sits was swampy. The land 
the militias were allocated on completion of service was of a poor quality and this 
caused many to sell off their lots cheaply or to walk off the land. The early township of 
Hamilton was two towns, Hamilton West and Hamilton East. The two townships had to 
communicate by semaphore and goods were supplied by regular ferries between the 
two towns. 
 
Origins of Firth Street 
Firth Street was established with a land grant from the Crown to form a public Road. 
Firth Street is 20.12 feet wide (metres). Originally Firth Street ran from Armagh Street 
down past Gibbons Creek and terminated at Brookfield Street. Part of Firth Street still 
exists near Armagh Street. In 1955 part of Firth Street was removed and the land was 
used to establish Hamilton Boys High.1  
 
There was a conscious attempt to make New Zealand like England. In 1830 one of the 
features of Edward Gibbon Wakefield’s plan for the colonisation of New Zealand was 
the inclusion of park belts. In the design of Hamilton East a town belt was included in 
the blueprint.2  
 
A high proportion of colonists were educated. In migrating to New Zealand they saw the 
potential and the possibilities offered to them in terms of a good quality of life – ‘to live 
ones life un-oberserved by ones neighbours’.3 For many settlers this had not been 
possible or achievable in Victorian Britain. From 1860 until 1879 New Zealand grew at 

                                                
!"#$%&'(')*&$"+(",'&-$".+-"/00"(+-'+"12"(+%"3"4%5*67"8&%$$&9"
:";<"8=%>$?+%@"!3"A3B"C$)$5D$%"!3E2@"F90!:9"
G"H$&$%"I'JJ-$&+K@"The Role of )rchitecture in a Mass Society@"AI"4%)7"@"LK'>$%M'&?"+("4=)N-*KJ@"!3/0B"
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a rapid rate – towns expanded and the character of New Zealand developed a 
European appearance.  
 
The first houses to grace the Hamilton east landscape where simple dwellings built by 
the Militia and the colonial settler. Mostly were slab cottages, low pitched roofs, earthen 
floors and either a wood or an earthen chimney; more of a quick shelter than ascetically 
pleasing. Each soldier was granted £10 worth of timber, which had to be repaid out of 
their wages.  By 1865 there were approximately 300 houses in Hamilton East. Between 
1865 and 1900 the population expanded and the cottage was replaced by the bay villa.4    
 
 
Villa – a Colonial style of architecture 
In the early part of the Victorian era there was contention amongst British architects, 
which style of architecture, Gothic or Classical, would best suit a Victorian house. 
Generally in New Zealand these foibles were dismissed and a growing middleclass 
borrowed from the repertoire of architectural styles available for the design of their 
villas. The villa was initially designed for a rural prospect rather than a city situation. 
However, in the Victorian and in the Edwardian eras the majority of new towns in New 
Zealand had rural outlooks. The settlers chose the villa as their way to express their 
individualism. The villa was the fashion statement in housing; the word ‘style’ is 
tantamount with the word ‘fashion’ both of which Victorians achieved.  The villa was 
often coined as ‘picturesque eclecticism’.5   
 
Stacpoole suggests in his book ‘Colonial Architecture in New Zealand’ the bay villa was 
a product of two architectural styles that merged; the collaboration of the simple French 
rectangular cottage as well as the English Gothic form of applied decoration to create a 
new style termed the ‘Bay Villa’. The style was reminiscent of other British Colonial 
settlements in India and in Australia. The colonial square-plan cottage underwent 
change; its symmetrical façade, sash weight windows and verandahs were rearranged 
to accommodate one or two front rooms, which were extended forward and encroached 
on existing verandah space. Decorative gables and verandah posts were added to 
dwellings.6  
 

                                                
E"O9#9I9";+%%'M@")rmed Settlers 789:;78<:"AO*5'-&+KP"H*=-QM"R++N"4%)*J$@"!3S/B@""FFE1TS3"
S"C'"8&$U*%&@"The New ?ealand Villa A Past and Present"A4=)N-*KJP"H$K6='K"R++NM"A;<B"V&J9"!33:B@"W"
X$%$5?"8*-5+KJ@"Old New ?ealand Houses"A4=)N-*KJP"Y$*J"I$&7=$K"H=D-'M7$%M"V&J9"!31/B@"F99"
/"X+7K"8&*)F++-$@"Colonial )rchitecture in New ?ealand"AZ$--'K6&+KP"49O9"W"49Z9"Y$$J@"!30/B@"FF9!1ST
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A precursor to the bay villa7 
 
 
The rise in affluence amongst colonists was the catalyst for the rise of an Australasian 
middleclass. Their influence demanded a new house style for their new found wealth. 
At this time consideration for the needs of the family was taken into account.8 In 2008 
New Zealand, the bay villa is still a popular style of house style in which to live.   
 
 

 
A suggested cottage for settlers to New Zealand – Brett’s Colonists’ Guide 18839 
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Brett’s Colonists Guide gave the settler a comprehensive reference book for life in the 
colonies. It discussed not only suitable housing but referred to gardening – how to 
establish a kitchen garden, an orchard and to establish a green house – how to 
establish the layout of flower beds, what soil was best and what to plant and how to 
establish boundaries with shrubberies; fences, walls, and hedges were used to define 
the section boundary.10 Not all settlers came from the country many were city dwellers.11  
 
 

 
Garden Plans 
 
 
The popularity of the Bay Villa - from 1895 to 1910 
 
The architecture of the bay vi lla is a statement of the str ength and of the success 
of the rising Victorian middle class – Di Stewart12 
Prior to the villa the New Zealand cottage was simplistic in design and was constructed 
using traditional building methods and tools. However, with the advent of steam 
powered machinery, mass production became possible and mass produced 
components for villas became a reality in the late 1860s. A holistic approach to building 
construction was established. Timber companies produced catalogues of villa kitset 
houses and decorative components for the exterior and the interior of these houses. 
The buyer had the ability to purchase a house or decorative elements for their houses 
by catalogue and in the comfort of their own home.13 
 
Victorians were enthusiastic about all things new. Consumerism was as popular then 
as it is today. The most important aim of new settlers was their ability to own land and 
build a house. The villa became the expression of this desire. Victorians lived to a 
social code but their personal flair and desire enabled them to transport this into the 
design of their house; the exterior elements of villas clearly showed this overt display of 

                                                
!2"I')7*$-"Y+D$%&"4=M&'K@"House and Suburb"AR4%)7AO+KMB@"LK'>$%M'&?"+("4=)N-*KJ@"!3/:B@""F9!:S9"
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their personality and their individualism. All was fuelled by the plentiful supply of 
decorative fittings.  
 
*The Kauri Timber Company operated out of the Viaduct Basin in Auckland. It was 
formed in 1888 and purchased 24 mills and stands of native timber. The company 
produced catalogues that displayed the range of goods they produced. They dried and 
dressed all the timber and had at least 25 joiners working on decorative fittings for 
villas. They sold their product in country and to overseas buyers. At the height of 
production there were seven mills operating at one time from the Viaduct Basin. This 
subsided with the decline in kauri and the decline and popularity of the villa.14   
 
The New Zealand villa had more in common to the architectural villa styles of America 
than England. New Zealand villas are similar to the single storey American north 
eastern examples built between 1880 and 1900. Other features were borrowed from 
Canadian and Australian villa designs, all these elements have given New Zealand 
villas a multi cultural style. The villa period with its multiplicity and excessive 
ornamentation will be part of New Zealand’s architectural landscape for many decades 
to come.15 
 
About 1890 the villa/cottage made an appearance. Approximately five years later the 
villa/cottage declined in favour at the expense of the appearance of the bay villa. The 
expansion of the villa and the competitiveness it created and how it was decorated 
began in the formative years of the twentieth century. The villa appears to have 
captured the imagination of the home owner; Victorians were quite worldly in their 
outlook and on the whole embraced new ideas.  
 
Government reform favoured the growth of the bay villa. In 1894 the Liberal 
government instigated a policy for home builders to borrow from the state with low 
interest rates; this created an environment where the construction of bay villa’s 
escalated. Despite all the controversy the Liberal government was instrumental in the 
spread of the villa – it was an essential expression of the New Zealand Victorian 
middle-class. By the end of the nineteenth century the villa had become very decorative 
and this continued through until 1916 when the villa was superseded by the bungalow. 

                                                
!E"8*-5+KJ@"F93/9"W"[K&$%>'$U@",+5"I='%@"!"C$)$5D$%":221"D?"X$KK'$"\*'KM(+%J"
!S"C'*K*"V$M-$?"H+%&$+=M@"]Hamilton EastJ interpretation of house styles and infilling the one acre sectionsQ"
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Waikato Times, 5 January 1906, p.4. 
 
 
Important components of a bay villa 
The Exterior: a front verandah, a hipped roof, boxed eaves, OG spouting and bed 
moulds, moulded brackets and fretwork, turned balustrades, moulded handrails and 
rusticated weatherboards. 
 
The interior: ceilings moulded some ceilings had Wunderlich pressed steel (after 
1900), galvanized or zinc moulded or panels or battens and boards, moulded 
architraves and trim, four paneled doors with rim locks, double hung windows (two 
panes), an entrance hall with rooms either side with the kitchen and the bathroom 
located at the back.  
 
The bay villa of 1900 -1910 was fairly similar in design and layout to its predecessor. 
The Edwardians thought a villa should be imposing and ornate, which was acceptable 
and appropriate for a family of social standing.16 The majority of villas of this period had 
a simple and a orthodox plan and the Hamilton East examples are of this nature – 
hallway down the middle, uniform width of rooms, 10-12 foot stud, bay window or two, 
bull nosed verandah roof, fretwork, turned wood, sash weight windows, rusticated and 
lap boards, corrugated iron roof. The exteriors parts of the villa to receive the most 
decoration were the gables and the verandahs. Some of the Hamilton East examples 
are decorative and some are plainer and more simply decorated. In some instances 
villas had Marseille tiles but not in the Hamilton East precinct.17   
 
Prior to the villa, the colonial cottage was Regency in style with minimal decoration. 
Some of these examples are still visible in Hamilton East. When the villa became the 
housing style of choice, the minimalistic decoration of cottages was replaced by the 
highly decorative gables and the highly decorative verandahs of the villa between the 
1870s and the 1880s. In the 1860s in England fretwork became a popular form of 
ornamentation for vernacular buildings. In northern New Zealand it appears the first 
machines produced fretwork and it is likely that many of the different fretwork styles 
originated here. Jeremy Salmond called the machine-made adornments for villas 

                                                
!/"C'*K*"V$M-$?"H+%&$+=M@"The Rural Image if the Hamilton East House"^"[K*=6=%*-"X+'K&"#+K($%$K)$"+("&7$"
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‘symbols of progress and of prosperity’.18  Many building companies advertised in their 
catalogues decorative items for sale – the Kauri Timber Company was one such 
company. The most likely place decorative fretwork sourced for Hamilton East villas 
was from the Auckland region.  
 
Hamilton East was still a fledging community in the Victorian and the Edwardian 
periods. At this time the Hamilton East settlement was not at the forefront of fashion; 
because of the Waikato’s close proximity to Auckland, there was eventually a 
trickledown effect. Villas reigned supreme from 1890 until the end of WWI – everyone 
had a villa in some style or another whether in an urban setting or in a rural situation. 
By the end of the ninetieth century the villa became very decorative and this trend 
continued through until 1916.   
 
In New Zealand street appearance of the villa was important, in fact more important 
than the placement of the house. In England it was customary to build a house with the 
best side facing the street regardless of the sun’s position. This custom was 
transported from Britain and used in villa suburbs in New Zealand. Social convention 
rather than practicality was the standard and many villas suffered from being too cold. 
The sun often shone into rooms such as the bathrooms and laundries instead of into 
lounges and into dining rooms.  
 
 
Relationship and the influence of the villa on Hamilton East’s architectural 
landscape; also replicated throughout New Zealand 
The villa was the second major architectural style in Hamilton East. The villa became 
the house style preferred by New Zealand’s growing and affluent middle class. This led 
to the richness and the diverse nature of architectural styles of the villa. The style was 
an expression of lifestyle, and because of New Zealand’s remoteness from Britain, 
meant the villa was still being constructed throughout New Zealand during the 
Edwardian period. From the 1890s to 1916 there was a boom period in the construction 
of the villa. It ultimately transformed the architectural landscape of Hamilton East. The 
style and decoration of the houses reflected the status of the family.19 The villa 
diminished in favour with the introduction of the bungalow, before the end of WWI.  
 
 
Social framework of the Hamilton East villa (architecture and Victorian ideals 
were irrevocably interlinked) 
To the Victorians and to the Edwardians the home and the family in conjunction with 
social status commanded the way they lived. The villa conformed to Victorian social 
philosophies; ideals were an important and an essential part of Victorian life. 
Eccentricities were not accepted, good manners and good conduct through religious 
ideals were at the fore of the Victorian era – people conformed. Architecture was used 
as a social separation – the bigger and the more decorative was used to distinguish 
between those who could and those who could not afford such luxuries. The whole 
social ideals were transported from Britain through the works of John Ruskin and 
Augustus W.N. Pugin who advocated the relationship between Christianity and good 
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architecture – these principals were generally applied to the wealthy. From 1870 
onwards, New Zealand settlers had the ability to establish themselves in commerce, 
business or farming, this generated a rise in a middle class. ‘The rising middle class 
emulated the detailing and architectural features of houses owned by those above them 
on the social scale’.20 As their wealth grew they too wanted a better lifestyle and they 
too began to emulate those above them on the social scale. However, at the other end 
of the scale, the smaller, the older or plainer the house, the lower the status of its 
inhabitants. This would have been the case in Hamilton East – a small community – 
everyone new everyone.21  
 
The streetscapes in Hamilton East still have a considerable amount of extant villas still 
visible. The villas in this part of Hamilton City have a richness of decorative elements 
and style. The villa precinct under consideration lies between Albert and Naylor Street 
along Firth Street –there are approximately nine villas. 22 
 
 
History of the villa in Hamilton East  
 
In New Zealand the villa acquired regional differences. 
The villas along Firth Street between Naylor and Albert Streets were constructed 
between 1891 and 1916. These dates tie nicely with the rise and fall of the villa in 
popularity in Hamilton East. The villas are representative of many other villas found 
throughout the country. The majority of the villas, characterized along the streetscape 
of Firth Street, demonstrate clearly the impact the villa had on the architectural 
landscape in Hamilton East and to a larger extent in New Zealand.  
 
On the corner of Naylor and Firth Streets are two substantial villas – the one on the 
western side is more decorative than the example that occupied the eastern side. 
Substantial villas occupied prominent corner sites; this was deliberate. If the villa was a 
return verandah villa, a corner site offered an opportunity for the house to be viewed 
from two sides. Families sat on the verandah to be noticed, this was to make a make a 
statement about the owners and their prosperity. Verandahs were not constructed for 
shelter in Victorian times but simply to make a declaration about those who lived there. 
 
 
Hamilton East Streetscape Positioning 
The villas under consideration are positioned in an east/west direction. On the east side 
the kitchen received the early morning sun and the hot sun in the parlour in the 
afternoon – on the west side the parlour received the early morning sun and the hot 
afternoon sun in the kitchen. 
The Hamilton East examples are fairly uniform in design with the exception of a couple 
of houses. The majority of houses are of standardised plans but there are a couple of 
villas that are of interesting design.  Most are single verandah villas and are of 
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weatherboard construction. The floor space varied in size from 101m2 to 2174 square 
feet.  
 
After WWI many large sections occupied by villas were subdivided. Sometimes the 
section was divided lengthways creating two long rectangular plots. This is clearly 
demonstrated in Galloway Street when the Roach family subdivided their land – put in 
plan picture). One lot was sold for a new dwelling; at this time it was most likely to have 
been a bungalow. As the land was further subdivided numerous bungalows were 
constructed and started dot the landscape. In the late 1920s and 1930s Art deco 
houses became part of the streetscape. The architectural landscape of Hamilton East 
was made up of cottages, villas, bungalows and Art Deco with a small subdivision of 
State Housing.  
 

 
This clearly demonstrates one of the original soldier allotments subdivided into two 
rectangular plots. Hamilton East SO Plan 15871 
 
 
The Hayes and Shorts Homesteads – two prominent corner villas on the corner 
of Naylor and Firth Streets. 
 
William Hayes – 33 Naylor Street, Hamilton East 
William Hayes was a Hamilton builder, and according to the first Certificate of Title 
issued in 1934, Hayes owned a sizeable piece of land on the corner of Naylor and Firth 
Streets; allotments 295 and 296 of the Town of Hamilton East. Prior to the issue of CT 
the application numbers revealed -----. Hayes purchased other allotments in Hamilton 
East; at one stage he owned the land on the corner of Naylor and Grey Streets where 
Morris operated his garage business.  
 
 It is unclear when Hayes constructed his dwelling but it appears to be circa 1891. The 
Hayes homestead is good example of how Victorian social status influenced the design 
of a house. The dwelling is an imposing and ornate corner angle bay villa homestead. 
In Victorian era a house like this was considered appropriate and proper for someone 
who had wealth; the house is a good example of this philosophy.  
 
In 1934 Hayes subdivided his land; allotments 295 and 296 were divided into four lots. 
Hayes kept Lot 2 and sold Lots 1, 3, &4. In July 1934 he sold Lot 1, Plan 25184 to Ida 
Harriett Carey with rights to a right of way access across Lots 2 & 3. Ida Carey became 
one of Hamilton’s outstanding artists and was prominent in the Hamilton art scene. In 
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November 1937 at 12:52 pm, he sold Lot 3 plan 25184 to Hazel Jane Morren or Morron 
(this could be the wife of the Hamilton architect who had a partnership with T. S. May 
from 1914), and on the same day but at 12:50 pm, he sold Lot 4 plan  25184 to Norman 
Harold McIvor.  The section size was 2051m2. 
 
In 1959 Hayes sold his property and house to Nora Isabel McNeil. The size of the 
section was two roods 1.09 perches. 
In 2008 – the property was sold – Lot 2 Deposited Plan 17099 being part of Allotment 
295 Town of Hamilton East. The house has been restored returning its former glory.  

The 12 acre block bounded by Albert, Nixon, Naylor and Firth Streets illustrates how 
infilling occurred between the villas and cottages – x denotes villas.23  
 
 
Short Homestead – 35 Naylor Street, Hamilton East 
Henry (known as Hal) Habberfield Short was a Hamilton accountant. Short 
commissioned the construction of a bay villa on the opposite corner from William Hayes 
homestead. The date of construction is unclear but was probably built in the 1890s. 
Hal’s stepbrother William Habberfield-Short was a prominent builder in Hamilton (who 
built some of the State houses in Hayes Paddock, Hamilton East).His son Fred became 
also became a builder and built many standardised houses in Hamilton East throughout 
the 1950s and the 1960s.24 Like the Hayes family there is one surviving family member, 
Hilda Ready nee´ Short. 
 
In 1931 the land size was one rood fourteen perches and twenty seven one hundredth 
of a perch = 1373m2; part allotment 263 of the Town of Hamilton East.  
 
The property changed hands several times over a short period of time in the 1950s. 
On 7 August 1951 at 12.23 pm Henry Habberfield Short sold his property to Patrick 
Garvey.  
One year and one day later Patrick Garvey sold the property to William Henry Rogers 
an engineer.  
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On 15 February 1952 William Henry Rogers sold the property to Louise Matilda 
Sandford a widow who lived in Hamilton (4/7ths share) and Dorothy Louise Ogburn 
Sandford (3/7ths share) as tenants in common.  
On 23 November 1953 Louise Matilda Sandford granted her 4/7ths share to Dorothy 
Louise Ogburn Sandford. 
Dorothy Louise Ogburn Sandford live at 35 Naylor Street until 1961. 
 
 
Additional information – Villas Firth Street 
27 Firth Street – Lot 2 DPS 25184 – 1995 villa relocated to the rear of the section by 
Jack House Transit. A lean to addition in 1997. 
33 A Firth Street (was 71 Firth Street) – 1924 Lot 5 Sec 288 of 289 Of the Town of 
Hamilton East – in 2008 Lot 4 DPS 27060. Owner in 1924 was J. Smyth. 
41 Firth Street – Lot 1 DPS 3286  
45 Firth Street (was 65 Firth Street) – Lot 1 DPS 17311 – owner in 1924 was J. 
Nicholls. 
54 A Firth Street (was 74 Firth Street) – Lot 1 DPS 15338 – subdivided. 
55 Firth Street (corner angle villa – it faces Albert Street not Firth Street) – Lot 1 DRO 
C85 – In 1933 the owner was Arthur Thomas Weal a storekeeper of Uke-tua. The 
section size was 658m2. 
66 Firth Street – Part Sec 260 of the Town of Hamilton East – in 1931 section size was 
674m2.  
70 Firth Street (was 64 Firth Street) – Part Sec 260 
In 1931 the land was administered by the trustees of the Methodist Model Deed of New 
Zealand and was leased. 
The Trustees were James Edwin Tidd - Grocer, William Harold Worsley - Teacher, 
Walter Frederick Mason – accountant, Frederick Charles Daniell – architect (a very 
important architect in the Hamilton District), George Jack – builder (Jacks House 
removals), Thomas Bielby – grocer, Samuel Heacher or Meacher – wheelwright, 
Samuel Fethybridge or Lethybridge – merchant, Frederick Clothier – Farmer and Harry 
Herbert Clark – merchant of Hamilton.  
 
 
The Victorian nuclear family 
The social conventions of public and private areas of the house were clearly defined. 
These were clear defined rules and were observed in a strict manner. The Victorians 
had a social code that all abided by, whether at work, at home or visiting all conformed 
to the code  all coupled with good manners.  Tradesman would call at the back door 
never at the front, servants lived at the back of the house – the kitchen and the scullery 
was their domain.   
 
 
Social Expectations 
Social manners were designed for the interior and the exterior of the villa. The houses 
were constructed to conform to the rules in society; Victorian etiquette dictated how the 
house would function. The house was divided into two zones: the public and the 
private; where rooms were graded by social status. The public areas were at the front 
of the house and were highly decorated, they were; the parlour and the master bed 
room. The main bedroom was part of this but it was extraordinary a private room should 
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be placed in a public space. They would contain the most prized pieces of furniture and 
decorative items. The area between the public and private areas of the house were 
defined by the hallway archway. Beyond the archway you entered in to the private part 
of the house. Visitors very really entered into this part of the house; some servants also 
did enter into some rooms of the house. The women of the house when in attendance 
in the public area of the house was the matron of the household but once passed 
through the archway into the private realm of the house her role changed to one of 
domesticity. 

 
 
The rules of good taste ensured the unsightly elements of the household were placed 
at the rear. The kitchen and the laundry were relegated to face the backyard – close to 
where the household amenities were located. This was for some households the 
domain of servants but in many cases the domain of the women of the house. The back 
of the houses had minimal decoration, stripped of any form of style.  
The position of the sun throughout the day was not considered it was better to have the 
best rooms face the street – morality was more important - Victorian morality was 
important – the relationship between the constraints a moralistic life were replicated in 
villa design; It was important to present a good image of family life.  
 
 
In the design of the villa, brought new standards of hygiene 
Settlers who left their homeland to venture to the shores of a new land did so with 
excitement and expectations. New Zealand was seen as a place of great opportunity, a 
fresh start, the ability to own your own home and to get away from crowded cities and 
slums of Great Britain. All was not picture perfect as cities developed in New Zealand 
so did overcrowding with no proper amenities, the whole infrastructure was non 
existence and slums became common place. Immigrants felt they had left insanitary 
conditions behind in England and became fervent in the introduction of new standards 
in ventilation and in hygiene.25   
 
 
Time frame 
Late nineteenth century to 1916 the villa reigned supreme 
During the Inter-War period the villa made way for the bungalow, Art Deco houses 
By 1940 the villa was considered old fashioned. 
By 1960s and 1970s the villa was at its lowest ebb – some converted into flats, some 
demolished, some removed from their sites  
1980s attitudes changed and the villa was again valued  
2008 many villas have heritage protection – a New Zealand domestic icon  
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The demise of the villa and the rise of the bungalow 
By 1916 the villa was considered old fashioned for the time. From 1910 to 1916 the villa 
began to decline in popularity and the bungalow (English and American versions), were 
viewed as the way forward in housing design. After the horrors of WWI the bungalow 
with its new approach to design appealed to young couples who were embarking on a 
new life – a new house for new times –the strict Victorian values in-part vanished. By 
the 1940s the villa was out of favour. In the 1960s and 1970s the villa was considered 
old fashioned and was out of favour to home buyers. It was during the 1970s that many 
villas were demolished or removed to another sites. It was in the 1980s that attitudes 
towards villa began to change – they became fashionable once again and were looked 
upon as an important part of New Zealand’s architectural history.26   
 
 
Rural to Urban 
By 1943 Hamilton East was still mainly a rural settlement; New Zealanders viewed 
towns as desirable places as long as they retained a village atmosphere. Hamilton East 
contained a lot of green space up to the end of WWII. Housing styles that occupied 
Hamilton East were cottages, villas, bungalows, Art Deco and a few state houses. 
These houses were generally constructed on reasonably large sections; the size of the 
section helped retain the green space in Hamilton East. Several authors who have 
written on the subject of villas have stated that they were often dotted around the 
streetscapes in an ad hoc fashion. Because Hamilton East was established as a 
military settlement and was laid out in a grid system the villas in Hamilton East do not 
have this appearance. Hamilton East has a more cohesive character. The emergence 
of the bungalow saw existing soldier allotments subdivided, and even that did not 
impact on the orderly nature of the settlement. The establishment of the government 
organised State Housing precinct in Hayes Paddock began construction around 1939 
and was the only complete new housing development in the area in the late 1930s and 
early 1940s. It was not until Post WWII that this concept began to change when large 
sections were again subdivided and new subdivisions were constructed to house more 
families.     
 

                                                
:/"H+%&$+=M@"The Rural Image if the Hamilton East House"^"[K*=6=%*-"X+'K&"#+K($%$K)$"+("&7$";$U"<$*-*KJ"
\$+6%*F7')*-"8+)'$&?"*KJ"[KM&'&=&$"+("4=M&%*-'*K"\$+6%*F7$%M">+-":@"4=)N-*KJ@"X*K=*%?"!33:@"FF9"/2GT/!29"
"



Proposed Villa Precinct Assessment 
 

Page 19 

 

 
Waikato Times, 2 January 1906, p.4. 
 
New Zealand still has a vast number of villas; the task too onerous to list all dwellings. 
However, important examples should be listed not only by the NZHPT but by the local 
council. Under the Resource Management Act all New Zealand local councils are 
required to place importance on heritage buildings. In the 2008/2009 period all local 
bodies are reviewing their district plans and many have extended the architectural 
heritage listings and have extended the dateline for the protection of properties from 
1900 to 1940. This will ensure the future survival of many future heritage buildings. 
There is an opportunity at present to include housing examples from the 1950s and 
1960s.  
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