








Application for Resource Consent 
Application for Resource Consent  

Provide Transitional Housing Services in the Mid North Motor Inn, Kaikohe 

Prepared for: Te Hau Ora O Ngapuhi 
Prepared by: Steven Sanson | Consultant Planner 
28 August 2019 
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SANSON & ASSOCIATES LTD 
Planners & Resource Consent Specialists



APPLICANT & PROPERTY DETAILS 

Applicant Te Hau Ora O Ngapuhi (“THOON”)

Address for Service Sanson & Associates Limited 
PO Box 318 
PAIHIA 0247 

C/O - Steven Sanson 

steve@sansons.co.nz

Legal Description Lot 2 DP 486126

Certificate Of Title CT-699497, NA-9A/226, NA-12B/1370

Physical Address 156 Broadway

Site Area 9,384m2

Owner of the Site Various

Occupier(s) of the Site Mid North Motor Inn, Te Wananga O Aotearoa

District Plan Zone Commercial

District Plan Resource Features Nil

Archaeology Nil

Hazards Nil

Soils N/A

Kiwi Consideration N/A

Tenure General Title Freehold

Protected Natural Area Nil
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SUMMARY OF PROPOSAL 

Proposal Provide Transitional Housing services out of the Mid-
North Motor Inn. 

Reason for Application Breaches to the Traffic Intensity and Parking rules of the 
Far North District Plan

Appendices Appendix 1 - Correspondence with Council 
Appendix 2 - RC 2150290 
Appendix 3 - Plans

Consultation Nil

Pre Application Consultation Yes, with Duty Planner and Duty Building Officers / 
Compliance Officers.
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THE PROPOSAL 

THOON wish to use the Mid-North Motor Inn to provide Transitional Housing in Kaikohe. 
Transitional housing provides warm, dry and safe short-term accommodation for people in 
need, along with tailored social support while they are there.  

Transitional housing is managed by contracted providers (in this case THOON) who are 
responsible for making sure the homes are warm, dry and safe and that the families or 
individuals living there are looked after. They also work with the families/individuals to help 
them access any support they need such as budgeting advice, health and social services as 
well as assisting them to find long-term housing.  

Families and individuals stay in transitional housing for an average of 12 weeks or more. In 
most cases, they also receive a further 12 weeks support once they have found a more 
permanent place to live.  

Transitional housing provides short-term housing for families who don’t have anywhere to 
live and have an urgent need for a place to stay. They are likely to already live in the 
community, with children going to local schools. Families or individuals could be in this 
situation for a number of reasons, such as the place they were renting being sold, or no 
longer being able to stay with family. In all situations they will have struggled to find a place 
to rent, and will have been assessed by Work and Income as having the greatest priority.  

No physical changes are proposed to the Motor Inn building. According to Council planners, 
the proposed Transitional Housing use is not transient or casual accommodation, or 
consistent with a ‘Motel’; but is considered to be a ‘Residential Unit’ or could be considered 
as a ‘boarding house’ (see correspondence in Attachment 1).  

Having debated with Council planners, it is accepted that the ‘Residential Unit’ classification 
must be used to determine traffic and parking effects (our opinion remains that the 
proposed use incurs no change whatsoever for what can be undertaken as a Motel/Motor 
Inn relative to the proposed use). 
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Given that no physical changes are proposed for the Transitional Housing use, no other 
issues have been raised with the change from a Motor Inn use to a Transitional Housing use. 
Council Building and Compliance Officers have no issues with the proposed use (see 
Appendix 1).  

SITE & SURROUNDING ENVIRONMENT 

The site is within the Commercial Zone and currently includes the Mid North Motor Inn and 
Te Wananga O Aotearoa activities. The surrounding area is mixed in use with Kaikohe 
Intermediate, various commercial shops and residences adjoining the site.  

COMPLIANCE WITH RELEVANT RULES 

Commercial Zone Rules Compliance

Building Height No change to building proposed

Sunlight No change to building proposed

Visual Amenity and Environmental 
Protection

No change to building proposed

Setback from Boundaries No change to building proposed

Noise Mitigation for Residential Activities No change to building proposed

Transportation See below

Keeping of Animals N/A

Noise N/A

Roof Pitch N/A

Stormwater No change to building proposed

Helicopter Landing Area N/A
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Given the tables above, the only relevant rules considered to require further assessment is 
those related to traffic and parking. These are assessed in below.  

15.1.6A.1 - Maximum Daily One Way Traffic Movements 

In the Commercial Zone, 200 TIF movements are provided for each site as a Permitted 
Activity. Council has insisted that the TIF for the proposed use is as a ‘Residential Unit’.  

Residential Unit’s are defined by the Plan as: 

Chapter 12 Compliance

Landscape & Natural Features N/A - no physical works proposed

Indigenous Flora & Fauna N/A - no physical works proposed

Soils & Minerals N/A - no physical works proposed

Natural Hazards N/A - no physical works proposed

Heritage N/A - no physical works proposed

Heritage Precincts N/A - no physical works proposed

Air N/A - no physical works proposed

Lakes, Rivers Wetlands and the Coastline N/A - no physical works proposed

Hazardous Substances N/A - no physical works proposed

Renewable Energy N/A - no physical works proposed

Chapter 15 Compliance

Traffic See assessment below

Parking Existing, see comments below

Access Existing, no physical changes proposed
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“A building, a room or a group of rooms, used, designed or intended to be used by 
one or more persons as a self contained single, independent and separate 
household. Any accessory building providing sleeping accommodation and 
bathroom facilities but no cooking or dishwashing or laundry facilities will be treated 
as forming part of a residential unit / dwelling”. 

The units of the existing Motor Inn include a bed and bathroom but no cooking or 
dishwashing facilities. These are shared facilities for the facility users. The building is 
therefore considered to make up or form part of 1 Residential Unit, with numerous 
accessory buildings being present.  

The existing Te Wananga O Aoetearoa use on site contributes 210 TIFS (see RC 2150290 - 
Attachment 2). Including the 1 x Residential Unit as defined by the Plan, the total 
movements remain as 210 - utilising an exemption for 1 x Residential Unit on the site.  

In terms of traffic generation as defined and exempted by the Plan, the proposed use 
generates 0 traffic movements and can operate as an existing activity already authorised 
and one that generates no further effects. 

If this is not the appropriate definition of a Residential Unit or interpretation, or appropriate 
category of use within Appendix 3B, an assessment is made below in relation to potential 
‘uses’ as outlined in Appendix 3B. 

Scenario 1 
Assume 17 units @ 10 movements each (if Council interpretation is that accessory buildings 
are now residential units) = 160 movements. Total TIF = 370 movements (210 from TWOA). 
This is a Controlled Actvity. 

Scenario 2 
Assume 17 units @ 2 per person accommodated movements each (boarders house) = 34 
people accommodated. Total TIF = 244 movements (210 from TWOA). Remains a 
Controlled Activity.  
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The paragraphs below consider the relevant assessment criteria.  

The additional traffic movements will occur largely through the day with people coming and 
going from the site to undertake matters as the wish. The facility will have a lock up or 
closing time estimated to be 10:00pm with special circumstances or previous arrangement 
for later entry. This will limit traffic movements at night.  

The facility shares a driveway with TWOA the adjacent use. Access is existing. Parking / 
access areas are screened adjacent to residential houses. Vehicle movements will be limited 
based on the facility closing time. 

Broadway is 10m in width at the entrance to the property. It is considered capable of the 
extra vehicle movements being a two-way carriageway located at the entrance to Kaikohe. 
The site is essentially at the start of the Commercial Zone for Kaikohe and the RSA is no 
longer in use.   

Footpaths are adjacent to the property. The volume is low. Sight distances are acceptable 
considering that no physical change is promoted. Traffic access and egress is already 
accepted for this site. The volume of traffic on Broadway at and near this location is 
unknown. It is contended however, that this side of Kaikohe received far less traffic 
movements than the entrance point to town via Guy Road. Many vehicles come into town 
from the eastern parts of the district, with a lot fewer coming and going to the west / 
Hokianga.  

Following from the above, congestion is seen at the intersection of Mangakahia Road and 
Broadway and is far more prevalent at peak times in comparison to the nearest intersection 
of relevance being Park/Station Road and Broadway. The proposal is unlikely to alter 
behaviour so drastic that levels of service on this intersection will change at a more than 
minor level. 

15.1.6A.1 - On-Site Car Parking Spaces 
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According to Appendix 3C, each ‘Residential Unit’ is to provide 2 car parking spaces each. 
As outlined above, the Plan only defines the use as being 1 Residential Unit (classification 
insisted to be used by Council planners). On this basis only 2 car parking spaces are 
required for the proposed use.  

As noted in RC 2150290, the entire facility provides 37 car parking spaces. The proposal 
provides more than 2 spaces for the Transitional Housing use (provides 17). Accordingly, the 
proposed use is considered to be a Permitted Activity. However, if Scenario 1 or 2 are 
relevant, see below.  

Scenario 1 
2 per unit at 17 units = 34 car parks required. Only 17 are provided for the Facility. No 
accessible parking required as the 17 units are ‘Residential Units’ as per the Plan. 
Discretionary Activity. 

Scenario 2 
1 per 2 persons = 17 units = 17 car parks required. 17 are provided for the Facility. 1 
accessible parking space is required. Permitted Activity.  

The paragraphs below consider the relevant parking assessment criteria.  

It is physically possible but this is not being progressed owing to the change of use. No 
physical changes are proposed. There is considered to be sufficient road side parking in the 
vicinity which is located some distance from the centre of town which has greater pull owing 
to the intensification of commercial uses (cafes, dairy, banks etc). 

The site was once linked to the RSA which could have allowed easier access to parking. 
However, in this case 1 park per unit is considered appropriate. Tenancy requirements will 
limit registered cars to 1 park per unit. All other vehicles will need to be managed off-site.  

Prior to the amendment to Chapter 15 and Appendix 3, Council undertook a parking 
demand and supply study. The study is considered to remain relevant owing to the growth 
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position of the township. The stud found that parking supply outstrips demand, even closer 
to the centre of the town. At the proposed site, there is unlikely to be any issues associated 
with parking. Effects are less than minor.  

Overview of Effects 
Depending on the interpretation of the activity, traffic impacts range from nil to less than 
minor. In terms of traffic movements, the proposed use is not inconsistent with current or 
surrounding activities.  

The proposed use will utilise everything that is existing and it is arguable if the proposed 
activity will change anything in terms of traffic effects and facility user behaviour. The site is 
located at the top of Broadway with easy access/egress. Traffic movements in Kaikohe tend 
to follow people coming into Kaikohe via Guy Road (the east) and leaving the same (and 
only way). This results in congestion and some reduced levels of service at Mangakahia 
Road and Broadway, particularly at peak traffic times.  

There is not such an issue for traffic coming / going to the west towards the Hokianga. The 
proposed use is unlikely to cause any further pressure on Park Road/Station Road and the 
Broadway intersection, any more than what occurs out of the current facility and use.  

In terms of parking, 1 car per family/individual using the facility is appropriate and is the only 
practical option with a limited budget. Rules of the tenancy will outline that only 1 registered 
car can park at the facility. All other vehicles will need to located off site and are not 
permitted.  

OBJECTIVES AND POLICIES REVIEW 
There are no proposed physical changes and the site has been subjected to various 
authorisations across a number of planning documents. The use is existing and consented 
and the proposed use does not alter anything physically.  
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Owing to the nature of the activity there are no perceived inconsistencies with the Regional 
Policy Statement for Northland or any consent requirements under the Northland Regional 
Plan. For these reasons the activity is considered consistent with all relevant plans, 
objectives and policies.  

OTHER MATTERS 

Owing to the nature of the proposal, there are considered to be no adverse environmental 
effects or affected persons. No special circumstances are considered to exist in relation to 
the proposal or the site. There are no physical changes proposed and in all fairness the 
proposed use is considered to be no different to the use being carried out as present. 

There is no known affected protected customary rights group or affected customary marine 
title group resulting from the proposed permitted activity. The proposed activity is not on or 
adjacent to, or may affect, land that is subject to a statutory acknowledgement and the 
persons to whom the statutory acknowledgement is made are affected.  

There are no known National Environmental Standards or National Policy Statements of 
relevance that would require a resource consent. Part 2 of the Act is considered to be met 
as there are no physical changes occurring to the site.  

Regards, 

Steven Sanson (BPlan) 

Consultant Planner 

NZPI Member No. 4230
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22/08/19, 11)14 AMGmail - Mid North Motor Inn - Kaikohe
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Steven Sanson <sanson.assoc@gmail.com>

Mid North Motor Inn - Kaikohe
22 messages

Steven Sanson <steve@sansons.co.nz> Mon, Aug 12, 2019 at 4:08 PM
To: duty.planner@fndc.govt.nz, dutybuildingofficers@fndc.govt.nz, Haedon.Smith@hud.govt.nz, Theresa Burkhardt
<Theresa.Burkhardt@fndc.govt.nz>

Afternoon, 

I have a client who seeks to use the Mid North Motor Inn Kaikohe for Transitional Housing. 

The building is currently used for transient accommodation (Motor Inn) and the proposed use of the facility for
Transitional Housing would also be transient (occurring on a 12 week basis). 

Council usually consider traffic and parking implications when changing a motel to a permanent residence. As per
RC 2150290 the motel generates 51 traffic movements and requires 17 car parking spaces (see Reasons for
Decision). No alterations are proposed to the accommodation units / buildings and as such traffic and parking will
remain as authorised under the above consent. 

On this basis I am of the opinion that existing use rights apply for the proposed use with no resource consent
being required. Can this be confirmed? 

In terms of the Building Act, is a Change of Use Application required? 

As mentioned above, the proposed use is to remain as temporary transient accommodation. No building additions
or alterations are proposed at this time. All safety systems and access were upgraded via BC-2016-99/0
(Certificate of Public Use) and BC 2015-1079/0 (Reinstatement of Motel Toilets and Fire Safety Requirements). 

If this is easier to discuss via meeting please advise. 

Regards, 

-- 
Steven Sanson (BPlan Hons)
M: 021-160-6035 | steve@sansons.co.nz
Managing Director | Consultant Planner
www.sansons.co.nz
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BC-2015-1079-0 - Decision - 039390.pdf
3352K

RC 2150290.pdf
3446K

Duty Building Officers <dutybuildingofficers@fndc.govt.nz> Wed, Aug 14, 2019 at 9:50 AM
To: Compliance Admin <compliance.admin@fndc.govt.nz>
Cc: Theresa Burkhardt <Theresa.Burkhardt@fndc.govt.nz>, "steve@sansons.co.nz" <steve@sansons.co.nz>

Hello compliance team,

 

Can you please look into this query in regards to using an existing hotel for transitional housing?

I see no need for a change of use consent as the current use is for temporary accommodation and the proposed
use is the same.

Just wanting to cover all angles on this to make sure we provide accurate advice.

Thank you!!!

 

Michael Shapiro

Building Control Officer

District Services, Far North District Council  |  24-hour Contact Centre 0800 920 029

ddi +6494015768   |   m +64272889329   |   Michael.Shapiro@fndc.govt.nz

 Website  |   Facebook  |  LinkedIn   |   Careers

[Quoted text hidden]

Get it done online at your convenience, visit our website - www.fndc.govt.nz
-----------------------------------------------------------
Attention: The information contained in this email (including any attachments) is intended solely for the addressee(s). It is confidential and may be
legally privileged. If you have received this email in error you must not use, copy, disclose or distribute it or any information in it. Please simply notify
the sender and delete or destroy all copies of the email immediately. Unless formally stated, this e-mail and any attachments do not necessarily
reflect the views of the Far North District Council. The Far North District Council accepts no responsibility for any interception of, or changes to, our
email after it leaves us. We do not accept responsibility for any viruses or similar carried with our email, or any effects our email may have on the
recipients computer system or network.
-----------------------------------------------------------
Far North District Council | Te Kaunihera o Tai Tokerau Ki Te Raki
Ph. 09 401 5200 | Fax. 09 401 2137 | Email. ask.us@fndc.govt.nz
Address. Memorial Avenue, Private Bag 752, Kaikohe 0440, New Zealand

Please consider the environment before printing this email.
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3 attachments

BC-2016-99-0 - Decision - 039399.pdf
1086K

BC-2015-1079-0 - Decision - 039390.pdf
3352K

RC 2150290.pdf
3446K

Duty Building Officers <dutybuildingofficers@fndc.govt.nz> Wed, Aug 14, 2019 at 12:08 PM
To: "steve@sansons.co.nz" <steve@sansons.co.nz>
Cc: Theresa Burkhardt <Theresa.Burkhardt@fndc.govt.nz>

 

 

Michael Shapiro

Building Control Officer

District Services, Far North District Council  |  24-hour Contact Centre 0800 920 029

ddi +6494015768   |   m +64272889329   |   Michael.Shapiro@fndc.govt.nz

 Website  |   Facebook  |  LinkedIn   |   Careers

Just received this from our compliance team.

Good news there.

 

From: Oliver Godden 
Sent: Wednesday, 14 August 2019 11:55 a.m.
To: Duty Building Officers
Subject: RE: Mid North Motor Inn - Kaikohe

 

Hi Mike,

 

No COU. Building remains Sleeping accommodation.

 

BWOF is current as well so all good.

 

Thanks,
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Oliver Godden

Building Compliance Officer

District Services, Far North District Council  |  24-hour Contact Centre 0800 920 029

ddi 6494070438   |   m +64272114644   |   Oliver.Godden@fndc.govt.nz

 Website  |   Facebook  |  LinkedIn   |   Careers

 

From: Compliance Admin 
Sent: Wednesday, 14 August 2019 9:54 a.m.
To: Compliance
Subject: FW: Mid North Motor Inn - Kaikohe

 

 

 

Michelle Ashdown

Compliance Administration Support Officer

District Services, Far North District Council  |  24-hour Contact Centre 0800 920 029

ddi +6494015287   |   Michelle.Ashdown@fndc.govt.nz

 Website  |   Facebook  |  LinkedIn   |   Careers

[Quoted text hidden]
[Quoted text hidden]
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Duty Building Officers <dutybuildingofficers@fndc.govt.nz> Thu, Aug 15, 2019 at 8:04 AM
To: Steven Sanson <steve@sansons.co.nz>

Happy to help. Let me know if anything else comes up.

 

Michael Shapiro

http://www.fndc.govt.nz/
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Building Control Officer

District Services, Far North District Council  |  24-hour Contact Centre 0800 920 029

ddi +6494015768   |   m +64272889329   |   Michael.Shapiro@fndc.govt.nz

 Website  |   Facebook  |  LinkedIn   |   Careers

 

From: Steven Sanson [mailto:steve@sansons.co.nz] 
Sent: Wednesday, 14 August 2019 1:08 p.m.
To: Duty Building Officers
Cc: Theresa Burkhardt

[Quoted text hidden]

[Quoted text hidden]
[Quoted text hidden]

[Quoted text hidden]
[Quoted text hidden]

Regards, 

 

--

[Quoted text hidden]

 

 

Get it done online at your convenience, visit our website - www.fndc.govt.nz
-----------------------------------------------------------
Attention: The information contained in this email (including any attachments) is intended solely for the addressee(s). It is confidential and may be
legally privileged. If you have received this email in error you must not use, copy, disclose or distribute it or any information in it. Please simply
notify the sender and delete or destroy all copies of the email immediately. Unless formally stated, this e-mail and any attachments do not
necessarily reflect the views of the Far North District Council. The Far North District Council accepts no responsibility for any interception of, or
changes to, our email after it leaves us. We do not accept responsibility for any viruses or similar carried with our email, or any effects our email
may have on the recipients computer system or network.
-----------------------------------------------------------
Far North District Council | Te Kaunihera o Tai Tokerau Ki Te Raki
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Ph. 09 401 5200 | Fax. 09 401 2137 | Email. ask.us@fndc.govt.nz
Address. Memorial Avenue, Private Bag 752, Kaikohe 0440, New Zealand

Please consider the environment before printing this email.

 

--

Steven Sanson (BPlan Hons)

M: 021-160-6035 | steve@sansons.co.nz

Managing Director | Consultant Planner

www.sansons.co.nz
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Steven Sanson <steve@sansons.co.nz> Thu, Aug 15, 2019 at 4:14 PM
To: duty.planner@fndc.govt.nz

Hi, 

Please advise.. 

---------- Forwarded message ---------
From: Steven Sanson <steve@sansons.co.nz>
Date: Mon, Aug 12, 2019 at 4:08 PM
Subject: Mid North Motor Inn - Kaikohe
[Quoted text hidden]
[Quoted text hidden]
[Quoted text hidden]
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3352K

RC 2150290.pdf
3446K

mailto:steve@sansons.co.nz
https://mail.google.com/mail/u/0?ui=2&ik=e184a8df7e&view=att&th=16c937bd97d50cad&attid=0.1&disp=attd&realattid=f_jz7sfnbj1&safe=1&zw
https://mail.google.com/mail/u/0?ui=2&ik=e184a8df7e&view=att&th=16c937bd97d50cad&attid=0.2&disp=attd&realattid=f_jz7sfnb30&safe=1&zw
https://mail.google.com/mail/u/0?ui=2&ik=e184a8df7e&view=att&th=16c937bd97d50cad&attid=0.3&disp=attd&realattid=f_jz7vgpqm2&safe=1&zw
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Get it done online at your convenience, visit our website - www.fndc.govt.nz
-----------------------------------------------------------
Attention: The information contained in this email (including any attachments) is intended solely for the addressee(s). It is confidential and may be
legally privileged. If you have received this email in error you must not use, copy, disclose or distribute it or any information in it. Please simply
notify the sender and delete or destroy all copies of the email immediately. Unless formally stated, this e-mail and any attachments do not
necessarily reflect the views of the Far North District Council. The Far North District Council accepts no responsibility for any interception of, or
changes to, our email after it leaves us. We do not accept responsibility for any viruses or similar carried with our email, or any effects our email
may have on the recipients computer system or network.
-----------------------------------------------------------
Far North District Council | Te Kaunihera o Tai Tokerau Ki Te Raki

https://aus01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.fndc.govt.nz&data=02%7C01%7Chaedon.smith%40hud.govt.nz%7C37aa68317e3b41461b6d08d7212e1ea0%7C9e9b30203d3848a69064373bc7b156dc%7C1%7C0%7C637014354289010805&sdata=qZo6XuMa9JOvvLtXhXUrymp4jVjTrY%2BZfH9VecTxpvI%3D&reserved=0
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Ph. 09 401 5200 | Fax. 09 401 2137 | Email. ask.us@fndc.govt.nz
Address. Memorial Avenue, Private Bag 752, Kaikohe 0440, New Zealand

Please consider the environment before printing this email.

 

--

Steven Sanson (BPlan Hons)

M: 021-160-6035 | steve@sansons.co.nz

Managing Director | Consultant Planner

www.sansons.co.nz
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Duty Planner <Duty.Planner@fndc.govt.nz> Tue, Aug 20, 2019 at 12:14 PM
To: Steven Sanson <steve@sansons.co.nz>

Kia Ora Steven,

 

Thank you for your enquiry.

 

I have had a look at the site on our maps and RC 2150290 which you reference and conclude that you will need to
conduct an assessment against the district plan as Residential Units are not equal to Motel Units under appendix
3A and this activity will increase the traffic movements on the site dramatically. Existing use rights do not apply as
the character, intensity and scale of the traffic will change when the new use is established. As such it is likely that
a new consent will be required. The calculations provided under RC 2150290 will serve as a consented baseline
for the other activities on the site, but cannot be relied upon for the transitional accommodation proposed.

 

Further, the exemption from car parking requirements for existing activities in the commercial zone provided under
rule 15.1.6B.1.1(a) does not apply to either residential activities or casual accommodation. As such an assessment
of the required car parks will also be required.

 

I hope this clarifies the situation for you.

 

Regards,

 

Simeon McLean

Resource Consents Planner

District Services, Far North District Council  |  24-hour Contact Centre 0800 920 029

ddi +6494070459   |   m 027 206 9102   |   Simeon.McLean@fndc.govt.nz

http://www.fndc.govt.nz/
mailto:Simeon.McLean@fndc.govt.nz
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 Website  |   Facebook  |  LinkedIn   |   Careers

[Quoted text hidden]

Hi, 

 

Please advise.. 

[Quoted text hidden]
[Quoted text hidden]

Regards, 

 

--

[Quoted text hidden]

 

 

--

Steven Sanson (BPlan Hons)

M: 021-160-6035 | steve@sansons.co.nz

Managing Director | Consultant Planner

www.sansons.co.nz

 

[Quoted text hidden]

http://www.fndc.govt.nz/
http://www.facebook.com/FarNorthDistrictCouncil
http://www.linkedin.com/company/far-north-district-council
http://fndc.govt.applyfirst.net/
mailto:steve@sansons.co.nz
http://www.sansons.co.nz/
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Steven Sanson <steve@sansons.co.nz> Tue, Aug 20, 2019 at 12:37 PM
To: Duty Planner <Duty.Planner@fndc.govt.nz>

Thanks Simeon. 

Just to clarify. Is Councils position that a motor inn or motel or hotel rented for 12 weeks would change it from
transient to permanent use?

It would follow that a hotel, motel, motor inn rented for 365 days would also be a permanent residence?

When does that change (I.e more than five days? More than a month?) occur and what is councils Threshold that
changes a use from transient to permanent housing. 

I am arguing existing use rights as the use is not changing. It has been consented as transient accommodation
and the proposed use is consistent with transient accommodation. 

I ask these questions in terms of needing to apply for a CoC or an RC to district plan rules (or continuing as a
permitted activity without the need for either). 

Regards, 
[Quoted text hidden]
[Quoted text hidden]

Simeon McLean <Simeon.McLean@fndc.govt.nz> Tue, Aug 20, 2019 at 1:43 PM
To: Steven Sanson <steve@sansons.co.nz>

Kia Ora Steven,

 

The district plan is not nuanced enough to allow for this level of assessment when determining breaches. The
district plan states that when the activity is not included in the list in  appendix 3 the closest approximation should
be used for the purposes of the assessment. In this case, as the activity is being described as residential units as
the intention is for the units to be used on an ongoing basis by persons who will reside in the units. It is possible
that the category of boarding house may be appropriate depending upon the situation but the units are not motels
and to apply this category to the TIF calculations would be erroneous.

 

As to what the threshold for this change is, I cannot say as I have not come across it, but it is most certainly lower
than three months but more than two days and as you can imagine, is more complicated than merely how many
days an occupant will stay. If the intention of the facility is to be used as a motel and it is available for lease periods
as small as one or two days then we would consider it a motel. If a customer chooses to stay for a year, that is
their prerogative but would be an exceptional circumstance. I am assuming what you are proposing is to be the
norm for this facility.
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It may be that the actual effects are not greater than that already consented, but that is an assessment for a
resource consent process, not a duty enquiry. As it stands my assessment is that these units are residential units
for all intents and purposes and should be treated as such for the purposes of identifying breaches of the district
plan.

[Quoted text hidden]
[Quoted text hidden]

Steven Sanson <steve@sansons.co.nz> Tue, Aug 20, 2019 at 5:48 PM
To: Simeon McLean <Simeon.McLean@fndc.govt.nz>

Thanks Simeon. I appreciate the response. It seems the classification of use from Appendix 3B is the key issue.

Some further things to consider.. 

The current facility can't be considered as separate res units, the units share kitchen and laundry facilities (the
units are a bed, table, toilet and shower). With the motor inn having a kitchen and laundry area, the Council has
already implied that long-stays at the facility are likely and have approved this use (inherently different to a hotel
which has a restaurant for its users). 

The facility will be run no different to a Motel. People will pay a fee for their time spent at the facility No physical
changes are happening/proposed, the Building and Compliance team have provided information saying a Change
of Use is not required as the use is the same. The appropriate mechanism to control matters are a BWOF and
there is a current BWOF for this facility (fire safety, access, public use etc).

Long-term stays happen at motels all the time - seasonal and contract workers stay far longer than 2 nights and
can be months. At the end of the day, someone can stay for as long as they like at a motel. At the same facility, the
proposed use is up to 12 weeks on average (therefore some may leave earlier or later). This is a transient use like
a motel. I can't determine any changes to character, intensity or scale to a greater extent already approved. 

Given the above nearest use on Appendix 3B is a motel as a transient accommodation classification. Sorry for
being persistent but I can't see how (or why) the plan would consider this use as separate residential units and
thus require consent. 

Can you please review in light of the above. 

Steve
[Quoted text hidden]
[Quoted text hidden]

Simeon McLean <Simeon.McLean@fndc.govt.nz> Wed, Aug 21, 2019 at 9:30 AM
To: Steven Sanson <steve@sansons.co.nz>
Cc: Louise Wilson <Louise.Wilson@fndc.govt.nz>

Kia Ora Steve,
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This is level of assessment is outside of scope of the duty planner service. If you are confident this is a permitted
activity my recommendation would be to apply for a COC to confirm this is the case, alternatively you could
request a concept development meeting with more senior staff, but it is not the role of the duty planner to engage
in details based assessment in this manner.

 

The activity, while being conducted within the same space as is currently a “Motor Inn” is absolutely a residential
activity, not a “transient accommodation” as you assert. These are not people from out of town coming for an
extended holiday or seasonal work, they are individuals and families who will be living in the space for several
months on average.

[Quoted text hidden]
[Quoted text hidden]



ra For North
 7 District Coun

FAR NORTH DISTRICT COUNCIL

FAR NORTH OPERATIVE DISTRICT PLAN

DECISION ON RESOURCE CONSENT APPLICATION (LANDUSE)

Resource Consent Number: 2150290-RMALUC

Pursuant to section 104C of the Resource Management Act 1991 (the Act), the Far
North District Council hereby grants resource consent to:

Te Wananga O Aotearoa

To establish and operate a tertiary education facility within an existing building that
breaches the traffic intensity and parking rules

Subject Site Details
Address:

Legal Description:

Certificate of Title reference:

158 Broadway, Kaikohe
TARAIRE 1F1e1A 1FlelB 1Flele 1FlelD 1FlelE

1FlelF 1 Fl C2 PTS 1 Fl C3B 1 Fl Bl BLK

NA-128/1370, NA-9A/235, NA-9/\/236, NA-9A/224, NA-

9A/225, NA-9A/226, NA-1171/97, MX-3324079

Pursuant to Section 108 of the Act, this consent is issued subject to the following
conditions:

1. The activity shall be carried out in accordance with the approved plans prepared by
APG Architects, referenced Te Wananga O Aotearoa - Kaikohe Campus, plans
AO.02, and Al.02, and attached to this consent with the Council's "Approved Stamp"
affixed to them.

2. That the maximum number of students attending the tertiary institution shall be limited
to 75.

3. That the caf@ be reserved for the use of students and staff and not be open to the
general public.

Statutory Information

1 Pursuant to section 102 of the Local Government Act 2002, the Far North District

Council has prepared and adopted a development contributions policy. Under this
policy, the activity to which this consent relates may be subject to development
contributions.

You will be advised of the assessment of the development contributions payable
under separate cover in the near future.

It is important to note that the development contributions must be paid prior to
commencement of the work or activity to which this consent relates.

Further information regarding council's development contributions policy may be
obtained from the long term council community plan (LTCCP) or council's web page
at www.fndc.govt. nz



Reasons for the Decision

1. Description of the Activity:
The application seeks to establish and operate a tertiary education facility within an
existing building that breaches the rules relating to Traffic Intensity and Parking for a
commercially zoned property.

Notes:

• The application site comprises a number of activities spread over a number of
Certificates of Title. A subdivision application approved by Council rationalises
these titles. A planning assessment for the entire site as well as an assessment
following the subdivision has been completed. The emphasis of the assessment
has been on the resulting subdivided lots.

• The assessment has been based on 7 staff for the tertiary institution as per the
application but makes no provision for staff for the motel activity as this figure
was not provided.

2. District Plan Rules Affected:

The following are the calculations for Traffic Intensity and Parking as a result of the
proposed activities.

Whole site - includes the RSA, proposed tertiary institution, and motel

Traffic Intensity calculated as follows:

Motel - 3 TIFs per unit - 17 units @ 3 51 TIFs
Bar/ Restaurant - 60 TIFs/100m2 - 650m2 390 TIFs

Tertiary Institution - 30 TIFs per staff member - 7 staff 210 TIFs
Total Traffic Movements 651 TIFs

Parking requirements calculated as follows

Motel 1 space per unit plus 1 per employee - 17 units 17 Spaces
Tertiary institution 1 space per 3 persons (75 pupils plus 7 staff) 27 spaces
RSA 1 space per 10m2 (650m2) 65 spaces
Total Parking Spaces required 109 spaces

Revised tertiary institution and motel components only
(following the proposed subdivision that removes the RSA component)

Traffic Intensity calculated as follows:

Motel-3 TIFs perunit- 17 units @3 51 TIFs
Tertiary Institution 30 TIFs per staff member - 7 staff 210 TIFs
Total Traffic Movements 261 TIFs

Parking requirements calculated as follows

Motel 1 per unit plus 1 per employee - 17 units
Tertiary institution 1 per 3 persons (75 pupils plus 7 staff)
Total Parking Spaces required

17 Spaces
27 spaces
44 spaces



The proposed activity does not comply with the following rules

Total site

7.7.5.1.6 Traffic Intensity <200 Daily one way movements - proposed 651 - exceeds
7.7.5.2.2 Traffic Intensity <500 Daily one way movements - proposed 651 - exceeds
15.1.6.1 1 - Parking requirements - provided 119 spaces - required 109 - permitted

Following subdivision

7.7.5.1.6 Traffic Intensity <200 Daily one way movements - proposed 261
15.1.6.1.1 - Parking requirements - provided 37 spaces - required 44 spaces

The application under either the whole site or the subdivided lots is considered to be
a Restricted Discretionary activity.

3. Principal Issues in Contention and Main Findings on those Issues:

The principal issues in contention and main findings on those issues were:

(a) Issues

• Traffic effects

• Parking

(b) Main Findings

Traffic effects

The traffic intensity factor has been established and detailed above. The application
site following the subdivision will generate based on the district plan calculations a
total of 261 traffic movements. The traffic related to the tertiary institution will be
spread amongst the operating hours which are:

• Office hours - 9am to 5pm Monday to Friday
• Day classes - 9am to 3pm Mon to Thurs
• Night classes - 6pm to 9pm Mon to Thurs
• Saturday and Sunday - random use for tutorials 10am to 3pm

The maximum number of students attending the facility is 75 students plus staff and
the applicant advises that full attendance will not always occur so this will reduce the
total number of potential traffic movements. It is also likely that a reasonable
percentage of students will walk/ cycle to the facility further reducing the number of
traffic movements. Traffic associated with the motel component would be relatively
low and would have variable peaks.

The property is zoned conimercial and adjoins a school to the north and to the east
several residences and commercial premises. The car park is already established
and will mostly be used during the day except for evening classes.

Broadway is main arterial road for Kaikohe and is part of State Highway 12. The road
has a wide formation which includes parking on each side of the road and wide foot
paths. The extra traffic will be easily accounted for given the daily traffic on this road.
Visibility and road width enable cars to safely negotiate the access into the site. An
existing footpath exists on Broadway which links the urban centre with residential
areas. The volume of foot traffic is difficult to quantify as it would vary throughout the



day. This facility is located on the edge of the commercial centre. Any conflict
between vehicles and pedestrians would be not more than minor.
Council Engineers raise no concerns over the scale of operation proposed nor do
they identify any adverse impacts on Broadway as a result of the proposed tertiary
institution.

Parking

The shortfall of parking occurs as a result of the proposed subdivision and the lease
arrangement for the proposed education facility. The subdivision proposed would
reduce the number of available car spaces to 37 within the lot while there is a district
plan requirement for 44 car spaces. It is noted within the application that there is
additional car spaces available for the motel component (if required) elsewhere on the
site. The Te Wananga o Aotearoa is proposed to utilise 31 spaces when only 27 is
required under the district plan leaving the shortfall linked to the motel operation. The
applicant advises there is additional sealed/ concreted space available for parking
should it be required (including the RSA site) and there is also public parking
available on Broadway It is considered that there are sufficient car spaces available
within the general area to accommodate any shortfall.

The application does not prove that actual demand will be less but rather states that a
reasonable percentage of students will arrive by fooV bike and that others will simply
be dropped off. In both instances the actual parking demand would be less than that
detailed and required within the plan. These assumptions are considered to be
reasonable and would lead to a lower overall demand for car parking spaces .

The existing parking layout is considered to be adequate for the current design and
meets the design requirements of the district plan and Engineering Standards and
Guidelines.

Students and staff will become familiar with the carpark and the length of stay will
depend on the extent of lectures, workshops and tutorials attended. The sessions are
primarily during the day but do extend into the evenings.

The overall effects of the parking shortfall are considered to be not more than minor.

4. Relevant Statutory Provisions:

Policy Statements & Plan Provisions:

The Operative Far North District Plan;

The following objectives and policies from the Operative Far North District Plan were
of particular relevance to the application:

Objectives 15.1.3.1, & 15.1.3.3 and policies 15.1.4.1,15.1.4.3, & 15.1.4.4that seeks
to ensure that development proposals including the redevelopment or re-use of
existing buildings results in minor effects from a traffic perspective and that sufficient
onsite parking is provided.

Part 2 Matters

The Council has taken into account the purpose & principles outlined in sections 5,6,
7 & 8 of the Act. It is considered that granting this resource consent application
achieves the purpose of the Act.



5. Notification and Affected Parties

The Council has determined (by way of an earlier report and resolution) that the
adverse environmental effects associated with the proposed activity are no more than
minor and that there are no affected persons or affected order holders.

6. Overall Evaluation

The overall effects from the additional traffic movements and parking shortfall from
the establishment of a Te Wananga o Aotearoa for a total of 75 students have been
carefully considered. It is deemed that the existing parking provision within the site
when combined with that which is available within the immediate area will result in not
more than minor effects. The traffic movements will also be able to be accommodated

with no concerns conveyed by Council Engineers on the adequacy of the entrance or
ability of the site and Broadway to cope with the anticipated traffic.
The effects from the activity are considered to be not more than minor.

The proposed activity is also considered to meet the relevant objectives and policies
of the plan and is consistent with Part 2 of the Act and in particular the sustainable
management purpose of the RMA.

Approval

This resource consent has been prepared by Wayne Smith, Senior Planner and is
granted under delegated authority (pursuant to section 34A of the Resource
Management Act 1991) from the Far North District Council by:

23 444
Pat killalea. Principal Planner

Oct>/2
6@te U

Right of Objection

If you are dissatisfied with the decision or any part of it, you have the right (pursuant
to section 357A of the Resource Management Act 1991) to object to the decision.
The objection must be in writing, stating reasons for the objection and must be
received by Council within 15 working days of the receipt of this decision.

Lapsing Of Consent
Pursuant to section 125 of the Resource Management Act 1991, this resource
consent will lapse 5 years after the date of commencement of consent unless, before
the consent lapses;

The consent is given effect to: or

An application is made to the Council to extend the period of consent, and the council
decides to grant an extension after taking into account the statutory considerations,
set out in section 125(1)(b) of the Resource Management Act 1991.

irtmt«
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Transitional Housing Factsheet

Transitional housing provides warm, 

dry and safe short-term 

accommodation for people in need, 

along with tailored support.  

The programme is led by the Ministry of 
Housing and Urban Development (HUD)
with collaboration from Housing New 
Zealand, transitional housing providers, 
and the wider housing sector.  

It is managed by contracted providers 
who are responsible for making sure the 
homes are warm, dry and safe, and 
ensuring the properties are well-
maintained. They also look after the 
individuals and families living there, help 
them access any support they need, 
such as budgeting advice or social 
services, and help them find longer-term 
housing.  

Transitional housing is not the same as 
an Emergency Housing Special Needs 
Grant (EH SNG). The EH SNG is a one-
off grant to cover immediate housing 
costs for a period of seven days.  

Who is transitional housing for? 

Transitional housing provides short-term 
housing for individuals and families who 
don’t have anywhere to live and have an 

urgent need for a place to stay.  

They are likely to already live and work 
in the community, with children going to 
local schools.  

Families could be in this situation for a 
number of reasons, such as the place 
they were renting being sold, or no 
longer being able to stay with family. 

In all situations they will have struggled 
to find a place to rent, and will have 
been assessed by Work and Income as 
having the greatest priority.  

Families and individuals stay in 
transitional housing for an average of 12 
weeks or more while they are helped to 
find more permanent housing.  

In most cases, they also receive a 
further 12 weeks support once they have 
found a more permanent place to live.  

People living in transitional housing pay 
rent of up to 25% of their income, which 
is in line with income-related rents for 
public housing. The balance is subsidised 
to providers by HUD.

Where is transitional housing 
located?  

There are more than 2,697 transitional
housing places across New Zealand.  
Transitional housing is diverse. In some 
cases individual, stand-alone residential 
homes can be used for transitional 
housing. In other cases it may be larger 
developments, such as former motels or 
purpose-built housing.  

More information  
More information on transitional housing 
is available on our website: 
www.hud.govt.nz; or you can email us at 
Info@hud.govt.nz.  

People who need help with housing 
should contact Work and Income on 
0800 559 009. 
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017

FREEHOLD

Date Issued 14 June 1966
North AucklandLand Registration District
NA9A/237

Registered Owners
The Kaikohe and District Memorial RSA Incorporated

Estate Fee Simple

Area 1.0760 hectares more or less

Legal Description Taraire 1F1C3B Block

Prior References
NAPR9A/231

Search Copy

Identifier Part-Cancelled

A485671 Proclamation taking part for street and vesting that part in the Kaikohe Borough Council - 4.8.1970 at

2.35 pm

C382833.2 Mortgage to Bank of New Zealand - 8.6.1992 at 2.19 pm

Subject to a right to convey electricity, telecommunications and computer media over part marked T on DP

486126 created by Easement Instrument 10225208.2 - 11.11.2015 at 3:19 pm

The easements created by Easement Instrument 10225208.2 are subject to Section 243 (a) Resource Management

Act 1991

10225208.3 Encumbrance to Far North District Council - 11.11.2015 at 3:19 pm

Interests

Transaction Id 58226827
Client Reference mashdown001

Search Copy Dated 29/08/19 8:23 am, Page 1 of 1
Register Only




	1.RC FINAL
	Scan 28-08-2019
	Resource Consent Application Te Hau Ora O Ngapuhi
	Sanson & Associates Ltd
	Applicant & Property Details
	Sanson & Associates Ltd
	Summary of proposal
	The proposal
	Site & Surrounding Environment
	Compliance with Relevant Rules
	Objectives and policies Review
	Other matters

	CDM - Transitional Housing
	RC 2150290
	Motor Inn Floor Plan


	CT  Mid north Motor Inn
	CT Mid Nort Motor Inn survey plan



