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Form 9  

Appl ic at ion for  Resourc e  Consent -  Sec t ion 88,  Resourc e  Management  Ac t  1991   

To: Rotorua Lakes Council  

Applicant: Kāinga Ora – Homes and Communities (Kāinga Ora) 

Agent:  

Senior Planner  

The Property Group Limited (TPG) 

 

  

Address for service: The Property Group Limited  

PO Box 2874 

Wellington 6140 

Attention:   

Invoice details: Kāinga Ora 

c/- The Property Group Limited  

PO Box 2874 

Wellington 6140 

Attention:  

Site address: 265 Fenton Street, Rotorua  

Legal description: Lots 50 – 51 DP 2865 

Lot 52 DP 2865 

Lot 45 DP 2865 

Lot 41 DP 2865 

Lot 44 DP 2865 

Lot 40 DP 2865 

Owner of site: John Graham Bradshaw, Kerry Shaun Hart and Marie Helen Hart 

Consent for: Land Use Resource Consent (Non-Complying Activity) 

No other resource consents are required for this proposal 

Description: Resource consent to use the existing site and motel buildings for transitional 

housing.  

Enclosed: Application and AEE 

s7(2)(a) 

s7(2)(a) 

s7(2)(a) LGOIMA

s7(2)(a) 

s7(2)(a) 
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Appendix 1 – Record of Title 

Appendix 2 – Site Plan   

Appendix 3 – Draft Site Management Plan 

Appendix 4 – Transitional Housing Factsheet  

Signed: 

S e n i o r  P l a n n e r   

Date: 14 June 2021 

s7(2)(a) LGOIMA
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Application for Resource Consent 

Transitional Housing  
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1.  Introduc t ion  

Kāinga Ora – Homes and Communities (Kāinga Ora) hereby applies for resource consent from Rotorua 

Lakes Council (Council) to use the existing site and buildings at 265 Fenton Street, Rotorua, for 

transitional housing. The site has land in both the Commercial 4 Zone and the Residential 2 Zone of the 

Rotorua District Plan (District Plan) and requires resource consent for the reasons outlined in section 4 

of this report. In short, the proposal requires resource consent as intended scale of the transitional 

housing activity does not meet a defined activity provided for within the District Plan. Plans for the 

proposal are included in Appendix 2.  

2.  S i te  descr ipt ion  

2.1 Location and description  

The 6596m2 subject site occupies the north-western corner of the intersection of Fenton Street and 

Seddon Street (see Figure 1 below). The site also has frontage to Malfroy Road at its northern end. The 

site is currently occupied by the Boulevard Motel and has vehicle access from all three of its road 

frontages.  

 

Figure 1:  Aerial photograph of the site (Source: TPG Property Viewer) 

The existing buildings within the site are dedicated to the existing motel operation, which has been in 

operation since the 1960s. The site currently has a total of 34 units. The configuration of these units it 

outlined in Table 1 below and in the Site Plan in Appendix 2. The overall occupancy levels are based on 

the number of beds typically accommodated within each unit. For 
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site management that is relevant to this resource consent process. It is anticipated that the draft SMP 

attached at Appendix 3 will require some operational amendments once a contract is in place with a 

service provider, but it is expected that the majority of the provisions will be adopted by the Housing 

Service Provider and incorporated into the final Site Management Plan. A final SMP is offered as a 

condition of consent. The draft SMP outlines how transitional housing on the site will operate through: 

• The Occupation Agreement  

• On-site support services (including hours of operation, staff numbers and services offered) 

• Overall site management (including maximum number of occupants, staffing and security, site 
maintenance, use of meeting / training space, visiting hours and conditions and use of communal 
laundry) 

• Noise management  

• Traffic management (one carpark per unit and 6 staff / service provider carparks) 

• Accommodation site rules  

On-site support services 

On-site support services will be provided to tenants of the subject site. Further detail about the support 

services is included in the draft SMP in Appendix 3. These services support tenants to find more 

permanent housing, as well as to enable them to access health and other social service agencies where 

a need has been identified through the Housing Service Provider.  

The Housing Service Provider will meet with tenants within three working days of them moving to the 

site to: 

a) Discuss and plan social support that will be provided or coordinated; and  

b) Discuss all long-term housing options that will be considered.  

Where training or support services of groups of tenants is provided on-site the proposal is to utilise the 

existing site facilities such as the games room and restaurant. Training / support service spaces will be 

used for: 

• An office space for staff; 

• A common area for households with internet access;  

• A training / group work room for household members. 

Training and group work is intended to provide education and guidance to household members in topics 

related to finding, securing and maintaining long term housing and wellbeing. This may include short 

courses such as: 

• Budgeting / financial literacy; 

• CV and interview skills; 

• “Ready to rent” skills; 
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• Household management; 

• Homework Club and other groups for children; 

• Other topics will be developed as need and interest arises. 

The meeting / training areas will be operated between hours set out in the Site Management Plan and 

will only accessible via staff members. The meeting / training room when in use will always be supervised 

by either the site manager, a staff member or course facilitator. The on-site support services are only 

provided to support existing residents – i.e. persons who do not reside at the site will not attend or have 

access to these onsite services. 

3.3 Physical works  

There is little difference between providing transitional housing on the site and the operation of a motel, 

and as such, only very minor physical works are proposed. Physical works include: 

• Installation of pool-style fencing to the Fenton Street frontages of the site (adjacent to the road 
boundary).  

• Installation of pool-style fencing to separate the majority of the one bedroom and studio units (on 
the eastern half of the property) from the larger units on the western half of the site. This is to 
provide a more defined “family area” within the wider site. 

• Filling-in of the existing swimming pool, to be converted to either carparking or shared open space. 

• Decommission the existing outside spa and surrounding structure. 

• Demolish existing internal/partition walls between existing Units 15 & 16, 31 & 32 and 33 & 34 to 
make these units more liveable (remaining 1 bedroom) and reduce the overall number of units on 
the site from 34 units to 31 units. This will have the effect of reducing both the number of units and 
occupants able to stay within the site. 

• Installation of cook-tops secured (where one does not already exist in the unit). 

• The Mineral Pools (to the north of Unit 28) will be closed (locked) and will not be accessible.  

The proposal also includes maintenance and health and safety improvements such as the installation of 

a ‘Type 5’ fire detection alarm system for the entire complex and the replacement of electrical wiring 

where required.  

No changes are proposed to the existing vehicle entrances to the site. A copy of the site plan is attached 

in Appendix 2.  

4.  Statutory  f ramework  

4.1 National Environmental Standard for Assessing and Managing Contaminants in Soil to Project 

Human Health Regulations 2011 (NESCS) 

The NESCS 2011 applies to land that currently has, or historically had, an activity or industry undertaken 

on it that is included in the Hazardous Activities and Industries List (HAIL). There is no known history of 

an activity on the HAIL list occurring on the subject site and the site is not 
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b) Parking and on-site 

turning separate 

from those areas 

provided for 

outdoor recreation 

and amenity.  

With the exception of 

the demolition of the 

existing swimming 

pool, no changes are 

proposed to the 

outdoor recreation and 

amenity spaces.  

Complies.  

 

c) Any garage to be 

located such that 

there is a 

practicable parking 

space in front of the 

garage clear of the 

road.  

There is a garage 

adjoining the existing 

games room. This 

garage is within the 

subject site and clear of 

the road.  

Complies.  

 

d) Shared access 

driveways of 5-8 

households require 

an overall width of 

6.5 metres, formed 

width of 5 metres.  

The existing shared 

access drives within 

the site do not all meet 

this minimum width 

requirement.  

No change proposed.  

 

e) Vehicle crossings 

must meet the 

standards of the 

Rotorua.  

No new vehicle 

crossings are 

proposed.  

No change proposed.  

 

Table A4.2 requires 2 

carparks for disabled 

persons.  

Can comply.  Can comply.  

6. Noise  

 

Commercial 4 Noise 

performance 

standards apply to the 

northern boundary of 

Lot 50 DP 2865 (land 

adjoining the Gateway 

International motel). 

Residential 2 Noise 

performance 

standards apply to all 

other boundaries.   

The Site Management 

Plan includes strict 

noise rules as part of a 

condition of staying 

within the facility, 

noise will be managed 

within the site to 

ensure compliance 

with the Noise 

requirements of the 

District Plan.  

Can comply.  
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Pallets, containers, raw 

materials, machinery 

or goods of any kind 

shall, if stored outside, 

be screened from 

public places and 

residential zones and 

shall not be stored on 

any landscaping, 

parking or turning 

areas.  

It is anticipated that no 

storage of goods etc 

will be required. In the 

case storage is 

required, goods etc will 

be located so as not to 

be visible from a public 

place or appropriately 

screened.  

Complies.  

14. Acoustic treatment 

for residential 

accommodation and 

noise sensitive 

activities   

 

New noise sensitive 

activities in the 

Commercial 4 Zone 

must be designed to 

meet the following 

noise requirements:  

• Bedrooms 10 p.m. to 7 a.m. 

on any day: 

- 35 dB LAeq(1h)  

- 45 dB Leq at 63 Hz  

- 40 dB Leq at 125 Hz  

• All other habitable rooms 

(all times) and in bedrooms 

7 a.m. to 10 p.m. on any 

day: 

- 40 dB LAeq(1h)  

- 50 dB Leq at 63 Hz  

- 45 dB Leq at 125 Hz 

No changes are 

proposed to the 

existing noise 

insulation within the 

existing units. This 

standard applies to 

both noise sensitive 

activities and 

residential activities. 

The proposal is not 

introducing a new 

noise sensitive activity 

to the site. Existing use 

rights apply. 

No change.  

Relevant District Plan definitions:  

‘Community housing’ is provided for in both the Commercial 4 Zone and the Residential 2 Zone as a 

Permitted Activity. Community housing is defined in the District Plan as:  

“a place of residence for a maximum of eight persons (i.e. all residents including resident staff) 

where some element of case or support is provided for residents. The definition includes 

emergency housing, (including temporary overnight accommodation) and rehabilitation centres, 

but excludes facilities where the movement of residents is legally restricted.” 

The proposal is for a maximum of 88 people (excluding staff and support service workers) and as such 

does not meet this District Plan definition of ‘Community Housing’. 
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4.4 Activity status  

As the proposal is not otherwise provided for in the District Plan, it must be considered as a Non-

Complying Activity pursuant to Table 4.5 (Residential 2 Zone) and Table 6.5 (Commercial 4 Zone) of the 

District Plan.  

4.5 Scope of application 

This application seeks resource consent under the Rotorua District Plan in order to establish all aspects 

of the proposal associated with using the existing site and buildings for transitional housing, including 

the associated support services and minor physical works on the site.   

If Council is of the view that resource consent is required for alternative or additional matters to those 

identified in Section 4.3 of this report, it has the discretion to grant consent to those matters as well as, 

or in lieu of those identified in this AEE.  

Additionally, if Council is of the view that the activity status of any of the matters requiring consent is 

different to that described in Section 4.4 of this report, Council has the ability under Section 104(5) of 

the Act to process the application, regardless of the type of activity that the application was expressed 

to be for. 

5.  Assessment of  env ironmental  ef fec ts  

In accordance with section 88(2)(b) of the Act and Clause 1(d) of Schedule 4 to the Act, this assessment 

of environmental effects of the proposed activity has been prepared in such detail as corresponds with 

the scale and significance of the effects that it may have on the environment. 

5.1 Permitted baseline  

In forming the opinion for the purposes of s95 and s104(1)(a), adverse effects on the environment can 

be disregarded if the District Plan permits an activity with that effect.  

The District Plan provides for ‘Community Housing’ (up to eight residents) as a permitted activity in both 

the Commercial 4 Zone and Residential 2 Zone of the District Plan. As the site is currently made up of six 

separate Records of Title, a relevant permitted baseline would be Community Housing for 56 people 

(including resident staff) on the subject site. The Community Housing would be required to have some 

element of support (like the support proposed in the subject application).  

In addition to this, in relation to the Commercial 4 Zoned area of the site, ‘tourist accommodation’ is 

also a permitted activity, as are restaurants within tourist accommodation, such as the existing 

restaurant facilities on the subject site. ‘Tourist accommodation’ is defined in the District Plan as: 

“land and buildings for use as temporary accommodation by paying guests, where the 

accommodation is not their normal place of residence and includes motels, hotels, boarding 

houses, private hotels, tourist house licensed premises, guest houses, backpacker lodges, youth 

hostels and similar accommodation, and includes accessory facilities such as visitor, service and 

recreation facilities, conference facilities and restaurants. Tourist Accommodation does not 

include Bed and Breakfast or Holiday Rental Accommodation.” 
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In undertaking the effects assessment below, reference has been made and actual and potential effects 

of a permitted ‘community housing’ facility for 24 residents on the Residential 2 zoned land and the 

operation of a ‘tourist accommodation’ with an associated restaurant on the Commercial 4 zoned land. 

As the District Plan permits such a proposal, effects from an activity as described above can be 

disregarded.  

5.2 Character and amenity effects  

The site has three road frontages. Fenton Street is an entranceway to Rotorua and is lined with motel 

developments similar to that on the subject site, while Seddon Street and Malfroy Road are commercial 

in nature at their eastern end (near the subject site), but have more of a residential character, 

particularly travelling west, away from the subject site. Across the road to the east is Arawa Park 

Racecourse, a large, flat, open grassed area.  

Character and amenity effects relate to both the amenity effects internal to the site for future occupants 

as well external amenity effects on neighbouring properties. These potential effects are discussed in 

more detail below.  

5.2.1 Internal amenity effects 

Tenants of transitional housing generally have similar needs to motel guests and as such the conversion 

of the site from a motel activity to a transitional housing activity is a relatively straightforward exercise. 

The key difference between motel guests and transitional housing tenants is that transitional housing 

tenants will be on site approximately 12 weeks, whereas a motel guest would rarely stay that long.  

As outlined in ‘3. Proposal’ above, the intention is to use the larger units on the western half of the site 

for families with children and the eastern half of the site for couples or singles.  

The majority of the internal shared open space areas are located within the western half of the site 

where they can be used by families. There are two main lawn areas that provide large open space areas 

for families to enjoy as well as the lawn separating western block (Units 5 – 7) from the western 

boundary of the subject site. In addition to this, tenants of the existing five-bedroom house can enjoy a 

large fenced section that is essentially separate from the rest of the transitional housing facility and 

operates more like a standalone dwelling.  

For tenants located in the eastern half of the site, these residents are likely to be either singles or 

couples, given the units in this location are all either studios or one-bedroom dwellings. No dedicated 

outdoor open space is provided for tenants of these units; however, the site is tidily landscaped and the 

lawn area near the main reception area provides some visual relief from the hard surfaces within the 

site. There is also the opportunity for these tenants to use the outdoor seating area currently enjoyed 

by restaurant patrons. While dedicated open space is not specifically available to tenants in the eastern 

portion of the site, this limitation is unlikely to cause adverse effects to the amenity of the user as the 

transitional housing programme is a short-term programme primarily focused on transitioning 

occupants into their own permanent housing. Furthermore, this area provides a pleasant and open 

outlook to the east of the subject site, out toward the tree-lined Fenton Street and Arawa Park 

Racecourse, which includes vast open space, trees and fields.  
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The proposal involves the removal of the swimming pool, spa and the closing of the mineral pools. The 

removal of these existing motel chattels is important from a site management and health and safety 

perspective. The outdoor pool will be filled, and it is likely this space will be informally repurposed by 

tenants as a general shared open space. 

The proposal is to adapt the existing motel to meet the slightly different needs of transitional housing 

tenants (when compared to motel guests) by providing on-site support and services (as outlined in the 

Site Management Plan in Appendix 3).  Importantly, the provision of these services does not require 

physical changes to the existing site or built structures. In addition to this, effective site management 

will ensure amenity for tenants is maximised during their stay.  

The proposal includes the installation of pool fencing separating the eastern single bedroom / studio 

units from the larger family units. The purpose of this fencing is to allow for good site management and 

foster positive environments for on-site residents. The proposed fencing will help create spatial 

delineation between the space to accommodate families from the space to accommodate 

single/couples.  Gates will provide controlled access through the fencing. It is noted that this fencing 

could be constructed as a permitted activity.  

The existing configuration of the site in terms of access to open space is not proposed to change under 

the subject application. As noted above in relation to the permitted baseline, a motel can operate on 

the Commercial 4 Zoned land as permitted activity. Furthermore, the existing motel could continue to 

operate across the entire site.  

Effects in relation to internal amenity are less than minor.  

5.2.2 External amenity effects 

Gateway International Motel (property to the north-east of the subject site) 

The property to the north-east of the subject site, at 263 Fenton Street, is the Gateway International 

Motel. This adjoining motel has its main entrance on Malfroy Road, directed away from the subject site. 

All the outdoor areas and balconies for 263 Fenton Street are also oriented to the north, away from the 

subject site. The main adjoining motel building is three storied and provides a strong boundary between 

the subject site and the adjoining motel.  

Potential amenity effects on the adjoining property to the north, including such things such as privacy 

and noise, are considered to be comparable to a permitted activity, and no different to potential effects 

from the existing motel operation on the subject site.  

Effects of the proposal on 263 Fenton Street are less than minor.  

Properties to the west of the subject site (including the existing flats at 14 Malfroy Street and 7 Seddon 

Street) 

Properties to the west of the subject site are residential in character and are generally single storied. No 

changes are proposed to the existing buildings along the western boundary of the site, with the 

exception of the demolition of the existing spa. Internal areas within the units along the common 

boundary with these properties are primarily related to service areas. There are no elevated living areas 

looking out and over these adjacent residential sites. 



 

  Page 20 

Transitional housing residents will generally spend their time inside their respective units, utilising the 
communal outdoor areas, or working with support staff within internal spaces. As with any residential 
activity, general noise may be associated with this activity, however this will be dispersed throughout 
the site and will be domestic in nature. Overall, it is expected that any noise that is generated from the 
proposed use of the site will not exceed the permitted noise levels for this environment, nor is it 
expected to be any greater than the noise generated from the current use of the motel. 

To provide additional assurance around the management of potential noise nuisance etc associated with 

the proposed activity, the implementation of the Site Management Plan attached as Appendix 3 will 

effectively ensure noise and outdoor activities within the site are adequately managed. The 

implementation of a site management plan will result in a more restrictive and supervised environment 

(insofar as managing potential noise and nuisance effects) than would otherwise exist if the subject site 

were continuing to operate as a motel. In addition, it is noted that the existing restaurant on the subject 

site is currently open to the public, rather than to motel guests only. Repurposing this space for the 

benefit of on-site residents only will reduce the comings and goings of general restaurant patrons and 

associated noise. In addition, there will be defined and limited hours for utilising shared spaces within 

the site during the evening, including any outdoor areas and training spaces. Implementation of the 

proposed draft site management plan will adequately mitigate effects in this regard.  

There are 10 units currently located on Residential 2 zoned land and these are the units that are closest 

to the residential properties to the west of the subject site. The density provisions of the District Plan 

provide for 9 units to be located on the Residential 2 zoned area of the subject site (3,156m2).  The level 

of intensity in the subject application is very similar to that which is provided for in the District Plan. It is 

also noted that the conversion of the existing motel (‘tourist accommodation’) to household units is a 

Controlled Activity in the District Plan.  

Overall, effects on adjoining neighbours to the west will be the same or similar to a permitted activity, 

and the same or similar to the existing motel operation, which forms the existing environment.  

Effects on properties to the west are less than minor.  

All other surrounding properties  

No other properties directly adjoin the subject site. All other surrounding properties are sufficiently 

separated from the proposed transitional housing accommodation, which in reality requires very little 

modification to the existing subject site.  The effects of the proposal are entirely comparable to the 

continued operation of the existing motel, or the permitted baseline scenario discussed in Section 5.1 

of this application above.  

Effects on all other surrounding properties are less than minor.  

5.3 Design, scale, appearance and layout  

The design, scale, appearance and layout of the existing buildings within the subject site will not change. 

The proposal includes the installation of pool fencing to the Fenton Street frontage and between the 

eastern and western half of the site. The scale of the existing buildings will not change and only the 

internal layout of existing Units 31-34 will change to reduce the number of units through the demolition 

of an internal wall. This proposed change is shown in the site plan at Appendix 2 and will improve the 

overall site layout and living environment for occupants.  
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Effects in relation to design, scale, appearance and layout are considered to be less than minor.  

5.4 Streetscape / neighbourhood character / visual effects 

The proposal is to retain the existing buildings and landscaped areas on the site and as such effects from 

a streetscape / neighbourhood character and visual point of view are similar to the continued operation 

of the existing motel. The only noticeable change from a streetscape point of view will be the installation 

of pool-style fencing along the Fenton Street frontage and the removal of all existing signage associated 

with the Boulevard Motel.  

The purpose of the proposed fencing is for safety and security and to help with site management, rather 

than to screen the subject site from the street. The proposed fencing can be installed without the need 

for resource consent.  

No other changes are proposed that will impact the surrounding streetscape.  

The nature of transitional housing of the scale on the subject site is that it will present in a very similar 

way to the operation of the site as a motel. Fenton Street is a known gateway to Rotorua and tourist 

accommodation lines the street. Very few physical changes to the subject site are proposed and the 

proposal will not detract from the streetscape or neighbourhood character of the area.  

Effects in relation to streetscape, neighbourhood character and visual effects are less than minor.  

5.5 Access and parking effects 

The subject site is well catered for from a vehicle access and parking point of view. There are four existing 

vehicle entrances to the site, with two on Fenton Street, one on Malfroy Road and one Seddon Street. 

There is a minimum of 38 carparks within the site, with additional unmarked parking areas adjacent to 

the Fenton Street frontage, near the existing main reception.   

The layout of existing vehicle access and parking is such that all vehicles can turn on-site and exit the 

site in a forward-facing direction.  

The proposal includes the allocation of one carpark per household unit, which aligns with the existing 

parking requirements for motels and household units.  There are an additional seven carparks for staff 

and support workers. Similar to how a motel would operate, no specific visitor parking is provided but 

visitors are able to park in the carpark allocated to the household unit they are visiting if this is unutilised 

by the unit occupier(s).  

It is noted that the National Policy Statement on Urban Development (discussed in more detail below in 

section 8.4) requires all Council’s to remove minimum carparking requirements from their District Plans 

by 18 February 2022.  

It is noted that the proposal does not include dedicated accessible carparking spaces, however, there is 

ample parking throughout the site, including a large area around the reception building where there is 

additional space for parking.  Furthermore, the layout of the site is such that all carparking is easily 

accessible and parking can be allocated so that it is adjacent to the unit that it serves.   
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A key strength of the on-site Housing Service Provider is that they are able to adapt and change to the 

needs of the transitional housing tenant. As such, where a tenant has a particular parking or access need, 

this can be managed on case-by-case basis, including the allocation of a carpark with good accessibility.  

The proposal is not expected to generate strong demand for on-street carparking, and any potential 

parking and vehicle access effects are comparable to a permitted activity occurring within the site.  

The removal of the existing swimming pool provides an opportunity to provide additional car parking if 

required. Any new carparks will be designed to meet the District Plan requirements.  

Access and parking effects are less than minor.  

5.6 Intensity of Use Effects 

The existing levels of accommodation (i.e. number of units and associated beds etc) will be utilised at a 

similar, but reduced, occupancy rates as the current motel. No changes are proposed to the onsite 

servicing arrangement and there is no subdivision of land or units proposed as part of this proposal. 

Overall, there will be no change in the intensity of use, such as 3 waters infrastructure, traffic, parking 

and noise; therefore any potential adverse effects arising from this proposal will be negligible. 

5.7 Earthworks effects 

The proposal involves small scale earthworks to fill the existing swimming pool. Having an operational 

pool within the site presents a health and safety risk to tenants and as such it is important that it is 

removed prior to the transitional housing activity operating from the site. The existing swimming pool 

is relatively small in scale, being approximately 28m2 in area, and as such the proposed is not anticipated 

to result in any dust, erosion or other adverse effects associated with filling in the swimming pool.  

Any earthworks effects will be temporary in nature, and less than minor.  

5.8 Positive effects 

The purpose of this application is to provide those local community members, who have an urgent need 

for housing, access to transitional residential accommodation. The existing motel and its facilities, such 

as laundries and the existing office area, are well suited to accommodate transitional housing.   

This proposal does not intend to alter the existing buildings on the site, rather re-purpose the existing 

units to provide a similar type of accommodation for the people who need it most.  The proposed use 

of the existing motel facilities for transitional housing will be an efficient use of an existing development 

and will largely be consistent with the existing use of the site, retaining the existing qualities of the 

surrounding environment.  

The site is well located to wider amenities such as public open space, public transport, and 

neighbourhood service amenities. 

The proposed onsite social wrap-around services will assist with the daily functioning of the site and will 

help provide a pathway for tenants to obtain more permanent occupancy elsewhere. 
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Policy 4.3.1.6 Require noise mitigation measures for household units that adjoin strategic 

roads to avoid reverse sensitivity effects. 

Policy 4.3.1.7 Encourage implementation of principles of sustainable building practice 

through provision of advice and information. 

Comment: The proposal does not involve the construction of any buildings or structures 

(except pool-style fencing). As discussed in the effects assessment above the 

units located in the Residential 2 Zone do not have any private open space, 

but they do have access to two main shared open spaces. The five-bedroom 

dwelling has exclusive access to its own outdoor space. These open areas 

have good northern aspect and hours for access to open space will be 

outlined in the Site Management Plan.  

Strict site management rules will be in place to manage potential noise 

effects and to ensure high levels of amenity for both tenants and 

neighbouring properties.    

Existing carparking and manoeuvring areas provide ample on-site parking 

and good opportunity to safely turn within the site and exit the site in a 

forward-facing direction.  

Objective 4.3.2 The character and amenity values of the residential zones are maintained 

and enhanced. 

Policy 4.3.2.2 Maintain the following qualities and characteristics of the Residential 2 

zone:  

• Medium density residential areas  

• A mix of single storey and two-storey buildings  

• Smaller household units and apartment style living  

• Limited outdoor space  

• Built elements dominate the environment  

• Much of the space around buildings is taken up by hard surfacing for car 

parking and turning  

• Reliance on street trees to soften the built environment 

Comment:  The existing buildings and layout of the site aligns with Policy 4.3.2.2. 

Residential 2 character and amenity values associated with the subject site 

will be maintained.  

Objective 4.3.3 Non-residential activities in residential zones that are domestic in scale 

and character and do not have an adverse impact on the amenity values 

and character of the residential zones, or the vitality and viability of the 

City Centre or Commercial zones. 
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Policy 4.3.3.1 Manage the location and design of buildings for non-residential activities to 

ensure that the activity is in keeping with the appearance and character of 

the residential zone sought in Objective 4.3.2 and Policies 4.3.2.1 to 5. 

Policy 4.3.3.2 Prevent the establishment of non-residential activities where they would be 

more appropriately located in a commercial, industrial or city centre zone 

and would have an adverse effect on the vitality and viability of those zones 

Policy 4.3.3.3 Avoid adverse effects of noise, vibration, light, smoke, fumes, odours, or 

other sources of disturbance that are detrimental to the amenity of the 

residential zones. 

Policy 4.3.3.4 Ensure the location of community activities avoids, remedies, or mitigates 

adverse effects on the quality of residential amenity in the residential zones. 

Policy 4.3.3.5 Avoid, remedy or mitigate the potential adverse effects of non-residential 

activities, including community activities, through the provision of: 

• Sufficient on-site parking, loading and turning 

• Landscaping to maintain and enhance the quality of residential amenity, 

primarily the streetscape  

• Noise mitigation measures. 

Comment:  The District Plan does not provide for transitional housing, but it gets very 

close by providing for ‘community housing’. However, due to the potential 

number of people living on the site, the proposal does not fit within the 8-

person limit provided for in the definition of ‘community housing’.  

There is no definition of residential activity (or non-residential activity) in the 

District Plan, however, the National Planning Standards define a residential 

activity as “the use of land and buildings for people’s living 

accommodation”. In our view, the proposal falls somewhere between a 

residential activity, with support services attached and a community activity. 

As such it is entirely appropriate for transitional housing to be located in the 

Residential 2 Zone of the District Plan.  

Housing Service Providers are contractually obliged to manage the site 

effectively and tenants are obliged to follow the site rules, and as such the 

likelihood of noise issues associated with the operation of the subject site as 

transitional housing facility are unlikely and will quickly be dealt with. The 

draft Site Management Plan in Appendix 3 is expected to be largely adopted 

by a Housing Service Provider. A condition requiring a final site management 

plan to be certified by the Council prior to tenants living within the 

transitional housing facility forms part of this application.  
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In terms of parking and landscaping, little change to the existing situation is 

proposed. Parking will remain as currently exists on the site, which provides 

for a minimum of one carpark per unit and 6 staff carparks.  

Maintenance of the property, including landscaping, will fall within the 

responsibilities of the Housing Service Provider.  

The design, layout and appearance of residential sites 

Objective 4.3.6 Residential site design and development in a sustainable manner that 

promotes and maintains the character of the zone, residential amenity 

and community safety. 

Policy 4.3.6.1 Encourage and promote buildings on residential sites that:  

• Have sufficient space to provide private, useable outdoor open areas for 

garden and amenity space.  

• Do not intrude into side, rear, or front yards. 

• Maximise access to sunlight and daylight to north facing living rooms.  

• Provide car parking and turning areas that are separate from outdoor 

garden and amenity space and do not dominate in the streetscape. 

Policy 4.3.6.2 Encourage site and building design that provides:  

• Passive surveillance of public space  

• Front yards that are free of buildings and not screened by high fencing 

Policy 4.3.6.3 Control signage to ensure that it does not adversely affect traffic safety, 

residential amenity, or matters of significant cultural, historical, or 

landscape value as listed in Appendices 1 and 2, Cultural Historic Heritage 

Inventory and Natural Heritage Inventory respectively.  

Policy 4.3.6.4 Provide for residential development to occur in a manner that: 

• Does not detract from the surrounding residential amenity  

• Provides for a range of residential opportunities  

• Provides for access by a range of modes of transport  

• Provides recreation and amenity areas 

Comment: The site layout is largely dictated by the existing buildings on the site. 

Residential amenity has been discussed in detail above in the (section 5. 

Assessment of environmental effects).  

 The existing buildings on the site are generally consistent with Objective 

4.3.6 and the corresponding policies. Importantly, the existing motel signage 





 

  Page 28 

safe entry and exit to the site. As discussed in the assessment of 

environmental effects (above) the proposal will not detract from the 

character of the area.  

An accredited Housing Service Provider will provide effective management 

of the site, ensuring the safety of those within the site and the wider 

community.  

The proposal is consistent with the Objective 6.3.2 and Policy 6.3.2.1.  

Objective 6.3.3 Commercial buildings and activities designed and operated in a manner 

that avoids adverse effects on the amenity of residential zones. 

Policy 6.3.3.1 Manage the effects and design of activities to ensure that the amenity of 

adjoining residential properties is not adversely affected. 

Comment:  The layout of the site is such that there is a much greater intensity of 

buildings on the Commercial Zoned land than there is on the Residential 

Zoned land. The existing layout of the site is designed to ensure the amenity 

of nearby residents is maintained.  

In addition, the on-site management and operation of the site by a Housing 

Service Provider ensures the use of the site for transitional housing will not 

adversely affect the amenity of adjoining residents.  

Furthermore, ‘community housing’, the activity in the plan the proposal 

most closely aligns to, is permitted for in both the Commercial 4 and 

Residential 2 Zones of the District Plan.  

The proposal is consistent with Objective 6.3.3 and Policy 6.3.3.1 above.  

Commercial activities located within non-commercial zones  

Objective 6.3.4 Efficient use and development of commercial centres by the 

establishment of activities consistent with the intended purpose of each 

zone. 

Policy 6.3.4.1 Restrict the location of retail and commercial activities in other zones of the 

district to maintain and enhance the vibrancy and amenity of the 

commercial zones. 

Policy 6.3.4.2 Provide diverse commercial centres that offer services and convenient retail 

activities that complement rather than compete with the city centre. 

Comment:  The proposal is consistent with the purpose of the Commercial 4 Zone, 

‘community housing’ which the proposal most closely aligns to is permitted 

in the Zone, as is ‘tourist accommodation’. Furthermore, the conversion of 

‘tourist accommodation’ to a permanent residence within an existing 

building is a Controlled Activity.  
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Policy 11.3.1.1 Control the potential adverse effects of noise on noise sensitive activities 

including by setting appropriate standards that reflect the function of the 

zones and permitted activities within them. 

Policy 11.3.1.3 Control the potential adverse effects of noise generated in one zone and 

received in another zone. 

Policy 11.3.1.4 Minimise, where practicable, noise at its source or on the site from which it 

is generated to mitigate adverse effects on adjacent sites. 

Policy 11.3.1.5 Exempt from the maximum permitted noise level requirements those 

activities which are an integral part of accepted management practices of 

activities associated with production land in rural areas (well drilling, audible 

bird scaring devices, frost fans) as well as other activities (in any zone) 

clearly of a temporary nature (e.g., Construction works, emergency back-up 

generators).  

Comment:  The proposed use of the site for transitional housing is entirely consistent 

with the character and amenity expected for the Commercial 4 and 

Residential 2 zones. The design of the site is such that there is an anticipated 

residential density on the residentially zoned land and an anticipated ‘tourist 

accommodation’ density on the commercially zoned land. This also provides 

a buffer between the higher density units at the western and of the site and 

the adjoining residential properties to the east.  

A draft Site Management Plan is attached at Appendix 3, which 

demonstrates many measures that will be imposed to ensure potential noise 

effects are avoided. This includes restricted visitor hours, hours for outside 

use of equipment and consequences for not conforming to the site rules.  

Reverse Sensitivity  

Objective A11.3.2 Existing and permitted activities in the central city, rural and industrial 

zones are protected from noise reverse sensitivity 

Policy 11.3.2.1 Encourage activities to locate in areas where the noise generated from 

existing activities, or noise anticipated by the zone rules, is compatible with 

the proposed activity.  

Policy 11.3.2.2 Avoid, remedy or mitigate adverse effects generated by central city, 

industrial, infrastructural and rural activities through appropriate zone 

buffering, landscaped buffers, building location and/or noise control 

boundaries to maintain the amenity of adjacent residential zones or marae 

and habitable buildings. 

Policy 11.3.2.3 Mitigate adverse effects generated by central city and infrastructural 

activities through the requirement that new noise sensitive activities that 
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locate within the Central City or close to major infrastructure are 

appropriately insulated. 

11.3.2.4 Limit the location of new residential activities sensitive to disturbance from 

lawfully established urban and rural industries, recreation and 

infrastructure activities and network utilities to avoid reverse sensitivity 

effects. 

Comment:  The proposal is not anticipated to result in any reverse sensitivity effects. The 

zoning of the site provides for very similar activities (tourist accommodation 

and community housing) and the proposed use of the site is compatible with 

surrounding uses. 

Overall, the proposed is consistent with the above objective and policies of the District Plan. 

6.2 Overall objectives and policies conclusion  

For those reasons outlined above, it is considered that the proposal is consistent with all relevant 

objectives and policies of the operative Rotorua District Plan. 

7.  Not i f i c at ion assessment   

7.1 Public notification – section 95A  

The matters to be considered by the consent authority when deciding whether or not to publicly notify 

an application are set out in Section 95A of the RMA. In October 2017, Section 95A was amended to 

have a four-step process to determine whether to publicly notify an application. 

Step 1 – Mandatory Public Notification in certain circumstances (sections 95A (2) and (3): 

Mandatory public notification is not required as the applicant does not request public notification 

[s95A(3)(a)], and the application has not been made jointly with an application to exchange recreation 

reserve land under section 15AA of the Reserves Act [s95A(3)(c)]. 

Step 2 – Preclusion to Public Notification: 

Public notification is not precluded because the activity is not subject to any rule in the District Plan that 

precludes public notification [s95A(5)(a)] and the activity is not for a controlled activity [s95A(5)(b)(i)] or 

a boundary activity [s95A(5)(b)(iii)].  

Step 3 - Public Notification – Rule/Adverse Effects: 

Public notification is not required as the application does not include an activity that is subject to any 

rule in the District Plan or NES that requires public notification, and in accordance with section 95D 

adverse effects on the environment will not be more than minor [s95A(8)(a) and (b)].  

Step 4 – Special circumstances: 
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There are no special circumstances that warrant public notification under section 95A(9) because none 

of the circumstances of the application are exceptional or unusual. 

Accordingly, it is considered that this application should be processed without public notification. 

7.2 Limited notification – section 95B 

Section 95B relates to limited notification of consent applications and (in summary) directs that, where 

notification of an application for resource consent is not required under Section 95A, the consent 

authority must give limited notification of the application to any affected person. Section 95B is also a 

four-step process to determine whether to limited notify an application. 

Step 1 – Customary Rights and Marine Title Groups, and Statutory Acknowledgements: 

There are no protected customary rights groups or customary marine title groups that will be affected 

by the proposal, and the proposal is not on, adjacent to, or likely to affect land subject to a statutory 

acknowledgement [s95B(2)(a) and (b) and s95B(3)]. 

Step 2 - Preclusions to Limited Notification: 

There is no preclusion to limited notification as there is no rule in the District Plan that precludes limited 

notification of the application [s95B(6)(a)] and the application is not for neither a district land use 

consent with controlled activity status which precludes limited notification [s95B(6)(b)]. 

Step 3 – Limited Notification – Affected Persons: 

Limited notification is not required as the effects on any person will be less than minor [s95B(8)]. Refer 

to the assessment of effects and conclusions in section 5 of this report.  

Step 4 – Special circumstances: 

There are no special circumstances that exist relating to the application that warrant limited notification 

to any persons who have not been excluded as affected persons by the assessment above [s95B(10)]. 

There are no special circumstances that warrant limited notification under section 95B(10) because none 

of the circumstances of the application are exceptional or unusual. 

Accordingly, it is considered that this application should be processed without limited notification. 

7.3 Notification conclusion  

Section 95 of the Act sets out the requirements for the Council to consider when determining whether 

an application for resource consent should be notified.  

The assessment has found at Section 5 of this AEE that any effects on specific parties and the wider 

environment will be less than minor. Therefore, in accordance with the steps outlined above, 

notification of the proposal is not required. 
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8.  Statutory  assessment   

8.1 Section 104D Assessment – Gateway Test  

As the proposal is for a Non-Complying Activity the gateway test of section 104D must be fulfilled, 

namely that either the effects of the proposal are minor, or that the proposal is not contrary to the 

objectives and policies of the District Plan, before the application can be considered under to section 

104B of the Act. 

Under the Assessment of Adverse Effects section above the effects of the proposal have been 

determined to be less than minor. Taking into account the further matters relevant under section 104 

of the Act, I have determined that the overall adverse effects of the proposal will be less than minor.  

The objectives and policies of the District Plan that are relevant to the proposal have also been assessed 

above and I have determined that the proposal is not contrary to these objectives and policies. 

Accordingly, the proposal passes through both of the limbs of the ‘gateway test’. The Council is therefore 

able to determine the application by granting the consent. 

8.2 Section 104 of the RMA 

Section 104 

In considering an application for land use consent, the consent authority must have regard to Part 

2 (Purposes and Principles) of the RMA, and to the matters to be considered as set out in section 

104(1).  Section 104(1) states that, subject to the provisions of Part 2, a consent authority must 

have regard to: 

(a) any actual and potential effects on the environment of allowing the activity; and 

(b) any relevant provisions of – 

(i). a national environmental standard: 

(ii). other regulations: 

(iii). a national policy statement: 

(iv). a New Zealand coastal policy statement: 

(v). a regional policy statement or proposed regional policy statement: 

(vi). a plan or proposed plan; and 

(c) any other matter the consent authority considers relevant and reasonably necessary to 

determine the application. 

In respect of Section 104(1)(a), an assessment of any actual or potential effects is included in Section 5 

of this report. Ultimately, it is concluded that the resulting effects will be less than minor and acceptable. 

I have considered the higher order planning documents specified at section 104(1)(b)(i) – (vi) of the Act. 

In particular, it is my opinion that there are no National Environmental Standards that are directly 

relevant to the consideration of this proposal. Similarly, the New Zealand Coastal Policy Statement is not 

relevant. The proposal is consistent with the general strategic direction of the Wellington Regional Policy 

Statement.  
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The National Policy Statement on Urban Development 2020 (NPSUD) is relevant to this proposal.  The 

NPSUD is about ensuring urban development recognising the national significance of urban 

environments and the need to enable such environments to develop and change, and to provide 

sufficient development capacity to meet the needs of people and communities and future generations 

in urban environments. The NPSUD directs decision making under the Act to ensure that planning 

decisions enable development through providing sufficient development capacity for housing and 

business.  

Objective 1 of the NPSUD is of particular relevance to the subject application: 

Objective 1: New Zealand has well-functioning urban environments that enable all people and 

communities to provide for their social, economic, and cultural wellbeing, and for their health and 

safety, now and into the future.  

The subject application is to enable those with urgent housing needs to have safe and stable 

accommodation while a more permanent housing solution can be found. The transitional housing model 

supports families and individuals in urgent housing need with a short-term place to live, and support to 

find and maintain stable and permanent housing. In relation to access and parking, the NPSUD requires 

that District Plans do not set minimum car parking rates. While the proposal includes over 38 carparks, 

and easily meets the 1 carpark per household unit ratio in the District Plan carparking requirements will 

soon be removed from the Rotorua District Plan.  

The proposal has been assessed against the relevant policies of the NPSUD and is directly contributes to 

achieving the outcome sought by the NPSUD. There are no other National Policy Statements Relevant 

to the assessment of this proposal. 

In respect of Section 104(1)(b), the document that provides the relevant statutory context is the Rotorua 

District Plan.  As discussed at Section 6 above, the proposal is generally consistent with the relevant 

objective and policies of the District Plan. 

There are no other matters that the consent authority should consider in the determination of this 

application.  

8.3 Section 108 of the RMA  

Section 108 of the RMA provides for the Council to grant consent on any condition the Council considers 

appropriate. In accordance with Clause 6(1)(e) of Schedule 4 of the RMA, as part of proposed mitigation 

of the potential adverse effects of the proposal, this application includes the following suggested 

conditions relating to on-site management and removal of signage. The applicant is also willing to accept 

a review condition so as to provide additional assurance to the Council as to the effective operation of 

the site for transitional housing.  

On-site management  

1. A final Site Management Plan shall be submitted to the Manager Resource Consents and Monitoring 

for certification prior to the occupation of the units for transitional housing. The site management 

plan must include, but not be limited to:  

i. Details of on-site manager responsible for implementation of the Site Management Plan 

and responsible for the management of any complaints. 
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ii. Details of the on-site support services to be provided, including the number of staff, location 

for training and office work within the site and hours of operation.  

iii. Site management details including: 

a. Intensity of use (i.e. number of residents) 

b. Staffing and security 

c. Site maintenance 

d. Carparking allocation  

e. Meeting / training operation (including hours of use) 

f. Visitors (including visiting hours) 

g. Use of communal areas and facilities 

iv. Effective noise management measures to avoid, remedy, or mitigate potential noise 

nuisance.  

2. Onsite waste and recycling storage areas must be screened from view from the ground floor level 

of any adjoining properties and from the road.  

Removal of signage  

3. All existing signage relating to “The Boulevard Motel” must be removed from site within one month 

of the occupation of site by tenants for transitional housing.  

Review Condition  

4. Council may, within 36 months of this consent being given effect to, initiate a review of the 

conditions of the consent under section 128 of the RMA 1991 to:  

• Assess the adequacy of, and if necessary, changes to the conditions controlling activities 

on the site; and  

• Deal with any significant adverse effects on the environment that may arise from the 

exercise of the consent (limited to noise, the use of common/shared areas, and/or 

parking), and  

• Initiate a review of conditions that may allow for new conditions to be applied to the 

consent.  

8.4 Resource Management Act 1991 – Part 2 Assessment 

I have had regard to matters under Part 2 of the RMA when considering resource consent applications. 

The Rotorua District Plan is a valid planning document. It has complete coverage over the proposed 

activities and anticipated effects. In achieving the purpose of the Act (Section 5) all persons exercising 

functions under it, shall recognise and provide for matters of national importance including the 

protection of historic heritage (Section 6), have particular regard to any other relevant matters (Section 

7), and take into account the principles of the Treaty of Waitangi Section 8. Having weighed these 

matters, I consider that the proposal is consistent with the sustainable management purpose of the Act 

and Section 5 more generally. 

9.  Conc lusion  

This application is being made by Kāinga Ora for resource consent from Rotorua District Council for 

transitional housing at 265 Fenton Street, Rotorua.   
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Section 5 details an assessment of effects and Section 7 outlines the key planning considerations for this 

assessment. These assessments conclude that there are less than minor effects and no persons will be 

adversely affected. The proposal is also consistent with the objectives and policies of the District Plan.  

On this basis, it is considered that consent can be granted on a non-notified basis in accordance with 

Sections 104 and 104B. 

As part of the application (Appendix 5), the applicant has offered conditions of consent that can be taken 

into account when considering whether effects resulting from the proposal can be adequately avoided, 

remedied, or mitigated. We request the opportunity to review the draft conditions prior to the decision 

being issued. 

We would also request that this application be processed with expediency, where possible, as our client 

is eager to settle the purchase of the property as soon as possible. 
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Transitional Housing Information 

Transitional housing provides families and individuals in urgent need of housing 
with a short-term place to live, and support to find and maintain stable and 
permanent housing. 

Families and individuals can stay in transitional housing, while they are helped to find 
more permanent housing. 

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 the Ministry of Housing and Urban Development. 

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.  

 

Why is transitional housing important? 

”I’ll never forget the support from the staff in my difficult days. Those days of support 
have changed my life forever.” – former Monte Cecilia transitional housing client 

Generally, transitional housing can be brought on faster than public housing, and is a 
practical solution while the supply of long term public housing is increased over time. 

A key aspect/component/element of transitional housing is the support services that 
tenants receive.  Transitional housing provides them with the skills and knowledge 
needed to sustain a long-term tenancy. 

As we increase the supply of public housing, there will be less reliance on transitional 
housing.  However, there will always be a need to have some available transitional 
housing places for those who need extra support to find more permanent housing.  

Without transitional housing, there would be an increased reliance on Emergency 
Housing Special Needs Grants to house people. These have a greater cost to the 
Government, and crucial support services are not provided as part of the grants.   



 

 

 

 

 

 

What is the role of the transitional housing provider? 

Contracted providers who are responsible for 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. 

All transitional housing providers are accredited social service providers through the 
Ministry of Social Development. 

”We turn lives around.  We offer all our whānau personalised support and aroha, so they 
will know that they matter, that they’re worthy of love, that people respect them, and 
that it IS possible to move towards a future in which they CAN achieve their potential 
and contribute to society.  That’s what we do.” – Danielle Bergin, Manager of Island 

Child Charitable Trust 

 

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

 

”The reality of our [transitional housing] families is that they come with issues and 
challenges.  But it’s being able to work with them to be able to work it out themselves, 
to get them to a place where they feel strong enough to maintain long-term housing.” 

– Naomi Kaleta, Strive Community Trust 

Transitional Housing at a glance (as at 31 
December 2018): 

2,669 transitional housing places 

10,000 households that can be supported each year 

$585 million in funding from 2016 to 2022 

51 contracted providers nationwide 




