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Decision 

Resolved  

That the  Strategic Development and Property Subcommittee 

1. Receives the report Brook Valley Holiday Park Compliance and Future
Planning (R26878) and its attachments (A2896450; A2897351;
A2843298; A2896353; A2895897 and  A2897356); and

2. Agrees that work to achieve compliance with the Resource Consent
as granted for the Brook Valley Holiday Park be undertaken as a
priority; and

3. Requests that Officers provide options for a future operating model
for the Brook Valley Holiday Park, giving effect to the social and
unique characteristics of the Park; and

4. Requests that Officers continue to work with long-term occupants at
Brook Valley Holiday Park to meet compliance obligations; and

5. Requests that Officers continue to provide regular updates to the
Subcommittee as urgent compliance work at Brook Valley Holiday
Park is undertaken; and
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6. Requests that Officers apply for a variation to the resource consent
to remove the requirement for a sinking lid and if feasible to increase
the number of concurrently occupied RHP sites to 23.

7. Notes that the Subcommittee was not provided with sufficient detail
regarding the Brook Valley Holiday Park Resource Consent
application, which has resulted in an unplanned limit on numbers of
long-term occupants; and

8. Agrees that this Report (R26761) and Attachments (A2896450;
A2843298; A2896353; A2895897 and  A2897356) be made publicly
available once long-term occupants have been relocated; and

9. Agrees that the Attachment A2897351 remain confidential.
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Strategic Development and 
Property Subcommittee 

9 June 2022

REPORT R26878 

Brook Valley Holiday Park Compliance and Future 
Planning 

1. Purpose of Report

1.1 To provide options to the Subcommittee regarding urgent compliance,
long-term planning and viability for the Brook Valley Holiday Park
(BVHP).

1.2 To confirm that the Subcommittee agrees that work to achieve
compliance with the Resource Consent as granted for BVHP can be
undertaken as a priority.

1.3 To confirm the Subcommittee’s intention to investigate future options for
the operating model of BVHP.

2. Summary

2.1 This report is provided in the context of significant ongoing complexity
towards finding a path forward for BVHP, particularly related to urgent
compliance, long-term planning and viability, while balancing the needs
of long-term occupants, increasing reliance on ratepayer funding and a
recently issued Resource Consent.

2.2 This report does not provide substantive new information but seeks to
look at the existing issues in a new way and identify options for a way
forward.

2.3 This report acknowledges that despite the best intentions, Officers have
not previously provided sufficient clarity regarding the voluntary inclusion
of a sinking lid condition in the BVHP Resource Consent, which has
resulted in an unplanned limit on numbers of long-term occupants at the
camp in Resource Consent provision.

2.4 This report recommends that it may be prudent and pragmatic to
address the number of long-term occupants at the BVHP in future
viability and strategic planning, to ensure urgent compliance works can
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be undertaken as a priority and mitigate the risk of compliance 
enforcement. 

3. Recommendations

That the Strategic Development and Property Subcommittee 

1. Receives the report Brook Valley Holiday Park
Compliance and Future Planning (R26878) and its
attachments (A2896450; A2897351;  A2843298;
A2896353; A2895897 and  A2897356); and

2. Agrees that work to achieve compliance with the
Resource Consent as granted for the Brook Valley
Holiday Park be undertaken as a priority; and

3. Requests that Officers provide options for a future
operating model for the Brook Valley Holiday Park,
giving effect to the social and unique characteristics of
the Park; and

4. Requests that Officers continue to work with long-term
occupants at Brook Valley Holiday Park to meet
compliance obligations; and

5. Requests that Officers continue to provide regular
updates to the Subcommittee as urgent compliance
work at Brook Valley Holiday Park is undertaken; and

6. Notes that the Subcommittee was not provided with
sufficient detail regarding the Brook Valley Holiday Park
Resource Consent application, which has resulted in an
unplanned limit on numbers of long-term occupants;
and

7. Agrees that this Report (R26761) and Attachments
(A2896450; A2843298; A2896353; A2895897 and
A2897356) be made publicly available once long-term
occupants have been relocated; and

8. Agrees that the Attachment A2897351 remain
confidential.

Exclusion of the Public 

3.1 This report has been placed in the confidential part of the agenda in 
accordance with section 48(1)(a) and section 7 of the Local Government 
Official Information and Meetings Act 1987. The reason for withholding 
information in this report under this Act is to: 
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• Section 7(2)(a) To protect the privacy of natural persons, including
that of a deceased person

4. Background

4.1 In August 2019, a report to the Sports and Recreation Committee
(R10364; A2505899 available on SharePoint) raised non-compliance
issues relating to the BVHP and recommended a proposal to achieve
compliance, through the establishment of a relocatable home park in the
areas where long-term occupants currently live.

4.2 Following recommendations by the Committee, the following decisions
were resolved by Council on 19 September 2019 (CL/2019/004):

Resolved CL/2019/004 

That the Council 

1. Approves the proposal to establish a relocatable home park
area under the Camping-Grounds Regulations 1985 at the
Brook Valley Holiday Park; and

2. Directs officers to consult with persons likely to be affected as
set out in paragraphs 9.1 of the report (R10364) prior to any
final decision; and

3. Directs officers to report back on the costs associated with the
proposal in report (R10364) prior to any final decision; and

4. Notes that until significant progress with ensuring compliance
at the Park is made the number of permanent occupants will
not increase; and

5. Notes staff will be progressing with compliance at the Brook
Valley Holiday Park prior to any final adoption of the Brook
Recreation Reserve Management Plan and the comprehensive
development plan.

6. Agrees that Report (R10364), Attachment (A2229014) and the
decision be excluded from public release at this time.

Skinner/Fulton Carried 

4.3 In October 2019, Council Officers were formally instructed that the BVHP 
was in breach of its compliance obligations, due to issues related to non-
compliance under the following legislation: 

• Camping-Grounds Regulations 1985 (under the Health Act 1956)
(CGR 1985)
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• Building Act 2004 (BA 2004) and Building Regulations 1992 (BR
1992)

• Reserves Act 1977 (RA 1977)
• Nelson Resource Management Plan 2006 (under the Resource

Management Act 1991) (RMA 1991)

4.4 In brief, areas of non-compliance included: 

4.4.1 The presence of long-term occupants at the site (people staying 
longer than 50 consecutive days; CGR 1985).  

4.4.2 Inadequate provision of utilities for all camp users. 

4.5 There was also an identified need: 

4.5.1 To enact designation as a Relocatable Home Park, to allow long-
term occupants to stay at the site for longer than 50 consecutive 
days (CGR 1985, RA 1977, RMA 1991) 

4.5.2 To establish service hubs (dedicated connection points for 
drinking water and wastewater), for each individual long-term 
site, if a relocatable home park was established (CGR 1985).  

4.5.3 For any relocatable homes to be compliant: a responsibility that 
sits with the owner of the relocatable structure (BA 2004, BR 
1992). 

4.6 Subsequently, in the Long Term Plan 2021-31 (LTP), $510,000 capital 
expenditure was allocated to remedy these issues for up to fifteen sites, 
including for the provision of utilities, service hubs and mandatory 
landscaping, during 2021/22 to 2023/24.  

4.7 There was also an assumption in the LTP that the BVHP would be leased 
from 2023/24 (LTP, p.161). $84,000 additional operating expenditure 
was allocated to cover the year 2022/2023 to allow time for urgent 
compliance work to be completed prior to leasing (LTP, p.35). 

4.8 This budget remains allocated to achieve compliance for up to 15 sites; 
and preliminary work has been undertaken for these capital works 
(Attachment 1: A2896450). 

4.9 An engagement, support and communications programme has also been 
progressed for long-term occupants, some of whom have lived at BVHP 
for many years or are socially vulnerable (Attachment 1: A2896450; 
Attachment 2: A2897351). 

Designation as a Relocatable Home Park 

4.10 Concurrently, in February 2021, this Subcommittee made 
recommendations to Council to approve designation as a relocatable 
home park (under CGR 1985) and proceed with an application for 
Resource Consent, in particular to address the issue of the non-

 
1982984479-7114

Rele
as

ed
 fro

m C
on

fid
en

tia
l o

n 3
1 J

an
ua

ry 
20

24



complying activity of existing long-term occupancy at BVHP (having 
people staying longer than 50 days; CGR 1985).   

4.11 Following these recommendations by the Subcommittee, the following 
decisions were resolved by Council on 18 February 2021 (CL/2021/013): 

Resolved CL/2021/013 

That the Council 

1. Requests officers to progress discussions on
management, compliance and support for occupants of
the Brook Camp with Government agencies, iwi, and
other parties including the Tahuna Beach Camp and
social housing providers, and to report back to the next
meeting of the subcommittee; and

2. Approves designation of part of the Brook Valley Holiday
Park currently permanently occupied as a relocatable
home park under the Camping-Grounds Regulations
1985, as shown in Figure 2 (A2568730); and

3. Approves seeking consents under clause 11 of the
Camping-Grounds Regulations 1985 to the erection or
placement of up to fifteen relocatable homes on
relocatable home sites at the Brook Valley Holiday Park
as shown in Figure 2 (A2568730); and

4. Approves lodging an application for resource consent for
the non-complying activity of long-term occupation for
the whole area at the Brook Valley Holiday Park
currently permanently occupied, as shown in Figure 3
(A2568730); and

5. Notes that subject to any exemptions granted by
Council, any occupant of a relocatable home site will be
required to ensure that their home complies with the
Camping-Grounds Regulations 1985 and Building
Regulations 1992; and

6. Notes that any occupant who cannot comply with the
Camping-Grounds Regulations requirements for a
relocatable home and cannot obtain an exemption from
Council may need to remove their accommodation from
the camping ground; and

7. Consents to the use of the Brook Valley Holiday Park as
a camping ground with permanent and temporary
personal accommodation including for periods of more
than four weeks during the period commencing on 1
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November in any year and ending 31 March under 
section 44(1) and (2) of the Reserves Act 1977; and 

8. Approves continuation of the current support being
provided to occupants of the Brook Valley Holiday Park;
and

9. Agrees that Report R21432, attachments (A2505899
and A2568730) and the decision remain confidential at
this time.

Noonan/Skinner Carried 

4.12 Following these resolutions, officers engaged consultants and 
commenced the Resource Consent process (Attachment 1: A2896450). 

4.13 The Resource Consent was applied for on 19 March 2021 (consistent with 
CL/2021/013, resolutions 3 and 4), with further information provided on 
18 October 2021 and 22 December 2021, and was granted on 16 
February 2022 (Attachment 3: A2843298).  

4.14 The activity authorised in the Resource Consent sets out the approved 
provisions that allow for long-term residential accommodation within a 
relocatable home park at the BVHP (consistent with CL/2021/013, 
resolutions 2, 3, 4, 5 and 6).  

4.15 The Subcommittee also used its delegation under the RA 1977 to 
approve occupancy of longer than four weeks over the summer period, 
and the continued support for vulnerable occupants at BVHP 
(CL/2021/013, resolutions 7 and 8). 

4.16 Taken in whole, the Resource Consent meets the objective to achieve 
compliance for BVHP (CL/2021/013, resolutions 3 and 4), and provides a 
frame within which this can be achieved. 

4.17 A limit on numbers in the Resource Consent was consistent with 
Resolution 3 above (CL/2021/013, resolution 3), regarding, “seeking 
consents under clause 11 of the Camping-Grounds Regulations 1985 to 
the erection or placement of up to fifteen relocatable homes”; however, 
it is acknowledged that this may not have been the intent of this 
Subcommittee, due to the resulting Resource Consent requiring that the 
fifteen sites only be applied to the foreseeable usage of identifiable 
current occupants. 

4.18 This gave the effect that no new long-term occupants could join the 
current cohort. 

4.19 While technically it is possible to contest this restriction, doing so has the 
potential for several unwanted outcomes, including further delay to 
meeting compliance obligations, further uncertainty for current long-term 
occupants due to the delay, possible denial of the application to increase 

 
1982984479-7114

Rele
as

ed
 fro

m C
on

fid
en

tia
l o

n 3
1 J

an
ua

ry 
20

24



numbers, the high likelihood of a need for public notification; and 
importantly, contesting this restriction may not contribute in a 
substantial way to either long-term viability or future planning for the 
BVHP. 

4.20 It may also be relevant to consider a reputational risk of appearing to 
have a lack of continuity in organisational and contractor practice, intent 
or process; and the need for increased budget allocation (beyond current 
provision for fifteen sites). 

4.21 The remainder of this report seeks to further examine the impact of this 
restriction on future viability and scenario development for strategic 
planning for the BVHP and identify options for a way forward. 

4.22 It places a high priority on ensuring urgent compliance works can be 
undertaken as a priority to mitigate the risk of compliance enforcement 
(Attachment 4: A2896353). 

4.23 It also places priority on giving certainty to current occupants, by 
recognising that the cohort of current long-term occupants includes 
socially vulnerable people (CL/2021/013, resolution 1 and 8). 

4.24 This report therefore seeks confirmation from this Subcommittee, that 
Officers can proceed with urgent work to meet compliance as a priority, 
notwithstanding any intention by this Subcommittee to consider options 
for a future operating model for BVHP. 

5. Discussion

Current financial viability of Brook Valley Holiday Park

5.1 The BVHP has required significant ratepayer funded investment for some
years. Infrastructure is ageing, and over the past two and a half years,
the impacts of COVID-19 restrictions on travel and tourism have added
to these concerns.

5.2 While the BVHP has notable appeal due to its location, particularly over
the summer months, it competes with other high-value camping and
holiday park providers. Usage is highly seasonal, likely due to its site
being relatively cold, damp and enclosed, so limiting hours of direct
sunshine over the winter period. Increasing long-term residential
occupation may be regarded as one way to smooth this seasonal
fluctuation.

5.3 The overall trend in visitor nights indicates falling usage, and signals a
risk of increasing costs. For the three months, January to March 2022,
there were 714 guest nights.
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5.4 Over the same 89 days, long-term occupants (assuming full occupancy 
for those nights) totalled 1,335 nights. 

5.5 The table below includes average revenue for different types of sites at 
BVHP, over the four years since 2017/2018. This average has been used 
as it includes both two and a half pre-COVID-19 years and two full 
seasons reflecting the uncertainty of the current impacts due to the 
COVID-19 operating environment. It also captures a consistent period of 
casual usage since this activity was reinstated in 2016, after a two-year 
pause (R10364; A2505899 available on Sharepoint). The source of this 
data is attached (Attachment 5: A2895897). 

Type of site 

Average 
income, type 
of site p.a, 
2017/18 to 
2020/21 

Average 
income per 
site p.a, 
2017/18 to 
2020/21 

Number 
of sites 
2017 to 
2022 

Notes: 
Currently 112 campsites in total, including 15 
allocated to long-term occupants. 

Short term 
campsites (all 
types) 

$99,764 $1028 97 
8 fewer sites in future (was 97, av. $1028 p.a.).  
New total of 89 sites (av. $1028 p.a, $91,492), loss 
of $8,272. 

Long term 
occupant sites 
(all types) 

$70,005 $4667 15 
Currently 15 sites (av. $4667 p.a.).  
If increased by 8 sites to 23 sites (av. $4667 p.a, 
$107,341) gain $37,336. 

Cabins (all types) $17,554 $830 21 21 cabins in total (av. across all cabin types: $830 
p.a., $17,554).

5.6 This table shows that based on recent historical data, short term 
campsites have gained income of $1,028 per annum on average; long-
term occupant sites have gained $4,667 per annum on average; and the 
average income across all types of cabins has been $830 per annum. 

5.7 It remains uncertain how long the pandemic and emerging economic, 
climate and international impacts will continue to affect local and national 
travel and tourism, and what impacts this may have on BVHP future 
viability. 
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Impact of the Resource Consent on financial viability 

5.8 The approved Resource Consent provides for up to fifteen residents, 
located across any of 23 sites designated as forming a relocatable home 
park, with the remaining 89 camping sites allocated for short term 
occupation (eight within the relocatable area, 81 outside that area) for 
people staying up to 50 consecutive days (CGR 1985), within the 
approximately 104 sites of the BVHP as a whole. There are also 21 
cabins at BVHP, not included in the discussion below.  

5.9 It should be noted that site numbers are imprecise, as some sites may 
be impacted by restrictions identified in the Resource Consent.  

5.10 It is likely that a new survey and redrafting of sites could provide a more 
efficient or effective way of utilising the BVHP as a whole. This would also 
be an opportunity to review compliant use, due to changes in size of 
some sites (under CGR 1985, RA 1977), as well as to confirm location 
restrictions are correctly applied to different types of sites under the 
Resource Consent. 

5.11 Redesigning (or reconfirming) the overall layout of the BVHP may be a 
timely and worthwhile undertaking, with the potential for benefit to 
overall financial returns. For example, this could be undertaken prior to, 
or in conjunction with, consideration of different models of campground 
operation. The potential to consider different models of campground 
operation is discussed in further detail below. 

5.12 Looking ahead, it is already known that there will be a reduction in sites 
used for short term camping or allocated to long-term camping, due to a 
combination of the Resource Consent identifying a set-back zone from 
the Brook Stream, and an earthquake overlay fault zone identified across 
a significant area of the BVHP site. 

5.13 Sites that fall within the earthquake overlay cannot be used for long-
term occupants, due to the increased risk to individuals, both because of 
their time spent at the site (increasing personal likelihood of being on a 
fault hazard area at the time of any quake event), and the likelihood of 
long-term occupants residing in structures more substantial than 
lightweight tents or other short term holiday structures. These sites may 
still be used for short term occupancy, such as holiday camping. 

5.14 Meeting compliance for the set-back from the Brook Stream also reduces 
the future number of short-term campsites by eight to 89. This would 
impact revenue by a reduction of approximately $8,272 per annum 
(based on average returns of $1,028 per annum per site).  

5.15 Based on current and recent historical data these impacts are not of 
themselves substantially significant to financial viability within the 
current operating model of BVHP, as shown in the table below. The 
source of this data is attached (Attachment 5: A2895897). 
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5.16 Looking further ahead, there is also the unplanned limit on numbers of 
long-term occupants in the Resource Consent provision. This means that 
no new long-term occupants can join the current cohort, and indicates 
that revenue from this type of site would reduce over time.  

5.17 Fees from long-term occupants currently average $70,005 per annum in 
total, based on average returns, as above. 

5.18 It is not possible to reliably predict the impact of a reducing number of 
long-term occupants on financial viability. It may be possible to develop 
loosely indicative scenarios based on the current model of camp 
provision, such as an assumption that over the coming thirty years, the 
number would reduce to few or no long-term occupants. The pattern or 
timing of this attrition could not be reliably predicted. Using the averages 
in the table above, it can be predicted that income from this source 
would reduce over time. 

5.19 Such predictions assume the current operating model would continue, 
with a negative impact on financial viability. However, under a different 
model, a reducing number may be seen as a benefit or unproblematic; or 
could signal the beginning of a new expanded provision for long-term 
occupancy, for example. To consider a range of innovative options, that 
include provision of long-term occupancy may well require input from 
organisations or operators external to Council, who could view this type 
of occupancy within a wider operating or value proposition. This is 
discussed in further detail below. 

Is increasing the number of sites in the relocatable home 
park a good option? 

5.20 Some discussion at previous Subcommittee meetings has centred on the 
possibility of increasing the number of sites used for long-term 
occupation, in the area allocated under the Resource Consent as a 
relocatable home park. At face value, this could potentially increase the 
number of long-term occupants by eight: a total equal to the number of 

Account 
Full 

Year 
Actuals 
2017/18 

Full 
Year 

Actuals 
2018/19 

Full 
Year 

Actuals 
2019/20 

Full 
Year 

Actuals 
2020/21 

YTD 
Actuals 

AP 
2022-23 

Year1 
(2022/23) 

LTP 
2021-31 

Final 
Year3 

(2023/24) 

4062 Brook Camp 10,081 12,326 10,312 16,214 141,885 0 0 

Income (578,279) (616,571) (555,449) (795,075) (386,743) (881,697) (297,655) 

Rates Income (342,470) (356,066) (245,104) (599,792) (241,592) (657,510) (262,840) 

Other Income (235,809) (260,505) (310,345) (195,283) (145,151) (224,186) (34,815) 

Expenses 587,690 628,228 568,584 811,288 528,628 899,238 317,417 

Sources of Funds (11,142) (27,366) (5,943) (69,056) (78,987) (374,971) (74,927) 

Capital Expenditure 11,811 28,035 3,121 69,056 78,987 357,431 55,164 
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sites identified in the Resource Consent, within which the fifteen current 
long-term occupants can reside.  

5.21 As a result, this could also increase revenue gained from those sites by 
$37,336 per annum, assuming 100% occupancy. This figure is indicative, 
based on average occupancy and return since 2017/18, as shown in the 
table above.  

5.22 To achieve this return under the current operating model, there would 
need to be significant additional investment in the short term. 
Anticipated costs could include, for example, contesting the Resource 
Consent (contractor fees, seeking additional geotechnical information, 
legal fees, staff time, communications and public notification); and 
further unbudgeted investment in infrastructure to provide facilities and 
service hubs for the additional eight sites. 

5.23 Increasing the number of long-term occupants may also have less easily 
quantifiable but socially impactful costs. It is recognised that current 
occupants include socially vulnerable people. While there is a strong 
sense of community at the camp, there are also the complexities of any 
community, and perhaps to some degree more-so for some of the 
occupants. The ongoing work of Council’s engagement specialist is 
testament to this complexity.  

5.24 While speculative, the nature of such accommodation being less 
expensive than conventional housing, may indicate that occupants with 
similar (or even more complex) needs may choose to live at BVHP. With 
increased vulnerabilities, it could be an imperative for Council to also 
provide aspects of a ‘social hub’ environment to provide additional 
support, community resilience and a socially supportive environment for 
new and existing long-term occupants. While this carries unknown costs, 
to not do so may also carry cost, including reputational. For example, 
under a best-practice model, it may be appropriate to designate different 
areas of the campground to different occupant needs (families in one 
area, older people or singles in another), and that may not be possible 
within the relatively small area of BVHP.  

5.25 To increase numbers without increasing support could be viewed as 
solely a financial decision, rather than a consciously social approach. If 
an increase to eight sites were viewed in this way, or if any problems 
arose, it could reflect poorly on Council, despite the best of intentions. 

5.26 It may also be that new residents have the same or lower needs but 
bring higher expectations of facilities, and to meet that market could also 
require unanticipated investment. 

5.27 There is significant risk (and difficulty in predicting) that any positive 
impact on revenue, due to an increase of an additional eight sites under 
the current operating model, is likely to be substantial enough in the 
near term to offset expenses, nor to meet Councils Revenue and 
Financing Policy measures, were these to be applied to the BVHP as a 
standalone camping activity.  
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BVHP does or does not meet Council’s Revenue and 
Financing Policy? 

5.28 Council’s Revenue and Financing Policy (R&FP) is consulted on and 
approved concurrently with the LTP (LTP, pp. 262-294). 

5.29 The current R&FP classifies revenue targets based on the activity of 
campgrounds as a whole, across all three camps, as shown in the tables 
below (LTP, pp. 284-285). For campgrounds, this split is intended to 
indicate that this activity is a business for Council, and that while the 
whole community, tourism providers and the local economy benefits 
from campgrounds, the greater benefit can be attributed to specific 
individuals (compared, for example, to footpaths that are shared by all 
and provide a collective, non-identifiable benefit).  

5.30 As shown in the table above, the R&FP identifies an intended revenue 
split between Private sources (Fees and charges) at 90-100%, and Public 
sources (ratepayers through General rates) of 0-10%. 

5.31 Campgrounds collectively are near to meeting this funding target, across 
the three camps as an activity (Attachment 6: A2897356). However, for 
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the BVHP the split does not meet the funding target, as shown in the 
table below.  

5.32 Disregarding 2019/20, which shows an artificially high percentage of 
revenue from users (due to $83,000 in fees being paid by CDEM for 
urgent housing during the first COVID-19 lockdown), the usual 
contribution percentage from users ranges from 25% to 42%, with rates 
revenue making up the balance. 

5.33 There is an opportunity under the R&FP to consider the benefits that an 
activity brings to the wider community. These may fall, for example 
under principles guided by a public good theory or a merit goods theory. 
It may be that when the R&FP is next reviewed and publicly consulted 
on, that there is an opportunity to redesignate how this public good or 
merit should apply to the BVHP, through a change to the expected 
balance of revenue sources in the policy. The next time the R&FP would 
be adopted is mid-2024. 

5.34 In the meantime, this Subcommittee could note its expectation or 
acceptance of the BVHP’s ability to meet these targets, as a standalone 
activity.  

Balancing values, responsibilities, and financial viability 

5.35 It is apparent that throughout discussion by this Subcommittee there is 
an evident genuine concern for the future of long-term occupants at 
BVHP, as reflected in Council resolutions (CL/2019/004, resolution 2; 
CL/2021/013, resolution 1 and 8). 

5.36 To this end, Officers have worked to ensure responsive and effective 
communication, support and engagement has been in place for long-
term occupants. This has included working alongside contractors and 
support agencies, including responding directly to occupants, to 
reassure, provide advice, and provide coordination with those agencies 
and funders. The intention has been to inform long-term occupants of 
progress towards establishment of the relocatable home park, convey 
any changes to their status, and provide options for achieving their 
compliance obligations (Attachment 5: A2895897). 

4062 Brook Camp 
Full 

Year 
Actuals 
2017/18 

Full 
Year 

Actuals 
2018/19 

Full 
Year 

Actuals 
2019/20 

Full 
Year 

Actuals 
2020/21 

YTD 
Actuals 

AP 
2022-23 

Year1 
(2022/23) 

LTP 
2021-31 

Final 
Year3 

(2023/24) 

Percentage User 41% 42% 56% 25% 38% 25% 12% 

Percentage Rates 59% 58% 44% 75% 62% 75% 88% 
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5.37 Current long-term occupants were also advised by letter in mid-2021 of 
steps to be taken to meet their compliance obligations, so that they 
could remain at the BVHP long-term.  

5.38 These resolutions and the effect given to them by Officers and 
contractors signal a value proposition and responsibilities that may not 
easily align with financial viability under the current operating model. 
They do, however, signal a commitment towards compliant provision for 
current long-term occupants. 

Should Council contest the Resource Consent? 

5.39 There has been significant discussion by this Subcommittee regarding 
whether Council should contest the Resource Consent. 

5.40 Options regarding this, including detailed means and methods to achieve 
this, were covered in a previous report to this Subcommittee that was 
returned to Officers (R26761). 

5.41 Sometimes, when a clear decision isn’t apparent it is because the 
question being asked doesn’t provide a pathway towards the answer 
being sought. This is more likely in a situation with significant 
complexity. This may apply to this situation, where there is a need to 
find a path forward for BVHP, particularly related to urgent compliance, 
long-term planning and viability, while balancing the needs of long-term 
occupants, increasing reliance on ratepayer funding and the recently 
issued Resource Consent. 

5.42 It therefore may not be relevant, or in the Council’s or the long-term 
occupants best interest, to focus on weighing the best options to contest 
the Resource Consent. This has greater significance if the longer-term 
purpose or objectives for BVHP could be compromised by being limited to 
only those options available through contesting the Resource Consent as 
it is currently stands or is applied. 

5.43 An alternate proposition could be found by looking at longer term 
opportunities or a new model of campground delivery. This could be an 
effective strategy due the significant complexity surrounding BVHP at 
present. 

5.44 To work towards compliance now does not restrict Council’s opportunity 
to apply for a new forward-looking Resource Consent for the most 
suitable model for future delivery. Contesting the Resource Consent now 
could turn out in future to have been a compromise. 

5.45 It should also be noted that the current Resource Consent was 
retrospective in application, by applying to the occupancy of more than 
50 days for the fifteen current long-term occupants. It could be regarded 
as a measure of success that a compliant future for these fifteen 
occupants has now been secured. In effect, contesting this Resource 
Consent is to request a new and additional consideration in extension of 
the current model of long-term provision. 
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5.46 Additionally, as noted above, there are significant unbudgeted costs to 
extend the provisions under the approved Resource Consent. There is 
also a significant risk that, if not approved, contesting the Resource 
Consent may not result in any increase in long-term occupancy based on 
the current model of delivery. This indicates a risk that an application 
now could limit future opportunities. 

5.47 In terms of perception, demonstrating a willingness and promptness to 
comply now could aid a future favourable outcome in any future 
applications. 

Facing down non-compliance 

5.48 There has also been some discussion regarding options for continuing in 
a state of non-compliance or awaiting a formal legal challenge before 
undertaking the work specified in the Resource Consent, as approved. 

5.49 This presents a significant conflict for Council, as a unitary authority that 
must also act as its own regulator.  

5.50 This places Officers, including the Chief Executive, in an unusually 
difficult position, as any delay to compliance with the Resource Consent, 
requires that Officers who report to other committees must demand 
action, or account for their reluctance to do so. Those Officers equally 
have an obligation to be compliant with their duties as responsible 
officers undertaking enforcement of legislation and mandatory 
regulations. At the same time, Officers reporting to this Subcommittee 
are responsible for operations that do not meet basic compliance 
obligations. 

5.51 As well as the untenable position that this places upon Officers, to face 
non-compliance or to delay undertaking actions regarding compliance 
could have substantial costs, including tangible costs, such as legal fees 
(for both sides, as regulator and defender), and less tangible costs, such 
as community disapprobation or reputational risk, as well as call into 
question the equitable application of regulations or need for compliance 
by other organisations. 

5.52 While there is some possibility that the regulatory arm of Council may 
also view the risks above as too great to enforce compliance, there is a 
risk that being unable to find a collaborative solution could reflect poorly 
on an otherwise successful model of unitary governance. 

5.53 At the same time, current long-term occupants do have an entitlement to 
expect that facilities, service hubs and the sites for their relocatable 
homes will be compliant with legislation and safety regarding known 
hazards at the site. 

What might the future look like for BVHP? 

5.54 Much speculation about the future of BVHP has centred on the use and 
purpose of the BVHP within the known operating model. 
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5.55 The known operating model includes destination camping for up to 50 
days, alongside provision for fifteen long-term occupants, at a site that 
provides a gateway to one of the regions ‘jewel in the crown’ signature 
tourism, education and environmental offerings, the Brook Waimarama 
Sanctuary, and the tracks and experiences nearby.  

5.56 BVHP is also a site with ageing infrastructure and facilities that are no 
longer modern; but benefits from a high value proposition environment 
that gives a strong sense of its nature-focussed setting. Its location has 
cultural, heritage and recreation values, and it provides a relatively 
affordable option for visitors, tourists or travellers to stay, and for its 
long-term occupants to reside. 

5.57 A summation of these attributes was captured during one of two 
Campgrounds Vision briefings held in June and October 2021. At the 
October 2021 briefing, this was expressed through a statement about 
both the BVHP and Maitai Valley Motor Camp:  

5.57.1 Our Brook and Maitai Valley campgrounds (or reserves) serve as 
waharoa/gateways for sustainable camping and outdoor 
recreation that enhances wellbeing. 

5.58 These attributes recognise the high perceived value of BVHP within the 
region. However, BVHP is an expensive operation within Council’s 
portfolio of activities, which currently provides less-than-ideal value to 
ratepayers and users, especially when considering the significant annual 
investment required, through rates and loan funding.  

5.59 BVHP is clearly also a site in which there is an emotional investment for 
some, and a need for respect and dignity for long-term occupants, who 
have lived with considerable uncertainty regarding their homes over 
recent years. Under the current operating model and current Resource 
Consent conditions, at some point in the future the number of long-term 
occupants will reduce, and the mix of people who call BVHP home will 
begin to change. 

5.60 When a business proposition is no longer financially viable, or predicted 
to no longer be viable under its current operating model, a prudent 
approach would be to revisit that model and look for new opportunities 
based on the benefits of the proposition; and to not assume that current 
disadvantages are not seen to have value by others.  

5.61 With this in mind, one pragmatic way forward would be to investigate 
externally how the value proposition of BVHP can be understood or 
reimagined.  

5.62 The BVHP is an area with attributes that can meet a quadruple bottom 
line, by connecting qualities that are cultural, economic, environmental 
and social. How these could be perceived by an organisation or operator 
external to Council is unknown. This combination of attributes is 
sufficient to suggest that testing a market response to future operation 
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of BVHP would be worthwhile, and timely, given Council’s intention to 
lease the BVHP in future. 

5.63 It is therefore recommended that this Subcommittee place a priority on 
exploring the market potential for an external operator at this time, in 
preparation for leasing, and to do so with the assumption that there 
could be feedback that could inform future models for financial viability, 
including if needed, a future Resource Consent application. This could 
ensure that leasing takes place by 2023/24, using funds allocated to 
cover this purpose in 2022/23. 

5.64 At the same time, it is recommended that this Subcommittee move 
forward with meeting compliance obligations under the current Resource 
Consent, in preparation for a new model of campground delivery. This 
will ensure that urgent compliance works can be undertaken as a priority 
and mitigate the risk of compliance enforcement, as well as support 
Officers to meet their compliance obligations. 

5.65 This Subcommittee can provide vital guidance regarding the attributes 
that it would expect of any operator and has extensive knowledge 
regarding the characteristics of the site, qualities and values that a new 
model could seek to deliver. 

5.66 Speculatively, it is known that many organisations seek to deliver a 
social value proposition through their business model, and the current 
relocatable home park may well fit within this model. There are also 
several nearby experience providers that may have an interest in linking 
with BVHP, existing operators in other regions that may want to add a 
‘next stop’ for customers to their portfolio; or there may be a social 
housing provider that sees potential and alignment with Council 
objectives.  

5.67 The potential for these organisations or operators to come forth and 
indicate how a value proposition would work for them can only occur by 
seeking external expressions of interest. At the same time, this 
exploration would provide a sound method to test genuine financial 
viability, and innovative solutions to the complexities of BVHP provision 
and future. 

5.68 Analysis of these options is further detailed in the tables below. 

6. Options

Meeting compliance obligations

6.1 This Subcommittee can opt to comply with compliance obligations under
the current Resource Consent for the BVHP; choose to not comply and
respond to any compliance enforcement in the future; or opt to not
accept the Resource Consent provisions and seek a way to challenge
those. Meeting urgent compliance obligations still allows Council to seek
a Resource Consent for a new model of operating in the future.
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6.2 To meet compliance obligations for the Resource Consent includes 
reviewing sites and locations, updating the campground map to include 
the relocatable home park sites, working with long-term occupants to 
achieve their compliance, and completing required changes and 
construction of utilities and service hubs. 

Working towards a new operating model 

6.3 This Subcommittee can opt to ‘test the market’ and investigate external 
interest in a new operating model for BVHP; or it could choose to remain 
as operator for the foreseeable future. 

6.4 To investigate interest in a new operating model contributes to the 
assumption that BVHP will be leased by 2023/24, as indicated in the LTP. 

MEETING COMPLIANCE OBLIGATIONS 

Option 1: Undertake work to comply with the Resource 
Consent (recommended option) 

Advantages • Ensures that urgent compliance work occurs as
a priority, without delay.

• Meets the expectations and provisions of the
Resource Consent as granted.

• Utilises budget already allocated to this
purpose and does not require additional
ratepayer or loan funding.

• Ensures Council meets its compliance
obligations under legislation (CGR 1985, BA
2004, BR 1992, RA 1977, RMA 1991)

• Avoids placing Council Officers and colleagues
in the difficult position of either having to
enforce compliance or being unable to comply.

• Does not draw attention to any lack of
continuity in practice, intent or process.

• Gives certainty to long-term occupants.

• Does not limit the options available in future.

• Can be completed without the possibility of
public notification.

• Enables future planning to progress.

• Does not prevent a future application for
additional long-term occupancy.

• A timely response now may be viewed
positively in future applications.
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• May be combined with a new survey and
redrafting of sites, which could inform future
financial viability.

• Does not assume a reduced number of long- 
term occupants will have a negative impact on
financial viability for a future operating model
and recognises there may be a benefit.

• Is consistent with the support and advice given
to long-term occupants, who have been
advised by letter that this process is being
undertaken.

• Work can immediately commence to progress
compliance.

• Can engage with long-term occupants needing
to relocate, reducing uncertainty

• Provides opportunity to formalise new
occupation agreements in relocatable home
park.

• Would continue to provide current reliable
income to the camp while the operating model
is reviewed.

Risks and 
Disadvantages 

• The opportunity to test whether the Resource
Consent could be extended to an additional
eight people would be set aside for now.

• The unintended limit on numbers in the
relocatable home park would have to be
accepted and forgiven.

• There could be additional costs in future that
could be absorbed now.

• May not lead to long-term financial viability
unless a new model of operating is identified.

Option 2: Do not comply with the Resource Consent and 
respond to any compliance enforcement in the future 

Advantages • Provides a ‘wait and see’ approach.

• Tests whether the Regulator would take action.

• Allows time to look at longer term
opportunities or a new model of campground
delivery before other decisions are made.

Risks and 
Disadvantages 

• May not contribute in a substantial way to
either long-term viability or future planning for
the BVHP.

• Does not respond to or mitigate falling visitor
numbers.
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• Contesting the Resource Consent now could
turn out in future to have been a compromise.

• Occupants have been provided with support
and advice that this process is being
undertaken.

• Long term occupants have a right to a
compliant and safe environment.

• Places Officers, including the Chief Executive,
in an unusually difficult position.

• Could incur costs, such as legal fees (for
Council as both regulator and defender).

• Could incur community disapprobation or
reputational risk.

• Call into question the equitable application of
regulations or need for compliance by other
organisations.

• Places into question, the ability for a Unitary
Authority to carry out its obligations.

• Work to progress compliance with the
Resource Consent is delayed or halted while
waiting to see what happens.

• Risk that the timing of enforcement action
could be problematic, particularly during or
soon after an election year.

• Inconsistent with previous Council decisions

• Causes ongoing uncertainty for long-term
occupants about their future.

Option 3: Do not accept the Resource Consent provisions and 
identify a way to contest 

Advantages • Acts on the assumption that a reduced number
of long-term occupants will have a negative
impact on financial viability for any operating
model.

• Provides a way to address the unplanned limit
on numbers of long-term occupants.

• Could potentially increase the number of long-
term occupants by eight.

• Could provide low cost living for eight more
people.

• Could increase revenue by $37,336 per
annum, assuming 100% occupancy.
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• Could better align BVHP with the revenue
objectives for the Camps activity as a whole
under Council’s R&FP.

Risks and 
Disadvantages 

• Would cause further delay to meeting
compliance obligations.

• Could create further uncertainty for current
long-term occupants due to the delay.

• The application to increase numbers could be
denied.

• There is a high likelihood of a need for public
notification.

• Contesting this restriction may not contribute
in a substantial way to either long-term
viability or future planning for the BVHP.

• There may be a reputational risk of appearing
to have had a lack of continuity in
organisational and contractor practice, intent
or process.

• There would be unbudgeted costs (eg: legal
fees, geotechnical, communications, staff
time, public notification, utilities, service hubs
for additional sites).

• Costs would outweigh financial returns,
particularly in the short term.

• Capital expenditure would be loan funded.

• Reputational risk that decisions are financially
led not socially led if costs of providing a well-
considered social environment are not met.

• New occupants could have higher expectations
of facilities, which require unanticipated
investment.

• It may not be the best way forward, as dealing
with other complexities at the same time can
make a clear decision more difficult.

• Could limit the options available in future.

• Is a new and additional consideration to the
retrospective purpose of the approved
Resource Consent.

REVIEWING THE OPERATING MODEL 
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Option 1: Explore opportunities for a new operating model for 
BVHP, based in its value proposition and a quadruple bottom 
line (recommended option) 

Advantages • Could be combined with a new survey and
redrafting of sites.

• Would allow this Subcommittee to consider a
range of innovative options for future
operating models.

• A reducing number of long-term occupants
may be repositioned as a benefit or
unproblematic.

• Alternately, could signal the beginning of a
new expanded provision for long-term
occupancy.

• Encourages input from organisations or
operators external to Council.

• Could reposition long-term occupancy within a
wider operating or value proposition.

• Provides an opportunity to reconsider and
reposition the high value attributes of the
BVHP, its characteristics and location.

• A partnership could bring or add financial
viability to improving ageing infrastructure and
facilities that are no longer modern.

• Could confirm BVHP as a gateway area for
sustainable camping and outdoor recreation
that enhances wellbeing.

• Provides an opportunity to reconfirm (or
rebuild) the high perceived value of BVHP
within the region.

• Could lessen the burden of an expensive
operation within Council’s portfolio of
activities.

• Provides a way to move forward, towards
leasing BVHP by 2023/24.

• Allows for a business model that integrates
principles based in a quadruple bottom line.

• Acts now, while funds are allocated to cover
preparation time needed to lease BVHP in
2022/23.

• May provide a new and innovative solution to
a complex challenge.
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Risks and 
Disadvantages 

• May require future investment as part of a
partnership or lease agreement.

• May end up with few or no sound propositions
and need to revisit models of viable delivery
under Council operation.

• Potential interest in a future lease may be
limited or delayed.

Option 2: Do not explore opportunities for a new operating 
model for BVHP 

Advantages • Allows Council to continue to look at operating
models within its own resources.

• Allows Council to have continued oversight and
an operating model that it is familiar with.

Risks and 
Disadvantages 

• There could be unknown costs to a new
partnership for campground delivery.

• Potential interest in a future lease may be
limited or delayed.

7. Conclusion

7.1 These decisions present considerable complexity towards finding a path
forward for BVHP, particularly related to urgent compliance, long-term
planning and financial viability, while balancing the needs of long-term
occupants, increasing reliance on ratepayer funding and a recently issued
Resource Consent.

7.2 A need to move forward has been signalled for some time, and will
provide certainty for Council Officers, long-term occupants, their
supporters and community, as well as for this Subcommittee.

8. Next Steps

8.1 The Resource Consent as it stands allows Officers to progress the next
stages towards compliance.

8.2 Officers would continue to report on progress to this Subcommittee.

8.3 Officers and contractors would continue to provide communications,
engagement and support for long-term occupants throughout this
process.

8.4 Officers would work with suitably qualified colleagues or contractors to
progress the process for seeking external expressions of interest in a
new operating model.
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Important considerations for decision making 

Fit with Purpose of Local Government 

Proceeding with the recommendations in this report will enable compliance 
matters to be addressed and Council to meet legislative requirements. 

Consistency with Community Outcomes and Council Policy 

Making the Brook Valley Motor Camp compliant with legislative 
requirements is consistent with several community outcomes, including: 

• Our infrastructure is efficient, cost effective and meets current and
future needs; and

• Our communities are healthy, safe, inclusive and resilient.

Risk 

 Progressing with the recommendations represents a low risk as Council 
will meet compliance obligations. 

Financial impact 

Budget has been allocated in the Long Term Plan for capital expenditure 
and operational costs while working towards a lease by 2023/24. 

Degree of significance and level of engagement 

This matter is of low significance because the BVHP is not a strategic 
asset. Direct engagement will occur with the long-term occupants who will 
be impacted by compliance obligations. Any decisions regarding a future 
operating model would be conveyed in the context of that work. 

Climate Impact 

This decision will have no impact on the ability of Council to proactively 
respond to the impacts of climate change now or in the future. 

This decision is unlikely to result in significant greenhouse gas emissions. 

Future capital investment could consider greenhouse gas emission 
reductions, such as installation of solar power through the Property and 
Facilities’ Activity Management Plan and any lease agreement 
requirements for capital investment. 

Inclusion of Māori in the decision making process 

Iwi engagement via Te Ohu Taiao has taken place and a cultural impact 
assessment has been prepared as a requirement for the resource consent 
application.  
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Delegations 

The Strategic Development and Property Subcommittee has the following 
delegations to consider Campgrounds: 

Areas of Responsibility: 

• Campgrounds

Powers to Recommend (if applicable): 

• All other matters within the areas of responsibility or any other
matters referred to it by Council
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	Brook Valley Holiday Park Compliance and Future Planning
	1. Purpose of Report
	1.1 To provide options to the Subcommittee regarding urgent compliance, long-term planning and viability for the Brook Valley Holiday Park (BVHP).
	1.2 To confirm that the Subcommittee agrees that work to achieve compliance with the Resource Consent as granted for BVHP can be undertaken as a priority.
	1.3 To confirm the Subcommittee’s intention to investigate future options for the operating model of BVHP.

	2. Summary
	2.1 This report is provided in the context of significant ongoing complexity towards finding a path forward for BVHP, particularly related to urgent compliance, long-term planning and viability, while balancing the needs of long-term occupants, increa...
	2.2 This report does not provide substantive new information but seeks to look at the existing issues in a new way and identify options for a way forward.
	2.3 This report acknowledges that despite the best intentions, Officers have not previously provided sufficient clarity regarding the voluntary inclusion of a sinking lid condition in the BVHP Resource Consent, which has resulted in an unplanned limit...
	2.4 This report recommends that it may be prudent and pragmatic to address the number of long-term occupants at the BVHP in future viability and strategic planning, to ensure urgent compliance works can be undertaken as a priority and mitigate the ris...

	3. Recommendations
	Exclusion of the Public
	3.1 This report has been placed in the confidential part of the agenda in accordance with section 48(1)(a) and section 7 of the Local Government Official Information and Meetings Act 1987. The reason for withholding information in this report under th...

	4. Background
	4.1 In August 2019, a report to the Sports and Recreation Committee (R10364; A2505899 available on SharePoint) raised non-compliance issues relating to the BVHP and recommended a proposal to achieve compliance, through the establishment of a relocatab...
	4.2 Following recommendations by the Committee, the following decisions were resolved by Council on 19 September 2019 (CL/2019/004):
	4.3 In October 2019, Council Officers were formally instructed that the BVHP was in breach of its compliance obligations, due to issues related to non-compliance under the following legislation:
	4.4 In brief, areas of non-compliance included:
	4.5 There was also an identified need:
	4.6 Subsequently, in the Long Term Plan 2021-31 (LTP), $510,000 capital expenditure was allocated to remedy these issues for up to fifteen sites, including for the provision of utilities, service hubs and mandatory landscaping, during 2021/22 to 2023/...
	4.7 There was also an assumption in the LTP that the BVHP would be leased from 2023/24 (LTP, p.161). $84,000 additional operating expenditure was allocated to cover the year 2022/2023 to allow time for urgent compliance work to be completed prior to l...
	4.8 This budget remains allocated to achieve compliance for up to 15 sites; and preliminary work has been undertaken for these capital works (Attachment 1: A2896450).
	4.9 An engagement, support and communications programme has also been progressed for long-term occupants, some of whom have lived at BVHP for many years or are socially vulnerable (Attachment 1: A2896450; Attachment 2: A2897351).
	Designation as a Relocatable Home Park
	4.10 Concurrently, in February 2021, this Subcommittee made recommendations to Council to approve designation as a relocatable home park (under CGR 1985) and proceed with an application for Resource Consent, in particular to address the issue of the n...
	4.11 Following these recommendations by the Subcommittee, the following decisions were resolved by Council on 18 February 2021 (CL/2021/013):
	4.12 Following these resolutions, officers engaged consultants and commenced the Resource Consent process (Attachment 1: A2896450).
	4.13 The Resource Consent was applied for on 19 March 2021 (consistent with CL/2021/013, resolutions 3 and 4), with further information provided on 18 October 2021 and 22 December 2021, and was granted on 16 February 2022 (Attachment 3: A2843298).
	4.14 The activity authorised in the Resource Consent sets out the approved provisions that allow for long-term residential accommodation within a relocatable home park at the BVHP (consistent with CL/2021/013, resolutions 2, 3, 4, 5 and 6).
	4.15 The Subcommittee also used its delegation under the RA 1977 to approve occupancy of longer than four weeks over the summer period, and the continued support for vulnerable occupants at BVHP (CL/2021/013, resolutions 7 and 8).
	4.16 Taken in whole, the Resource Consent meets the objective to achieve compliance for BVHP (CL/2021/013, resolutions 3 and 4), and provides a frame within which this can be achieved.
	4.17 A limit on numbers in the Resource Consent was consistent with Resolution 3 above (CL/2021/013, resolution 3), regarding, “seeking consents under clause 11 of the Camping-Grounds Regulations 1985 to the erection or placement of up to fifteen relo...
	4.18 This gave the effect that no new long-term occupants could join the current cohort.
	4.19 While technically it is possible to contest this restriction, doing so has the potential for several unwanted outcomes, including further delay to meeting compliance obligations, further uncertainty for current long-term occupants due to the dela...
	4.20 It may also be relevant to consider a reputational risk of appearing to have a lack of continuity in organisational and contractor practice, intent or process; and the need for increased budget allocation (beyond current provision for fifteen sit...
	4.21 The remainder of this report seeks to further examine the impact of this restriction on future viability and scenario development for strategic planning for the BVHP and identify options for a way forward.
	4.22 It places a high priority on ensuring urgent compliance works can be undertaken as a priority to mitigate the risk of compliance enforcement (Attachment 4: A2896353).
	4.23 It also places priority on giving certainty to current occupants, by recognising that the cohort of current long-term occupants includes socially vulnerable people (CL/2021/013, resolution 1 and 8).
	4.24 This report therefore seeks confirmation from this Subcommittee, that Officers can proceed with urgent work to meet compliance as a priority, notwithstanding any intention by this Subcommittee to consider options for a future operating model for ...

	5. Discussion
	Current financial viability of Brook Valley Holiday Park
	5.1 The BVHP has required significant ratepayer funded investment for some years. Infrastructure is ageing, and over the past two and a half years, the impacts of COVID-19 restrictions on travel and tourism have added to these concerns.
	5.2 While the BVHP has notable appeal due to its location, particularly over the summer months, it competes with other high-value camping and holiday park providers. Usage is highly seasonal, likely due to its site being relatively cold, damp and encl...
	5.3 The overall trend in visitor nights indicates falling usage, and signals a risk of increasing costs. For the three months, January to March 2022, there were 714 guest nights.
	5.4 Over the same 89 days, long-term occupants (assuming full occupancy for those nights) totalled 1,335 nights.
	5.5 The table below includes average revenue for different types of sites at BVHP, over the four years since 2017/2018. This average has been used as it includes both two and a half pre-COVID-19 years and two full seasons reflecting the uncertainty of...
	5.6 This table shows that based on recent historical data, short term campsites have gained income of $1,028 per annum on average; long-term occupant sites have gained $4,667 per annum on average; and the average income across all types of cabins has ...
	5.7 It remains uncertain how long the pandemic and emerging economic, climate and international impacts will continue to affect local and national travel and tourism, and what impacts this may have on BVHP future viability.

	Impact of the Resource Consent on financial viability
	5.8 The approved Resource Consent provides for up to fifteen residents, located across any of 23 sites designated as forming a relocatable home park, with the remaining 89 camping sites allocated for short term occupation (eight within the relocatable...
	5.9 It should be noted that site numbers are imprecise, as some sites may be impacted by restrictions identified in the Resource Consent.
	5.10 It is likely that a new survey and redrafting of sites could provide a more efficient or effective way of utilising the BVHP as a whole. This would also be an opportunity to review compliant use, due to changes in size of some sites (under CGR 19...
	5.11 Redesigning (or reconfirming) the overall layout of the BVHP may be a timely and worthwhile undertaking, with the potential for benefit to overall financial returns. For example, this could be undertaken prior to, or in conjunction with, consider...
	5.12 Looking ahead, it is already known that there will be a reduction in sites used for short term camping or allocated to long-term camping, due to a combination of the Resource Consent identifying a set-back zone from the Brook Stream, and an earth...
	5.13 Sites that fall within the earthquake overlay cannot be used for long-term occupants, due to the increased risk to individuals, both because of their time spent at the site (increasing personal likelihood of being on a fault hazard area at the ti...
	5.14 Meeting compliance for the set-back from the Brook Stream also reduces the future number of short-term campsites by eight to 89. This would impact revenue by a reduction of approximately $8,272 per annum (based on average returns of $1,028 per an...
	5.15 Based on current and recent historical data these impacts are not of themselves substantially significant to financial viability within the current operating model of BVHP, as shown in the table below. The source of this data is attached (Attachm...
	5.16 Looking further ahead, there is also the unplanned limit on numbers of long-term occupants in the Resource Consent provision. This means that no new long-term occupants can join the current cohort, and indicates that revenue from this type of sit...
	5.17 Fees from long-term occupants currently average $70,005 per annum in total, based on average returns, as above.
	5.18 It is not possible to reliably predict the impact of a reducing number of long-term occupants on financial viability. It may be possible to develop loosely indicative scenarios based on the current model of camp provision, such as an assumption t...
	5.19 Such predictions assume the current operating model would continue, with a negative impact on financial viability. However, under a different model, a reducing number may be seen as a benefit or unproblematic; or could signal the beginning of a n...

	Is increasing the number of sites in the relocatable home park a good option?
	5.20 Some discussion at previous Subcommittee meetings has centred on the possibility of increasing the number of sites used for long-term occupation, in the area allocated under the Resource Consent as a relocatable home park. At face value, this cou...
	5.21 As a result, this could also increase revenue gained from those sites by $37,336 per annum, assuming 100% occupancy. This figure is indicative, based on average occupancy and return since 2017/18, as shown in the table above.
	5.22 To achieve this return under the current operating model, there would need to be significant additional investment in the short term. Anticipated costs could include, for example, contesting the Resource Consent (contractor fees, seeking addition...
	5.23 Increasing the number of long-term occupants may also have less easily quantifiable but socially impactful costs. It is recognised that current occupants include socially vulnerable people. While there is a strong sense of community at the camp, ...
	5.24 While speculative, the nature of such accommodation being less expensive than conventional housing, may indicate that occupants with similar (or even more complex) needs may choose to live at BVHP. With increased vulnerabilities, it could be an i...
	5.25 To increase numbers without increasing support could be viewed as solely a financial decision, rather than a consciously social approach. If an increase to eight sites were viewed in this way, or if any problems arose, it could reflect poorly on ...
	5.26 It may also be that new residents have the same or lower needs but bring higher expectations of facilities, and to meet that market could also require unanticipated investment.
	5.27 There is significant risk (and difficulty in predicting) that any positive impact on revenue, due to an increase of an additional eight sites under the current operating model, is likely to be substantial enough in the near term to offset expense...

	BVHP does or does not meet Council’s Revenue and Financing Policy?
	5.28 Council’s Revenue and Financing Policy (R&FP) is consulted on and approved concurrently with the LTP (LTP, pp. 262-294).
	5.29 The current R&FP classifies revenue targets based on the activity of campgrounds as a whole, across all three camps, as shown in the tables below (LTP, pp. 284-285). For campgrounds, this split is intended to indicate that this activity is a busi...
	5.30 As shown in the table above, the R&FP identifies an intended revenue split between Private sources (Fees and charges) at 90-100%, and Public sources (ratepayers through General rates) of 0-10%.
	5.31 Campgrounds collectively are near to meeting this funding target, across the three camps as an activity (Attachment 6: A2897356). However, for the BVHP the split does not meet the funding target, as shown in the table below.
	5.32 Disregarding 2019/20, which shows an artificially high percentage of revenue from users (due to $83,000 in fees being paid by CDEM for urgent housing during the first COVID-19 lockdown), the usual contribution percentage from users ranges from 25...
	5.33 There is an opportunity under the R&FP to consider the benefits that an activity brings to the wider community. These may fall, for example under principles guided by a public good theory or a merit goods theory. It may be that when the R&FP is n...
	5.34 In the meantime, this Subcommittee could note its expectation or acceptance of the BVHP’s ability to meet these targets, as a standalone activity.

	Balancing values, responsibilities, and financial viability
	5.35 It is apparent that throughout discussion by this Subcommittee there is an evident genuine concern for the future of long-term occupants at BVHP, as reflected in Council resolutions (CL/2019/004, resolution 2; CL/2021/013, resolution 1 and 8).
	5.36 To this end, Officers have worked to ensure responsive and effective communication, support and engagement has been in place for long-term occupants. This has included working alongside contractors and support agencies, including responding direc...
	5.37 Current long-term occupants were also advised by letter in mid-2021 of steps to be taken to meet their compliance obligations, so that they could remain at the BVHP long-term.
	5.38 These resolutions and the effect given to them by Officers and contractors signal a value proposition and responsibilities that may not easily align with financial viability under the current operating model. They do, however, signal a commitment...

	Should Council contest the Resource Consent?
	5.39 There has been significant discussion by this Subcommittee regarding whether Council should contest the Resource Consent.
	5.40 Options regarding this, including detailed means and methods to achieve this, were covered in a previous report to this Subcommittee that was returned to Officers (R26761).
	5.41 Sometimes, when a clear decision isn’t apparent it is because the question being asked doesn’t provide a pathway towards the answer being sought. This is more likely in a situation with significant complexity. This may apply to this situation, wh...
	5.42 It therefore may not be relevant, or in the Council’s or the long-term occupants best interest, to focus on weighing the best options to contest the Resource Consent. This has greater significance if the longer-term purpose or objectives for BVHP...
	5.43 An alternate proposition could be found by looking at longer term opportunities or a new model of campground delivery. This could be an effective strategy due the significant complexity surrounding BVHP at present.
	5.44 To work towards compliance now does not restrict Council’s opportunity to apply for a new forward-looking Resource Consent for the most suitable model for future delivery. Contesting the Resource Consent now could turn out in future to have been ...
	5.45 It should also be noted that the current Resource Consent was retrospective in application, by applying to the occupancy of more than 50 days for the fifteen current long-term occupants. It could be regarded as a measure of success that a complia...
	5.46 Additionally, as noted above, there are significant unbudgeted costs to extend the provisions under the approved Resource Consent. There is also a significant risk that, if not approved, contesting the Resource Consent may not result in any incre...
	5.47 In terms of perception, demonstrating a willingness and promptness to comply now could aid a future favourable outcome in any future applications.

	Facing down non-compliance
	5.48 There has also been some discussion regarding options for continuing in a state of non-compliance or awaiting a formal legal challenge before undertaking the work specified in the Resource Consent, as approved.
	5.49 This presents a significant conflict for Council, as a unitary authority that must also act as its own regulator.
	5.50 This places Officers, including the Chief Executive, in an unusually difficult position, as any delay to compliance with the Resource Consent, requires that Officers who report to other committees must demand action, or account for their reluctan...
	5.51 As well as the untenable position that this places upon Officers, to face non-compliance or to delay undertaking actions regarding compliance could have substantial costs, including tangible costs, such as legal fees (for both sides, as regulator...
	5.52 While there is some possibility that the regulatory arm of Council may also view the risks above as too great to enforce compliance, there is a risk that being unable to find a collaborative solution could reflect poorly on an otherwise successfu...
	5.53 At the same time, current long-term occupants do have an entitlement to expect that facilities, service hubs and the sites for their relocatable homes will be compliant with legislation and safety regarding known hazards at the site.

	What might the future look like for BVHP?
	5.54 Much speculation about the future of BVHP has centred on the use and purpose of the BVHP within the known operating model.
	5.55 The known operating model includes destination camping for up to 50 days, alongside provision for fifteen long-term occupants, at a site that provides a gateway to one of the regions ‘jewel in the crown’ signature tourism, education and environme...
	5.56 BVHP is also a site with ageing infrastructure and facilities that are no longer modern; but benefits from a high value proposition environment that gives a strong sense of its nature-focussed setting. Its location has cultural, heritage and recr...
	5.57 A summation of these attributes was captured during one of two Campgrounds Vision briefings held in June and October 2021. At the October 2021 briefing, this was expressed through a statement about both the BVHP and Maitai Valley Motor Camp:
	5.58 These attributes recognise the high perceived value of BVHP within the region. However, BVHP is an expensive operation within Council’s portfolio of activities, which currently provides less-than-ideal value to ratepayers and users, especially wh...
	5.59 BVHP is clearly also a site in which there is an emotional investment for some, and a need for respect and dignity for long-term occupants, who have lived with considerable uncertainty regarding their homes over recent years. Under the current op...
	5.60 When a business proposition is no longer financially viable, or predicted to no longer be viable under its current operating model, a prudent approach would be to revisit that model and look for new opportunities based on the benefits of the prop...
	5.61 With this in mind, one pragmatic way forward would be to investigate externally how the value proposition of BVHP can be understood or reimagined.
	5.62 The BVHP is an area with attributes that can meet a quadruple bottom line, by connecting qualities that are cultural, economic, environmental and social. How these could be perceived by an organisation or operator external to Council is unknown. ...
	5.63 It is therefore recommended that this Subcommittee place a priority on exploring the market potential for an external operator at this time, in preparation for leasing, and to do so with the assumption that there could be feedback that could info...
	5.64 At the same time, it is recommended that this Subcommittee move forward with meeting compliance obligations under the current Resource Consent, in preparation for a new model of campground delivery. This will ensure that urgent compliance works c...
	5.65 This Subcommittee can provide vital guidance regarding the attributes that it would expect of any operator and has extensive knowledge regarding the characteristics of the site, qualities and values that a new model could seek to deliver.
	5.66 Speculatively, it is known that many organisations seek to deliver a social value proposition through their business model, and the current relocatable home park may well fit within this model. There are also several nearby experience providers t...
	5.67 The potential for these organisations or operators to come forth and indicate how a value proposition would work for them can only occur by seeking external expressions of interest. At the same time, this exploration would provide a sound method ...
	5.68 Analysis of these options is further detailed in the tables below.

	6. Options
	Meeting compliance obligations
	6.1 This Subcommittee can opt to comply with compliance obligations under the current Resource Consent for the BVHP; choose to not comply and respond to any compliance enforcement in the future; or opt to not accept the Resource Consent provisions and...
	6.2 To meet compliance obligations for the Resource Consent includes reviewing sites and locations, updating the campground map to include the relocatable home park sites, working with long-term occupants to achieve their compliance, and completing re...
	Working towards a new operating model
	6.3 This Subcommittee can opt to ‘test the market’ and investigate external interest in a new operating model for BVHP; or it could choose to remain as operator for the foreseeable future.
	6.4 To investigate interest in a new operating model contributes to the assumption that BVHP will be leased by 2023/24, as indicated in the LTP.

	7. Conclusion
	7.1 These decisions present considerable complexity towards finding a path forward for BVHP, particularly related to urgent compliance, long-term planning and financial viability, while balancing the needs of long-term occupants, increasing reliance o...
	7.2 A need to move forward has been signalled for some time, and will provide certainty for Council Officers, long-term occupants, their supporters and community, as well as for this Subcommittee.

	8. Next Steps
	8.1 The Resource Consent as it stands allows Officers to progress the next stages towards compliance.
	8.2 Officers would continue to report on progress to this Subcommittee.
	8.3 Officers and contractors would continue to provide communications, engagement and support for long-term occupants throughout this process.
	8.4 Officers would work with suitably qualified colleagues or contractors to progress the process for seeking external expressions of interest in a new operating model.

	Attachments

	Number of sites 2017 to 2022
	Average income per site p.a, 2017/18 to 2020/21
	Average income, type of site p.a, 2017/18 to 2020/21
	Notes: 
	Currently 112 campsites in total, including 15 allocated to long-term occupants.
	Type of site
	8 fewer sites in future (was 97, av. $1028 p.a.). 
	Short term campsites (all types)
	New total of 89 sites (av. $1028 p.a, $91,492), loss of $8,272.
	97
	$1028
	$99,764
	Currently 15 sites (av. $4667 p.a.). 
	Long term occupant sites (all types)
	If increased by 8 sites to 23 sites (av. $4667 p.a, $107,341) gain $37,336.
	15
	$4667
	$70,005
	21 cabins in total (av. across all cabin types: $830 p.a., $17,554).
	21
	$830
	$17,554
	Cabins (all types)




