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INTRODUCTION 

1. My name is Paul de Roo.  I am Director of Residential Construction Ltd (‘the Company’). 

The Company, through its planning consultants (Aston Consultants), has filed a 

submission (no. 684) and further submission (FS1247) on the Proposed Christchurch 

Replacement District Plan (pRDP). 

EXECUTIVE SUMMARY 

2. Residential Construction specialises in, and is proud of its long and very successful 

track record in building and selling affordable single storey elderly persons housing units 

(EPHUs) in the Christchurch market.  The Company wishes to continue working in this 

sector.  

3. The Revised Residential Proposal rules should facilitate this, subject to the amendments 

outlined in Ms Aston’s evidence. It is critical that the rules provide certainty for 

development otherwise it will simply not be viable to continue meeting the ever popular 

and growing demand for EPHUs.  The rules package needs to be related to what it is 

viable to ‘build on the ground’, including in relation to site coverage and outdoor living 

court requirements. Permitted status and clear rules, which are not subject to 

interpretation, are critical.   

4. Under the current City Plan rules, resource consents are required for EPHUs due the 

size limit of 80m2. My experience in dealing with Council officers administering these 

consents, is that they have little appreciation of the actual needs of elderly persons, and 

the amendments to plans they seek are generally based on ‘theoretical’ urban design 

principles and are often not sensible, practical or workable. The process results in 

weeks, even months of delay, significant extra design costs and can have major 

consequences for the whole viability of the proposal. It is extremely frustrating and 

difficult. Critically the resulting developments are rarely, if ever, in my opinion, better 

from a design perspective than the original proposals, and in some cases are worse.  

5. The Paul de Roo Family Trust owns 104-106 Main North Road, Papanui, located within 

100m walking distance of Northlands Mall. The Trust have had many enquiries, and in 

some cases offers, over the 14 years it has owned the property from parties proposing a 

range of commercial or community facilities on the properties. The Trust seeks zoning 

that will facilitate such proposals, preferably as Commercial Fringe (CF). 

RESIDENTIAL CONSTRUCTION 

6. The Company is a small property development and construction company that was 

established in 1993 and specializes in construction and sale of smaller single storey 

housing, predominantly for the elderly. Over the last 20 years, consistently around 70% 
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of housing development undertaken by the Company has been for the retired. The 

Company’s approach is to concentrate development in certain areas of Christchurch 

City where it has an in depth understanding and knowledge of the market, including land 

and property characteristics, local amenities and services and social mix. These areas 

are principally Halswell, Harewood, Bishopdale and Papanui and are for the most part in 

the Operative City Plan Living 1 (Outer Suburban) Zone. I understand the pRDP 

equivalent is the Residential Suburban  Zone. 

7. Elderly persons housing projects undertaken by the Company include:- 

• 334 Harewood Road – 3 units 

• 336 Harewood Road – 4 units 

• 104 Farringdon Avenue – 3 units 

• 2 Balcairn Street – conversion of existing dwelling and 2 new units 

• 23 Grassmere Street – 4 units 

• 180 Halswell Road – 4 units 

• 192 Halswell Road – 4 units 

• 24 Nicolls Road, Halswell – 4 units 

• 3 Oakbridge Street – 4 units 

• 158 Harewood Road – 3 units 

• Ashmore Lane, Blighs Road through to Blair Avenue, Papanui – 20 units (not elderly 

persons housing units) 

8. I am also a trustee of the Paul De Roo Family Trust (‘The Trust’) which owns land at 

104-106 Main North Road, Papanui (‘the Site’). This comprises two sites with a 

combined area of 1840m2 on the corner of Main North Road and Shearer Avenue. The 

sites are located opposite, and less than 100m walking distance from the Northlands 

Mall. 

9. The Company wishes to ensure that the provisions of the pRDP facilitate sensible and 

sustainable redevelopment of the Site. This includes options for appropriate commercial 

development including travellers accommodation and commercial activities which are 

complementary to and make best use of the strategic location adjoining  Northlands 

Mall. 

ELDERLY PERSONS HOUSING 
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Background: 

10. The Company has traditionally focussed on smaller scale projects, principally 

redevelopment of existing larger residential sites (generally 600m2 – 1500m2 size range) 

to meet the needs of persons seeking smaller sized affordable, quality homes.  

11. Prior to the operative Christchurch City Plan provisions (notified in 1995), the Company 

developed ‘cross lease’ sections which met this demand , but specific provisions relating 

to cross leases were removed under the provisions of the Living 1 Zone  of the 

Operative City Plan. 

Size 

12. Under the Operative City Plan provisions, the Company has concentrated on elderly 

persons housing  (EPHUs). EPHUs are exempted from meeting the Living Zone 

minimum residential density standard; require less onerous built form standards ; but 

are restricted to a maximum gross floor area of 80m2. The Council has accepted that the 

floor area limit is generally too restrictive, and has routinely been approving non 

complying resource consent applications for EPHs up to around 120-130m2 in area. 

13. Examples of EPHUs undertaken by the Company which illustrate the high quality 

product are attached as Appendix A.  Generally, single bedroom units (80-100m2 gross 

floor area) suit singles and two bedroom units (100-120m2), suit couples. Elderly people 

generally still want sufficient space for a small private outdoor living area, to keep some 

valued family furniture and other possessions, and to accommodate visiting family.  

Need/Market Demand/Affordability 

14. The Company has found EPHUs to be extremely popular and in very high demand. 

Whilst the body corporates have been set out to comply with the EPHU City Plan 

definitions generally no ongoing annual body corporate fee applies. 

15. I have found that EPHU owners appreciate living in close proximity to other elderly 

persons. A ‘mini’ community often develops where the owners ‘keep an eye on each 

other’, enjoy each others’ company and support each other in practical ways e.g. 

shopping, transport etc.  

16. Elderly housing meets a critical need for affordable housing for the elderly, which is a 

rapidly growing segment of the housing market.  It enables redevelopment of the 

existing housing stock, enabling the elderly to remain in their existing residential 

environment which is familiar and where they generally have an established network of 

family and social contacts and ready access to services and facilities they need. 
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17. Many elderly are not yet ready to go into a retirement village but wish to ‘downsize’ from 

the family home to a smaller low maintenance EPH unit. They also face potentially 

significant loss of equity in their home if they purchase into a retirement village under the 

retirement village ownership arrangements, and resale restrictions. 

18. Typical redevelopment ‘scenarios’ are as follows:- 

809m2 sections e.g. Halswell – 4 x 80m2 EPHUs or 3 x 110m2 EPHUs 

760m2 sections eg. Harewood – 3 x 100m2 EPHUs 

19. Affordability is achieved , for example, in Halswell , based on current prices, as follows:- 

Existing older dwelling on 700-800m2 section. Sale price $410 000 

EPHU: 95m2 - $330 000; 110m2 – $410 00 

Townhouse alternative: 180m2 -  $570 000  

20. The townhouse alternative is simply not affordable. In the Living 1 Zone the minimum 

section size is 450m2 (reduceable to 420m2 as a restricted discretionary consent with a 

building commitment). To maximize the return and achieve project viability, given the 

cost of purchase of this size section, a larger, usually two storey home is necessary – 

typically around 180m2. 

Location 

21. Generally speaking, elderly persons housing does need to be accessible to local 

services and facilities. Sites are typically within 1km of a supermarket or a local 

convenience foods outlet and/or located on an arterial road or bus route. Easy walking 

distance ie. within 600m-800m, of these facilities is not necessary – all that is needed is 

the ability to catch the bus, or use a motorized footpath scooter. 

22. Larger sized units are appropriate further away from services and facilities as residents 

are often more active and/or still have a car.  

23. I have also found that there is a demand for EPH size units from maturer persons 

(including ‘empty nesters’) in the 50+ age group who do not qualify as ‘elderly persons’ 

(i.e. 60+) under the current Operative City Plan provisions. EPU units are equally 

appropriate for this age group, and would add important affordable housing options for 

this age group.  

REVISED RESIDENTIAL PROPOSAL 

24. My planning consultant, Fiona Aston, has explained the Revised Residential Proposal 

(RRP) provisions to me, as they affect the interests of the Company. I have provided 
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some comments and advice which is referred to and discussed in Ms Aston’s evidence. 

In particular I have suggested further amendments to the RRP which I consider are 

essential to enable me to continue to build and sell EPHUs, and to retain options to 

make the best use of the Trust property at 104-106 Main North Road.  I make some 

further observations/comments below. 

Elderly Persons Housing 

Restricted Activity Status/Urban Design Assessment 

25. I note that Mr Blair recommends that multi unit residential complexes, regardless of the 

number of units, require a resource consent application as a restricted discretionary 

activity with the Council’s discretion limited to urban design and Maori urban design 

principles.  

26. I have had some experience in relation to Council consideration of urban design aspects 

of EPHUs, as under the current Operative City Plan rules most are ‘technically’ non 

complying as they exceed 80m2 gross floor. This enables the Council to assess all 

aspects of the proposal including urban design. 

27. In some cases proposals have been considered by urban design staff, and in other 

cases they have not. Where urban design advice provided it has often, in my opinion, 

being somewhat impractical and unrealistic. For example, there seems to be a strong 

desire ‘at all costs’ to have habitable rooms and outdoor living areas face the street 

regardless of aspect with respect to the sun, or the nature of the street environment. For 

a busy arterial such as Harewood Road, it is appropriate to orient the majority of indoor 

and outdoor living spaces away from road, with elements such as garaging providing an 

effective noise buffer but the kitchen visible and interacting with the street. My approach 

is to achieve a design which facilitates some visibility with the street for front units, and 

interaction between residents of EPHUs e..g with kitchens or living areas facing towards 

the shared access.   

28. Changes to the internal layout have been sought which have in my opinion been 

impractical and unnecessary. For example at 168 Harewood Road, the officers initially 

requested that garages be repositioned away from the street and in a different position. 

Once we explained our design concept (myself and my architectural designer) officers 

accepted our design layout was entirely appropriate. However, we have lost several 

valuable months in the process. Each time I go to my designer, there is a minimum of 4-

5 weeks to get amendments to plans. Re-design of plans is also a costly exercise.  For 

168, I filed the resource consent at the end of September, and am still waiting for the 

approval. 
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29. Likewise, landscaping recommended has not always been appropriate or practical. For 

168 the officers requested pines along the frontage – a 4.5m x 10m area. They mature 

to a height of 30m! The purchaser is a keen gardener has clear ideas regarding what is 

appropriate along the frontage. 

30. My recent experience is that most EPHUs applications which meet all the relevant City 

Plan standards apart from the maximum size limit of 80m2 are processed without the 

requirement for affected party approvals. 

31. In order for EPHU developments to be feasible, it is critical that there is development 

certainty and no significant delays and/or costs associated with resource consent 

processes. These days very few residential property vendors will accept property 

purchase offers that are conditional on obtaining resource consents. I have to act very 

quickly (literally overnight) to secure a purchase in most cases. It is a significant and 

unacceptable risk to purchase a property for EPHU development with a high level of 

uncertainty regarding whether resource consent can be obtained, and if so, on what 

basis. For example, requested changes to internal layouts can result in significant re-

design costs, and living court requirements e.g. 4m minimum width would have meant 

that various of developments completed by the Company would have yielded 3 not 4 

units. 

104-106 Main North Road 

32. Whilst I could develop the Site for medium density 2-3 storey dwelling units I consider 

that a far more appropriate development scenario is a commercial development for all 

the reasons outlined in Ms Aston. The Site is within an existing block which has 

commercial characteristics.  The Trust has received numerous enquiries, in some 

cases, offers, for a range of commercial activities, including motels, restaurant proposals 

(substantially upgrading the existing dwelling, utilising a similar concept to the Old 

Vicarage restaurant in Halswell), a dentist and related health professionals taking 

advantage of the location close to the existing medical centre in the same block 

(including the pharmacist wishing to relocate from the existing shops opposite).   
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Appendix A: Residential Construction Elderly 
Persons Housing Projects 

14 Farrington Avenue, Units 1 and 2 
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