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STATEMENT OF EVIDENCE OF ANDREW MITCHELL 

INTRODUCTION

1 My full name is Andrew Raymond Mitchell.  

2 I am the Development Manager for, and I am on the Senior 

Management Team of, Ryman Healthcare Limited (Ryman). I hold a 

Bachelor of Commerce in Valuation and Property Management from 

Lincoln University in Canterbury, New Zealand.

3 I have twelve years’ experience in the development and operation of 

senior living communities in New Zealand, Australia, the United 

States of America and the United Kingdom. I have been employed 

by Ryman for seven years.

4 I manage the development of Ryman’s retirement villages until the 

start of construction. This includes site acquisition, concept design 

and the resource consent process.

5 Over the past seven years I have been the Development Manager 

for 18 applications made by Ryman for resource consents to 

establish and operate comprehensive retirement villages in 

Christchurch and throughout New Zealand. 

6 I am familiar with the Christchurch Replacement District Plan 

(CRDP), Chapter 14 Residential (part), to which these proceedings 

relate. 

SCOPE OF EVIDENCE

7 My evidence will provide an overview of:

7.1 Ryman and its operations;

7.2 The demand for Ryman’s facilities;

7.3 The typical Ryman retirement village;

7.4 Key challenges faced in retirement village development in 

Christchurch; and
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7.5 My conclusions.

EXECUTIVE SUMMARY

8 Ryman is New Zealand’s leading provider of comprehensive care 

retirement villages. The company provides a range of retirement 

living and care options, including independent townhouses and 

apartments, serviced apartments, and resthome, hospital and 

dementia level care.

9 Established in Christchurch in 1984, Ryman draws on 30 years of 

experience to provide the best possible retirement living options for 

its residents. Through this experience, Ryman has developed 

knowledge and expertise in the development of purpose built 

retirement villages that meet the needs of the elderly. Ryman has a 

significant presence in Christchurch, with six currently operational 

comprehensive care villages. Ryman is Christchurch-based and has 

plans for significant continued growth. 

10 The under-provision of retirement living and aged care in 

Christchurch is at crisis point.  The elderly face a significant 

shortage in appropriate accommodation and care options.

11 The demand for quality living options up to a standard that is 

acceptable to retirees is significantly higher than the current supply.  

Currently, closures are occurring faster than we are able to build 

replacement accommodation. All of our established villages have 

waiting lists. There is also a fast growing elderly population, brought 

on by the baby boomers reaching retirement age.

12 Providing accommodation and care for the aging population is one of 

the critical social issues facing Christchurch particularly in light of 

the Canterbury earthquake. In my opinion, society has an obligation 

to provide housing for all members of society and to ensure that 

elderly people are adequately provided for. The importance of 

providing more retirement accommodation and care in Christchurch 

to meet the needs of an ageing population must be recognised 

through the provisions of the CRDP.
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13 Ryman’s retirement villages must meet specific functional, 

operational and locational requirements and are therefore usually 

large format and medium to high density. In particular, the 

residents want to stay in the area they have lived in to remain close 

to family and familiar amenities, and they have a range of care 

needs. Suitable sites in good quality residential neighbourhoods are 

extremely rare. 

14 Specific development controls for retirement village developments 

are necessary as they do not fit the traditional planning and urban 

design approaches to housing.

15 Ryman considers that amendments to Chapter 14 – Residential 

(part) to provide appropriate recognition of the importance of, and 

need for, retirement villages. The specific changes sought by Ryman 

are attached to Mr Kyle’s statement of evidence.

RYMAN AND ITS OPERATIONS

16 Ryman is New Zealand’s leading provider of comprehensive care 

retirement villages. The company provides a range of retirement 

living and care options, including independent townhouses and 

apartments, serviced apartments, and resthome, hospital and 

dementia level care.

17 Ryman has established a reputation for building high quality villages 

and employing professional and caring staff.  As a result, Ryman are 

six-time winners of the Australasian Aged Care Awards for “Best 

Retirement Village in New Zealand”.

18 Established in Christchurch in 1984, Ryman draws on 30 years of 

experience to provide the best possible retirement living options for 

its residents. The company has expanded to a nationwide operation 

with 27 operational retirement villages from Whangarei to 

Invercargill, providing homes for over 8000 residents and employing 

over 3000 staff. Ryman also recently expanded its operations across 

the Tasman, opening its first village in Melbourne.

19 Through this experience, Ryman has developed knowledge and 

expertise in the development of purpose built retirement villages 

that meet the needs of the elderly. Ryman has a significant 
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operation in Christchurch with six comprehensive care villages 

currently operational in Christchurch. Ryman is Christchurch based 

and has plans to for significant continued growth. 

20 Ryman is committed to providing the best environment and care for 

our residents. Ryman’s focus is to cater for what our residents want. 

Ryman believes that quality sites, buildings, living environments, 

amenities and the best care maximises and improves the quality of 

life for our residents.

DEMAND FOR RYMAN’S FACILITIES

21 Looking at the demographic figures briefly, it is currently estimated 

that 262,000 people in New Zealand are aged over 75, who are the 

primary market for our villages. This number has been growing at 

the rate of 5,000 per annum for the past 15 years. By 2016 that 

growth rate will have lifted to 11,000 per annum. With the advent of 

the baby boomers in 2022 this number will lift again to 18,000 per 

annum. Within the next 20 years the population aged 75+ will have 

more than doubled to over 538,000 nationally. Accordingly, 

Christchurch is anticipated to see the 75+ population at least double 

by 2031.  

22 The under-provision of retirement living and aged care in 

Christchurch is at crisis point, with the elderly facing a significant 

shortage in appropriate accommodation and care options.

23 The demand for quality living options up to a standard that is 

acceptable to retirees is significantly higher than the current supply. 

The supply is decreasing due to closures of small and poor quality 

aged care homes of the past. These are usually conversions of old 

houses that simply are not up to standard. Most do not even have 

en-suites and generally are very poor environments for the elderly. 

Residents deserve purpose built homes that exceed building code 

requirements. Residents also deserve a high quality, safe and warm 

environment where they are able to go about their day-to-day tasks   

with dignity. The current shortage of quality accommodation and 

care is worsened by demand for retirement and aged care 

significantly increasing at the same time.
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24 Ryman is the main provider of new comprehensive care villages in 

New Zealand. Currently, closures are occurring faster than we are 

able to build replacement accommodation. All of our established 

villages have waiting lists.

25 Providing accommodation and care for the aging population is one of 

the critical social issues facing Christchurch particularly in light of 

the Canterbury earthquake. In my opinion, society has an obligation 

to provide housing for all members of society and to ensure that 

elderly people are adequately provided for. The importance of 

providing more retirement accommodation and care in Christchurch 

to meet the needs of an ageing population must be recognised 

through the provisions of the CRDP.

26 This recognition will not only ensure that high quality retirement 

living options are available to house the aging population, but as 

residents move into a village, they sell their family home. Every new 

village will release approximately 450 family homes back onto the 

market to be more efficiently utilised again by families desperate for 

homes. This equates to approximately 30-40 hectares of residential 

property per village that can be more efficiently developed in the 

future. This outcome will contribute to alleviating housing 

affordability issues in Christchurch.

27 Ryman has a large pipeline of units for development in the 

Christchurch Region over the next 4-5 years. This development 

pipeline, if realised, will go some way to alleviate the short-term 

anticipated shortfall in the supply of quality aged care and living 

options in Christchurch. However, further development of new 

villages, beyond the current pipeline, is needed to meet the longer-

term predicted shortfall. There is currently a significant time lag 

between early planning and construction stages of Ryman’s 

developments. A fully developed large format retirement village is 

around a six to eight year project; provided that the timeframes and 

resource consent process goes smoothly. If there is significant 

opposition to a development proposal, or other unforeseen delays in 

the consent process, a development proposal can take even longer 

to reach fruition.
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28 These delays are frustrating and costly for all involved, not least for 

those elderly community members who are living in unsuitable or 

inappropriate accommodation while they wait for a retirement 

village to be completed.

TYPICAL RYMAN RETIREMENT VILLAGE

29 ‘Retirement Village’ is an umbrella term given to all types of 

retirement living. There are two different types of retirement 

villages, ‘comprehensive care villages’ and ‘lifestyle villages’:

29.1 Comprehensive care retirement villages provide a full range 

of living options to residents, including independent living, 

serviced living and a full range of residential care as a large 

percentage of the overall village.

29.2 Lifestyle retirement villages focus mostly on independent 

living units with a small amount of serviced care on a largely 

temporary basis. When a resident becomes more frail over 

time, they will generally be forced to move out of a lifestyle 

village, because the care provisions are minimal and not a 

suitable, long term option. Relocating to a new and unfamiliar 

environment at this time can be extremely stressful to a 

resident and should be avoided.

30 Each village type attracts a different resident demographic. 

Comprehensive care average age is 80-81 on move-in with an 

overall village age in the late 80’s. These are residents that chose to 

live in their own homes for as long as possible. Lifestyle villages look 

to cater for the younger, more active, early retired elderly person. 

The average age of a lifestyle resident on move-in is approximately 

late 60’s.

31 Ryman’s villages are comprehensive care retirement villages. We 

provide a range of retirement living and care options, including 

independent townhouses, apartments and serviced care. We also 

provide the full range of care provision including rest-home, hospital 

and dementia level care. Approximately half of the residents in our 

village live in residential aged care. The ability to provide a 
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continuum of care from an independent lifestyle to one of 24-hour 

nursing care within the same site is very important:

31.1 A site offering a full range of care options means that our 

residents only need to make one move.

31.2 It also allows couples to remain close to each other despite 

any differences in the level of care that they need 

individually.

32 This is a fundamental difference between a comprehensive care 

retirement village, and a smaller rest-home or lifestyle retirement 

village. In this sense, our villages are unique, given most of New 

Zealand’s retirement villages are ‘lifestyle’ based, and do not 

provide for these higher levels of care.

33 The layout and environment of Ryman’s villages are primarily 

designed to meet the specific physical and social needs of elderly 

people. Our residents have different levels of need, ranging from 

those who are independent to those requiring a high level of 24 

hour specialist care, as provided in our dementia units.

34 Residents enjoy resort style facilities within the village – lounges 

and bar, indoor swimming pool and spa, gym, beauty salon, bowling 

green, library, internet café, movie theatre, and so much more.

35 A series of photos of Ryman Villages are attached in Appendix A to 

give a sense of what our villages look and feel like. You are also 

welcome to visit one of our established villages if you would like. I 

am happy to arrange a visit for you.

KEY CHALLENGES FACED IN RETIREMENT VILLAGE 

DEVELOPMENT IN CHRISTCHURCH

36 As noted, the ability to provide a continuum of care in one place is 

very important to Ryman and its residents. However, in practice, 

offering the full range of care options on one site means that 

Ryman’s villages have to cater for a wide range of residents with 

differing levels of health and independence, and offer a range of 

housing options, activities, facilities and amenities suitable for all 
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residents. Accordingly, Ryman’s retirement villages must meet 

specific functional, operational and locational requirements.

37 The demand for Ryman villages comes from residents living in the 

local areas. Elderly people want to stay in the communities where 

they currently live and may have lived for many years. They want to 

remain close to their families, familiar amenities and other support 

networks. Ryman therefore seeks to locate its villages in 

established, good-quality residential communities. This is vitally 

important so residents continue to function as an integral part of the 

community. By being located in residential areas, the residents are 

also able to access the normal services and amenities that these 

areas provide.

38 However, sites in existing residential areas which are appropriate for 

retirement village developments are extremely rare due to size and 

location requirements.   The earthquakes have exacerbated the 

shortage of suitable sites.  The limited number of suitable 

development sites means that where appropriate sites are available 

they must be used as effectively and efficiently as possible. Ryman’s 

ability to achieve this is often hampered by having to address so 

called “residential urban design principles”. These principles tend to 

ignore the realities of modern retirement village development, 

including the unique health and safety infrastructure demands and 

the scale and nature of services and amenities that must be 

provided to meet the differing needs of the various elderly residents.

39 Because of their unique functional and operational needs, Ryman’s 

retirement villages are usually large format and medium to high 

density in order to properly cater for resident needs. Retirement 

villages are residential in nature, however they do not necessarily fit 

in with typical urban design rules for residential development. 

40 Retirement villages have specific features and requirements which 

differ from standard residential development.  The imposition of 

general residential development rules on retirement village 

development will reduce flexibility and will stifle retirement village 

development.  Specific development controls for retirement village 

developments are necessary. 
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41 It is therefore important that development of retirement villages on 

appropriate sites is encouraged and enabled through the provisions 

of the CRDP, in particular, through the Chapter 14 Residential 

provisions, and that existing sites are suitably provided for and 

enabled to be further developed.

42 In Ryman’s opinion, the most appropriate and effective way to 

achieve this is by recognising retirement villages as a residential use 

with unique characteristics and functional needs, and providing a 

specific stand-alone rules framework for retirement villages, within 

the residential zone rules. 

43 Ryman’s experience in Christchurch and in other centres where it 

has villages is often that retirement villages are poorly provided for 

in District Plans.  This often leads to arguments about the 

interpretation of rules, activity status, information requirements and 

methods to manage effects.  Council officers often do not properly 

understand our activities, and therefore try to apply typical housing 

principles which are not applicable.  The regime supported by Mr 

Kyle, which we are also promoting in Auckland, provides a 

consistent and targeted approach to managing retirement villages in 

Christchurch.  We consider it will enable more retirement villages 

which are desperately needed, and reduce unnecessary 

administrative burdens through consenting.  The regime will also 

properly alert our neighbours to the importance of retirement 

villages in residential areas.  And, the relevant rules and assessment 

matters will ensure our activities do not have adverse effects on our 

neighbours. 

CONCLUSION

44 Ryman considers that amendments are required to Chapter 14 – 

Residential (part) to provide appropriate recognition of the 

importance of, and need for, retirement villages. The specific 

changes sought by Ryman are attached to Mr Kyle’s statement of 

evidence.

Andrew Mitchell
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APPENDIX A: PHOTOS OF EXISTING RYMAN VILLAGES






