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STATEMENT OF EVIDENCE OF JOHN KYLE  

INTRODUCTION 

1 My full name is John Clifford Kyle.   

 

2 I hold an Honours degree in Regional Planning from Massey University, 

obtained in 1987.  I am a partner with the firm Mitchell Partnerships, which 

practices as a planning and environmental consultancy throughout New 

Zealand, with offices in Auckland, Tauranga and Dunedin.  I am based in 

the Dunedin office, although my work takes me all over New Zealand and 

has done for many years. 

 

3 I have been engaged in the field of town and country planning and resource 

and environmental management for 27 years.  My experience includes a 

mix of local authority and consultancy resource management work.  For the 

last 19 years, this experience has retained a particular emphasis on 

providing consultancy advice with respect to regional and district plans, 

designations, resource consents, environmental management and 

environmental effects assessment.  This includes extensive experience 

with large-scale projects involving inputs from a multidisciplinary team.   

 

4 An outline of projects in which I have been called upon to provide 

environmental planning advice in recent times is included as Appendix A.  

 

5 I have read the Environment Court’s Code of Conduct for Expert Witnesses, 

and I agree to comply with it.  My qualifications as an expert are set out 

above.  I confirm that the issues addressed in this brief of evidence are 

within my area of expertise.  I have not omitted to consider material facts 

known to me that might alter or detract from the opinions expressed. 

 

6 I am familiar with the Christchurch Replacement District Plan (CRDP), 

Chapter 14 Residential (part), to which these proceedings relate.  My office 

in Dunedin prepared Ryman Healthcare Limited’s (Ryman) submission on 

this matter.  It should be noted that the Retirement Village Association of 
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New Zealand Inc (RVA) has adopted the Ryman submission for the 

purpose of these proceedings1.  

 

SCOPE OF EVIDENCE 

7 My evidence will provide the following: 

7.1 Comment on the need, from a planning perspective, to provide for 

a range of accommodation and care options for an ageing 

population; 

7.2 Comment on the current Chapter 14 Residential provisions as they 

relate to accommodation for the elderly; 

7.3 Discuss the key amendments I am recommending to Chapter 14 

and why I consider them to be necessary from a planning 

perspective; 

7.4 A response to the evidence of Christchurch City Council and the 

meditation that was convened on 17 March 2015 where necessary;  

7.5 A response to other parties’ further submissions; and 

7.6 My conclusions. 

EXECUTIVE SUMMARY 

 

8 In its submission, Ryman has described the need to plan and provide for 

accommodation for the aging population in Christchurch.  The demographic 

evidence presented by Mr Collyns, on behalf of the RVA, Mr Mitchell on 

behalf of Ryman and Dr Fairgrave on behalf on the Council clearly 

demonstrate that Christchurch has an ageing population.  Put simply, the 

population of Christchurch residents over the age of 65 is continuing to 

increase and is projected to continue to increase through to 2031 and 

beyond.   

 

9 Mr Collyns has estimated that, conservatively, and assuming that 12% of 

this population chooses to live in a retirement village (which is the average 

                                            
1  The RVA filed a further submission which supported Ryman’s primary submission.  
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penetration rate for retirement villages currently) and an average new 

village accommodates 200 residents, this would require an additional 10 

villages to be built every year across New Zealand for the next 20 years.  

 

10 It is clear from these statistics that District Plans need to provide for the 

development of these vital community amenities.  The CRDP is tasked with 

setting clear provisions that manage the demand for retirement villages in 

a manner that minimises reliance on resource consent processes and 

minimises prescriptive development and design controls that would impede 

the development of retirement villages unnecessarily. 

 

11 To this end, Ryman has co-ordinated with other retirement village operators 

and have adopted an industry accepted approach to the relevant CRDP 

methods relating to retirement villages.  This approach was presented at 

mediation with Council officers held on 17th March 2015.  I consider the 

mediation to have been valuable.  I understand that the agreed outcome of 

the mediation is to provide for retirement villages as permitted activities in 

all the residential zones contained in the notified Chapter 14, subject to a 

defined list of built form standards, which are largely the same as the built 

form standards for ‘conventional’ residential activities.  Where retirement 

villages do not achieve the built form standards, they are restricted 

discretionary activities, and the matters of discretion set out is Assessment 

Matter 14.9.37 Enhanced Development Mechanism, as well as an 

integrated traffic assessment will be applied.   

 

12 I have attached to my evidence in Appendix B the provisions sought by 

Ryman.  This document uses the 9 March 2015 version of Chapter 14 as a 

base and those changes sought by Ryman are indicated with grey 

highlighting.  The amendments sought by Ryman reflect the outcomes of 

the mediation in principle.  I have sought some additional refinements to 

Assessment Matter 14.9.37, which I suggested at mediation.  The 

amendments are sought to ensure that the assessment matters are clear, 

measurable, certain, and focused on the management of external effects.   

 

13 Ryman also seeks amendments to Objective 14.1.1 and Policies 14.1.1.4, 

14.1.5.1 and 14.1.6.10.  I support these amendments and consider that 
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they are necessary to ensure that a clear and defensive provisions 

framework is established for retirement villages.  

 

14 Ryman has received further submissions on its submission.  The majority 

of the further submission supported, or supported in part the relief sought 

by Ryman.  The Lyttleton Port Company opposed Ryman’s submission 

seeking restricted discretionary activity status where retirement villages fall 

within Port Influences Overlay Area’s, and sought that such activities be 

non-complying.  I concur with the Lyttleton Port Company on this point.   

 

15 I do not concur with CIAL in relation to their further submission seekingthat 

the development of retirement villages be restricted within the 50Ldn noise 

contour.  Such a requirement is not justified and finds no basis in the 

relevant NZS 6805:1992 – Airport Noise Management and Land Use 

Planning.  

 

16 In conclusion, I consider the management of Christchurch’s ageing 

population and its changing housing needs to be vitally important in 

promoting the social wellbeing of people and communities in accordance 

with Section 5(2) of the RMA.  The amendments to the provisions as I have 

set out in Appendix B are accepted by the retirement village industry and 

provide an appropriate response in managing the development of 

retirement villages and their environmental effects.     

 

NEED TO PLAN AND PROVIDE FOR ACCOMMODATION FOR THE AGEING 

POPULATION 

17 The evidence of Mr Collyns on behalf of the RVA and Mr Mitchell for Ryman 

clearly demonstrates that Christchurch has an ageing population. Put 

simply, the population of Christchurch residents over the age of 65 is 

continuing to increase and is projected to continue to increase through to 

2031 and beyond. This is primarily due to the ageing of the ‘baby boomer’ 

generation and the higher life-expectancy of older generations.  

 

18 Further evidence of Christchurch’s aging population is provided in the 

evidence of Dr Fairgrave on behalf of the Council.  Using Statistics NZ 
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population projections he concludes that Christchurch’s households2 of 65+ 

year olds will increase from 30,600 in 2013 to 50,500 by 20313.  The over 

65 year olds will account for approximately one third of Christchurch’s 

households. As Dr Fairgrave goes on the state, this demographic change 

is expected to be reflected in trends for living and housing preferences. Mr 

Mitchell and Mr Collyns provide further information on population statistics 

in their evidence. 

 

19 The ageing population of Christchurch (including as a proportion of the 

population) is resulting in changes to the housing and social infrastructure 

needs of people and communities. In this respect, the ageing population is 

creating increased demand for different forms of retirement living options - 

including dementia care and assisted care options. This demand is 

documented in the evidence of Mr Mitchell on behalf of Ryman, which notes 

Ryman’s development intentions across Christchurch over the medium 

term in order to partly address the demand for retirement living. Mr 

Mitchell’s evidence also notes that Ryman is experiencing unprecedented 

demand for its existing retirement villages and new development proposals. 

This demand is forecast to continue. 

 

20 Likewise, the evidence of Mr Collyns details the existing number of people 

living in registered retirement villages in Christchurch and the number of 

additional units likely to be required if industry penetration rates continue.  

He states that the 2013 census shows an increase nationally in the 75+ 

population projections of 315,800 people from 2013 to 2034.  Therefore, 

conservatively, and assuming that 12% of this population chooses to live in 

a retirement village (which is the average penetration rate for retirement 

villages currently) and an average new village accommodates 200 

residents, this would require an additional 10 villages to be built every year 

across New Zealand for the next 20 years.  

 

21 It is clear from these statistics that District Plans need to provide for the 

development of these vital community amenities.  The CRDP is tasked with 

                                            
2  I note that the evidence of Mr Collyns at paragraph 17 states that the most recent census 

accounted for 88,500 people aged 65+ in Christchurch. Of these people, over 38,500 will be 

75+. 
3  Evidence in Chief of Dr Fairgrave, Figure 1.  
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setting clear provisions that manage the demand for retirement villages in 

a manner that minimises reliance on resource consent processes and 

minimises prescriptive development and design controls that would impede 

the development of retirement villages unnecessarily.   

 

22 In order to respond to the housing demands associated with an ageing 

population, I consider it appropriate that the objectives, policies and rules 

in the CRDP applying to residential areas provide express 

acknowledgement that retirement villages are fundamentally a residential 

use and need to locate in such areas in order to ensure that the elderly stay 

connected to their existing communities (i.e. family and friends) and social 

infrastructure (e.g. libraries, bowling clubs, medical facilities, RSA’s). As 

notified, the residential provisions in Chapter 14 did not adequately 

recognise that retirement villages are residential in nature while having 

different density requirements than typical residential uses and 

neighbourhoods. 

 

23 In my opinion, responding to the issues associated with an ageing 

population and provision of suitable housing for this demographic within the 

existing residential areas of Christchurch is critical to ensuring the social, 

economic and cultural wellbeing of people and communities in Christchurch 

in accordance with Section 5(2) of the Resource Management Act 1991 

(RMA).   

 

CURRENT CHAPTER 14 PROVISIONS 

24 I have reviewed the re-drafted Chapter 14 dated 9 March 2015 and my 

comments relate to this version of the provisions.  I do note that there are 

inconsistencies between the provisions set out in the re-drafted Chapter 14 

and the amendments discussed and promoted by Mr Blair in his evidence 

in chief.  For the avoidance of doubt, my comments relate to those 

provisions set out in re-drafted Chapter 14. 

 

25 Following my review of the re-drafted Chapter 14, I was involved in 

mediation with Council officers in relation to Retirement Village matters.  

This mediation was held on 17th March and was attended by Mr John 

Collyns representing RVA, Ms Patricia Harte representing Summerset Ltd, 
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Mr Andrew Mitchell, representing Ryman and myself, representing Ryman 

and the RVA.   In order to assist the Panel, a co-ordinated approach was 

developed by the industry representatives prior to this mediation.  In 

essence, a simple, industry accepted approach to the relevant CRDP 

methods relating to retirement villages was able to be presented. As I go 

on to discuss, the mediation was extremely valuable and a good deal of 

consensus was reached between the retirement village industry 

representatives and the Council officers in attendance.    

 

26 The basis for the provisions sought to manage the effects of retirement 

villages derives from my work on numerous resource consent processes 

for these activities.  Through these processes I have observed a general 

disconnect between community expectations, existing planning provisions 

and retirement accommodation needs.  Because of their functional and 

operational needs, retirement village and aged care developments tend to 

be larger than surrounding residential housing, for example in height, 

density and scale.  Ryman and the industry more generally try very hard to 

develop sites to be sympathetic to the amenity of surrounding 

neighbourhoods, particularly to: 

 Be visually attractive and suit their surroundings; 

 Manage effects on the amenity of adjoining neighbours; 

 Meet the care needs of residents; 

 Provide high quality onsite amenities; and 

 Ensure that the sites are used effectively and efficiently. 

 

27 However, communities (and particularly neighbouring landowners) often 

have an expectation as to how large, vacant sites are going to be used in 

the future.  Typically, that expectation is not for medium or higher density 

retirement accommodation.  

  

28 Ryman faces continuing pressure to reduce the scale of its developments 

to address Council imposed urban design principles and bulk and location 

requirements.  Such principles are generally developed for traditional 

housing typologies.  These principles tend to ignore the reality of the limited 

number of available sites and the need to use them efficiently to 

accommodate New Zealand’s aging population.  They also tend to uphold 
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the amenity and character of existing neighbourhoods over the need to 

balance the social wellbeing of Christchurch’s elderly residents.  As a result, 

consenting of retirement villages has been complex and time consuming.  

The poor provision for retirement accommodation has led to substantial 

uncertainty and tension for Ryman and the communities where it develops 

and operates. 

 

29 The CRDP provides an excellent opportunity to address these fundamental 

planning issues by providing an appropriate framework of provisions for 

retirement villages.   

 

PROPOSED CHANGES TO THE CHAPTER 14 PROVISIONS 

Objectives and Policies  

30 Turning firstly to the objectives and policies for Chapter 14, I support the 

simplification of these provisions.  However, I remain concerned that 

acknowledgement of retirement villages is not contained in Objective 14.1.1 

Housing Supply.    As currently drafted, this objective seeks to “meet the 

diverse needs of the community”.  While I support this clause, I consider it 

should be extended to include specific reference to retirement villages.  My 

suggested wording for this objective is set out below: 

(iv)  provides for a range of accommodation options and ancillary services 

for older people. 

31 Ryman submitted on several policies seeking that the density and built form 

inherent in well-functioning retirement villages be recognised in these 

provisions, to ensure that the CRDP is enabling of these important 

community amenities, and acknowledging that retirement villages are most 

appropriately located in residential zones.  Given the agreed outcomes of 

mediation in relation to the provisions (which I discuss below), and the 

decision of the Panel regarding the “Strategic Directions” chapter of the 

CRDP. I have revised the requested changes to the objectives and policies 

relevant to retirement village activities. As a general proposition, I consider 

that fewer additions need to be made to this section of the CRDP, I have 

therefore focussed on two policies to which I consider refinements should 

be made.   
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32 Policy 14.1.1.4 provides specifically for retirement villages, and I support 

the inclusion of this policy.  I do consider that this policy could be extended 

to recognise that the scale of villages may not always align with typical 

residential development, and to recognise the benefits in locating villages 

where residents can retain a connection with their community.  

 

33 For Policy 14.1.5.1 Neighbourhood, character, amenity and safety, I 

recommend deleting the clause that states “providing a high level of on-site 

amenity” as in my view the CRDP should focus on the external effects of 

activities, rather than internal amenity matters.  Internal amenity matters 

require specialist knowledge and are therefore appropriately managed by 

operators who develop carefully designed villages to meet resident needs.  

Retirement village operators typically build and then operate their villages.  

It is in their interests to build well-designed buildings and villages that meet 

the needs of their residents.  Further, I am not aware of any internal amenity 

issues at existing villages that I have seen. In fact, internal amenity of 

retirement villages is typically very high in my experience.  That factual 

basis provides support for not imposing internal amenity controls.  

Essentially, it would be unnecessary regulation. 

 

34 Ryman’s submission on the above provisions generally sought changes to 

ensure that the need for retirement villages is recognised, and that the 

effects of such developments are clearly focused on external effects, rather 

than internal design matters.  I support the changes to these provisions 

sought by Ryman.  The changes provide a clear objective and policy 

framework that signals to the community that retirement villages are an 

essential element of the housing mix required for Christchurch City and that 

they are appropriately located within residential zones. 

 

35 I have attached to my evidence in Appendix B the provisions sought by 

Ryman.  This document used the 9 March 2015 version of Chapter 14 as a 

base and those changes sought by Ryman are indicated with grey 

highlighting.    
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Rules 

36 In its submission Ryman set out the rules it sought to appropriately manage 

retirement villages within the residential zone.  The key elements of these 

provisions included: 

 legitimising retirement villages as an appropriate use in the residential 

zones by providing for retirement villages as permitted activities;   

 providing a fall-back position for retirement villages that are not 

permitted activities as restricted discretionary activities; and 

 ensuring that that matters over which the Council discretion is 

restricted is simple and appropriate and targeted to the retirement 

village activity.   

37 As I have discussed above, the CRDP should provide a clear policy 

framework that includes the provision of aged persons housing as a 

legitimate use of the residential zones.  As discussed by Mr Mitchell, 

retirement villages provide accommodation for the elderly in the community, 

and therefore the most appropriate zones for retirement villages to be 

established are the residential zones.  This activity should therefore be 

provided for as a permitted activity in the residential zones.   

 

38 Furthermore, I also hold the view that some other zones will have 

appropriate sites for retirement villages.  These may be sites on residential 

zone boundaries for example.  While not the subject of the today’s hearing, 

this is important to recognise due to the scarcity of appropriate sites, and 

the need to provide some flexibility for villages in other zones.   

 

39 Through its submission Ryman sought that retirement villages be provided 

for as permitted activities only where they achieve the relevant built form 

standards for the residential zone in which they are to be located.       

 

40 This matter was addressed at the aforementioned mediation.  The parties 

reached a general agreement to include retirement villages as permitted 

activities in residential zones, subject to achieving relevant built form 

standards.    
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41 The built form standards that are considered appropriate for permitted 

retirement villages include: 

(i)  building height;  

(ii)  daylight recession planes;  

(iii)  minimum building setbacks from internal boundaries;  

(iv)  site coverage; 

(v)  road boundary garage and building setback; 

(vi)   maximum building length; and  

(vii) water supply for fire fighting.  

42 I note that the building height that is applicable will be the building height 

applicable to “conventional” residential development, and not a specific 

standard for retirement villages.  These built form standards are relevant to 

retirement villages as they will assist to manage the external effects of 

retirement villages on immediate neighbours.  Where these built form 

standards can be achieved, then the retirement village will fit comfortably 

within the residential environment, and therefore the activity is appropriately 

provided for as a permitted activity.  

    

43 In relation to the site coverage built form standard, an amendment to this 

provision specific to retirement villages is now proposed.  Currently, built 

form standard 14.2.3.4 provides for 35%4 site coverage for retirement 

village activities.  It is proposed to increase this to 45%.  Site coverage up 

to 45% is considered to be appropriate for retirement villages as demand 

for outdoor space is less than typical housing, many recreational and social 

amenities are provided for the residents within the buildings (as older 

people tend to stay inside due to sensitivity to temperature change), and 

the care facilities require relatively large buildings which provide all 

essential services under “one roof”.   In Appendix B I have made this 

amendment for all residential zones contained in Chapter 14 as notified.  

 

                                            
4  As amended from 40% in the evidence of Mr McIndoe, in response, I understand, to the increased 

height provided for retirement villages.  I have suggested the additional height proposed for 
retirement villages be deleted, refer pp35 of my evidence.   
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44 The CRDP provides for retirement villages as restricted discretionary 

activities.  Ryman’s submission supported this activity status as the ultimate 

fall-back activity status for retirement villages (where permitted activity built 

form standards are exceeded).  However, the list of matters over which the 

Council has restricted discretion was opposed by Ryman in its submission.  

An alternative and more comprehensive list of restricted discretionary 

matters focussing on the effects that retirement villages potentially 

generate was provided by Ryman in its submission.   

 

45  In its decision on the Strategic Directions chapter of the CRDP the Hearings 

Panel has provided a firm directive that the CRDP should provide clear and 

simple provisions that ensure activities are not unnecessarily embroiled 

within resource consent processes.  In particular, Objective 3.3.2 from the 

Chapter 3 Strategic Directions provides: 

Objective – Clarity of language and efficiency 

 The District Plan, through its preparation, change, interpretation and 

implementation: 

i. Minimises: 

1. Transaction costs and reliance on resource consent 

processes; and 

2. The number, extent and prescriptiveness of development 

controls and design standards in the rules, in order to 

encourage innovation and choice; and 

3. The requirements for notification and written approvals; 

and 

ii. Sets objectives and policies that clearly state the outcomes 

intended; and 

iii. Uses clear, concise language so that the District Plan is easy to 

understand and use.  

46 Through the mediation the matters of discretion linked to retirement villages 

have been refined.  The Council and industry groups agreed that the sole 

matter of discretion should comprise assessment matter 14.9.37 which 

currently relates to the Enhanced Development Mechanism.   I note that 

the March 9 version of the re-drafted Chapter 14 that was circulated had 

struck out almost all of this assessment matter.  Mr Blair has confirmed that 

this is an error.  Upon review of assessment matter 14.9.27 I am satisfied 
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that the matters of discretion are generally appropriate for the consideration 

of retirement villages.  

 

47 I do however recommend some minor refinements to these matters to 

ensure that they are clear, measurable, certain, and focused on the 

management of external effects.   My recommended amendments are set 

out in Appendix B.  

 

48 I am satisfied that the assessment matters contained in 14.9.37, (amended 

in accordance with my wording contained in Appendix B), along with the 

integrated traffic assessment from the Transportation Chapter  (Chapter 7) 

will provide the necessary discretion to the Council to properly assess the 

effects that most commonly arise from retirement village development.  

They also provide greater certainty to the developers of retirement villages 

as to the requirements that need to be fulfilled within an application.   

 

RESPONSE TO COUNCIL EVIDENCE 

49 I have reviewed all of the Christchurch City Council’s evidence, including 

the planning evidence of Mr Blair.  Mr Blair’s evidence addresses planning 

and intensification matters.  His evidence does not address each individual 

submission.  Rather, and appropriately in my view, he has grouped related 

submissions into topic areas.  His evidence responds to Ryman’s 

submission in part in section 8 of his evidence in chief5.   

50 Mr Blair’s evidence provides some comments on Ryman’s submission point 

regarding the objectives and policies of Chapter 14, noting that Ryman, 

along with the Retirement Village Association and Archer Memorial Baptist 

Home Trust sought amendments to Chapter 14 Objectives and Policies to 

better recognise the importance and requirements of retirement villages6. 

Mr Blair has recommended rejecting these submissions, stating that 

sufficient recognition has been made for retirement villages and the needs 

of the elderly in: 

 

                                            
5  Evidence in Chief Council - Adam Scott Blair, dated 12 March. 
6  Evidence in Chief Council - Adam Scott Blair, paragraph 8.15. 
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Objective 14.1.1 a. An increased supply that will:  

i.  enable a wide range of housing types, sizes, and densities;  

ii.  meet the diverse needs of the community in the immediate recovery 

period; and 

51 As I have discussed in paragraphs 30 to 34 of my evidence, 

accommodating Christchurch’s aging population is a significant issue facing 

the city.  This is acknowledged in part by policy 14.1.1.4 which specifically 

provides for retirement villages. Without specific recognition of retirement 

villages and aged qualifying housing issues within the objective of Chapter 

14 there is no connection down to Policy 14.1.1.4.  I therefore consider the 

amendments sought by Ryman (set out in Appendix B of my evidence) are 

required to establish a provisions framework necessary for properly 

providing for the development of retirement villages in the City.  

52 Mr Blair provides some discussion on the rules that provide for retirement 

villages.  I note that he has recommended changes to the Residential 

Suburban Zone and the Residential Suburban Transition Zone.  However, 

he does not appear to have made any recommended changes to the four 

other residential zones included in the notified Chapter 14.  Nor has he 

provided any discussion on the submissions made on these zones.  As I 

have outlined earlier in my evidence, I contend that the approach set out in 

my Appendix B should be applicable across all of the proposed residential 

zones in the City.  As I understand it, this position has been accepted by 

the Council following mediation.    

53 Finally, Ryman made submissions on several definitions in the CRDP.  

Pages 228-230 of Mr Blair’s evidence includes proposed amendments to 

definitions. Those definitions Ryman submitted upon do not appear to be 

addressed.  It is not clear whether Ryman’s submission on the definitions 

has been recommended to be rejected by the Council officer or whether 

this part of the submission will be addressed in another chapter.  I have 

included the amendments sought by Ryman on the definitions within 

Appendix B of my evidence.  As set out in Ryman’s submission, the 

changes to these definitions is necessary to ensure that retirement village 

activities, and activities associated with retirement villages, are 

encapsulated within the definitions and do not conflict with other definitions.  
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These changes are also necessary to align with relevant legislation.  The 

definition for retirement villages in the notified provisions is unusual as it 

contains commercial tenure and payment details which are unrelated to the 

actual activity (namely to accommodate and care for aged people).  The 

existing definition could also require the release by retirement village 

operators of commercially sensitive tenure and payment mechanisms, 

which is inappropriate.  

RESPONSE TO OTHER PARTIES’ FURTHER SUBMISSIONS 

54 A total of eight further submission were received on Ryman’s submission.  

Several of these were in support or partial support of Ryman’s submission 

and related to the provisions relating to retirement villages.  I do not 

consider it necessary to address those submissions in support of Ryman’s 

submission.  As you have heard from Mr Collyns, the Retirement Village 

Association is in full support of Ryman’s position in relation to Chapter 14 

and has adopted it.  

55 Residential Construction and Tyalla Limited submitted in support of 

Ryman’s submission where it sought greater recognition and provision for 

the housing needs of the elderly.  However, they did not support that part 

of Ryman’s submission that only makes provision for elderly persons 

housing or age qualifying housing (if so renamed7), as part of a retirement 

village.  Ryman develops and administers retirement villages. Its 

submission on the CRDP relates to retirement villages and seeks 

appropriate provisions to enable the efficient development and 

management of retirement villages.  I agree with the Residential 

Construction and Tyalla that appropriate provision for elderly persons 

housing should also be provided where they do not form part of a retirement 

village.   

56 I understand that part of these further submissions relates to the definitions.  

I note that the amendment proposed for the definition of ‘retirement villages’ 

sought to include ‘age-qualifying developments’ (or currently defined as 

‘elderly persons housing’) as part of a retirement village activity.  It did not 

                                            
7  Ryman has submitted that the name of the definition entitled “Elderly persons housing’ in the 

notified Chapter 14 proposal be changed to “age-qualifying developments”.  
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seek to require age-qualifying development to be part of retirement villages 

and certainly it is not intended that it preclude standalone age qualifying 

developments.  

57 The Canterbury District Health Board (CDHB) opposed Ryman’s 

submission to delete the “Life stage inclusive and adaptive design and 

energy and water efficiency provisions” from the CRDP.  The CDHB 

considers that the life stage inclusive and adaptive design, and energy and 

water efficient provisions contribute positively to achieving community 

health and wellbeing.  I do not support the inclusion of these provisions in 

the CRDP as I consider these provisions to be highly prescriptive, onerous 

and unnecessary.  These rules prescribe internal design features such as 

specifying the types of taps that are permitted for new residential 

development, and the height of and type of door handles to be fitted.  In my 

view these provisions do not meet the purpose of the RMA as they are not 

relevant to the promotion of sustainable management of natural and 

physical resources.    

58 The Lyttleton Port Company (LPC) lodged a further submission on Ryman’s 

submission insofar as it relates to retirement village activities within the Port 

Influences Overlay Area.  This overlay falls within the Residential Banks 

Peninsular Zone and the Residential Conservation Zone.  Chapter 14 

provides for all sensitive activities within the Port Influences Overlay Area 

to be non-complying activities.  The definition of “sensitive activities” that 

relates to the Port Influences Overlay Area includes “elderly persons’ 

housing complex or care facility”8 and this would capture retirement 

villages.  I acknowledge reverse sensitivity issues may arise from the 

establishment of a retirement village within the Port Influences Overlay, and 

I consider a non-complying activity status to be appropriate.   

59 Finally, the Christchurch International Airport Limited (CIAL) lodged a 

further submission in partial opposition to Ryman’s submission.  CIAL 

oppose any intensification of residential activities within the 50 Ldn dBA 

noise contour.  I acknowledge and support the imposition of noise contours 

within District Plans to enable the management of reverse sensitivity effects 

                                            
8  I note that the definition of Sensitive Activities is the subject of several submission points.  
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associated with airport noise.  However, I do not consider that restricting 

residential activity, including retirement villages, within the 50 Ldn dBA 

noise contour to be justified or necessary.  The requested relief would 

unnecessarily constrain the legitimate development and re-development of 

retirement villages within the community.   Application of the 50 Ldn dBA 

noise contour covers too broad an area and finds no basis within NZS 

6805:19992 – Airport Noise Management and Land Use Planning.   I 

therefore hold the view that CIAL’s submission regarding this matter should 

be rejected and in my view no rules that limit the development of retirement 

villages within the 50 Ldn dBA noise contour should be included in Chapter 

14 of the CRDP.   

CONCLUSION 

60  Christchurch’s ageing population is increasing demand for medium to high 

density housing options. This is particularly evident in the demand being 

experienced by Ryman for its retirement village developments (as well as 

other members of the RVA). 

61 This demand for retirement housing has implications for the management 

of residential zones in the Christchurch, within new and existing residential 

communities and neighbourhoods.  The management of retirement villages 

is directly relevant to the provision of social wellbeing of people and 

communities in accordance with Section 5(2) of the RMA.  In my opinion, 

this changing demand scenarios should be specifically recognised in the 

objectives and policies of Chapter 14 of the CRDP.  

62  Chapter 14 of the CRDP requires amending so that it is acknowledged that 

retirement villages are a residential use and need to locate in such areas in 

order to ensure that the elderly population stay connected to their existing 

communities and social infrastructure.  The rule framework set out in 

Appendix B, which is accepted by the retirement village industry 

submitters, acknowledges that retirement villages are an appropriate and 

legitimate use of residentially zoned land by including retirement villages 

(of a scale the same or similar as other forms of residential development) 

as permitted activities.  
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63 Further amendments are required to Chapter 14 to refine the matters over 

which Council’s discretion is reserved. Again I have set out my suggested 

approach at Appendix B.    

64 Finally, I consider the management of Christchurch’s ageing population and 

its changing housing needs to be vitally important in promoting the social 

wellbeing of people and communities in accordance with Section 5(2) of the 

RMA.  The amendments to the provisions as I have set out in Appendix B 

provide an appropriate response in managing the development of 

retirement villages and their environmental effects.     

 

John Kyle 

20 March 2015 



APPENDIX A 

SUMMARY OF RECENT EXPERIENCE 

 Queenstown Lakes District Council – preparation of a Plan Change to expand 

Queenstown town centre, including to accommodate a convention centre. 

 Environmental Protection Authority – advisor to the Minister appointed Board of Inquiry 

regarding a Plan Change by Tainui Group Holdings and Chedworth Properties for the 

Ruakura Inland Port Development, Hamilton.   

 Wellington International Airport Limited – strategic and resource management advice 

with respect to revised Airport Master Plan and Runway Extension – Wellington City. 

 Environmental Protection Authority – advisor to the Minister appointed Board of Inquiry 

regarding a Notice of Requirement and resource consent applications by the New 

Zealand Transport Agency with respect to the Expressway between Peka Peka and 

Otaki on the Kapiti Coast.  

 Environmental Protection Authority – advisor to the Minister appointed Board of Inquiry 

regarding a Notice of Requirement and resource consent applications by the New 

Zealand Transport Agency with respect to the Expressway between MacKays Crossing 

and Peka Peka on the Kapiti Coast.  

 Environmental Protection Authority – advisor to the Minister appointed Board of Inquiry 

regarding resource consent applications and designations by the New Zealand 

Transport Agency with respect to the proposed Transmission Gully Project – 

Wellington Region.  

 Environmental Protection Authority – advisor to the Minister appointed Board of Inquiry 

regarding resource consents by the New Zealand Transport Agency and a Plan 

Change proposal by the New Zealand Transport Agency to change the Wellington 

Regional Water Plan associated with proposed Transmission Gully Road of National 

Significance – Wellington Region.  

 Wellington International Airport Limited – Scoping of designations and resource 

consents for improving degree of CAA compliance – Wellington City.  

 Alliance Group – advisor regarding various regional and district plans – nationwide.  

 Alliance Group Limited – Air Discharge Consents – Pukeuri Meat Processing Works, 

Pukeuri - Otago Region. 

 TrustPower Limited – Proposed alteration to the Rakaia Water Conservation Order – 

Lake Coleridge Hydro Electric Power Scheme – Canterbury Region. 

 Meridian Energy Limited – Proposed Mokihinui Hydro Electric Power Scheme, 

damming, water and land use related consents, Buller District and West Coast Region. 

 TrustPower Limited – Wairau Hydro Electric Power Scheme, water and land use related 

consents, Marlborough District. 

 Sanford Limited, various marine farm proposals Marlborough Sounds, Marlborough 

District.  

 Genesis Power Limited – due diligence Slopedown Wind Farm, Southland District and 

Southland Region.  

 Port Marlborough Limited – Plan Change proposal to alter the marina zone within the 

Marlborough Sounds Resource Management Plan to provide for consolidation of 

marina development in Waikawa Bay, Marlborough District. 



 

 

 Irmo Properties Limited – Resource consent application for retail complex, Green Island 

– Dunedin City. 

 Port Marlborough Limited – Resource consent application for occupation of coastal 

space – Shakespeare Bay port facilities – Marlborough District.  

 Meridian Energy Limited – Proposed Wind Farm, Lammermoor Range, Central Otago 

District and Otago Region. 

 Riverstone Holdings Limited – Proposed Monorail Link – Lake Wakatipu to Fiordland, 

Department of Conservation Concession Application – Southland Conservancy.  

 Otago Regional Council – Consents required for controlling the Shotover River to 

mitigate flood risk – Queenstown Lakes District and Otago Region. 

 Queenstown Airport Corporation – Runway End Safety Area, designation and 

construction related consents, Queenstown Lakes District and Otago Region. 

 Queenstown Airport Corporation – aircraft noise controls – Plan Change and 

Designation, Queenstown Lakes District. 

 Queenstown Airport Corporation – aircraft flight fan controls – Designation, 

Queenstown Lakes District. 

 Queenstown Airport Corporation – Notice of Requirement for land adjacent to QAC in 

order provide for the future expansion of airport operations, Queenstown Lakes District. 

 Ryman Healthcare Ltd – proposed retirement village – land use and stormwater 

consents – Philpotts Road, Christchurch.  

 Ryman Healthcare Ltd – Rest Home and Hospital Facility, Roslyn - Dunedin City. 

 Ryman Healthcare Ltd –redevelopment of Beckenham Courts Retirement Village, 

Christchurch 

 Ryman Healthcare Ltd – J Wallace Retirement Village High Court action, Palmerson 

North.  

 Infinity Investment Group – Pegasus Town, North Canterbury – Waimakariri District, 

Canterbury Region.   

 TrustPower Limited – Proposed Kaiwera Downs Wind Farm, Gore District and 

Southland Region. 

 Willowridge Developments – 3 Parks Plan Change to create new commercial, large 

format retail, service, tourist and residential land use zones, Wanaka, Queenstown 

Lakes District. 

 Various clients – advice with respect to the promulgation of Resource Management 

Plans and Changes to those Plans – various Districts and Regions – predominantly 

South Island.   

 



APPENDIX B  

RELIEF SOUGHT BY RYMAN AND RVA 



 

 

Residential Chapter 14 (Part) Provisions sought by Ryman 

The following sets out the provisions sought by Ryman for Chapter 14 of the Christchurch Replacement District 

Plan notified in Stage 1.   

 

NB not all the underlying and strikethrough with grey highlight are Ryman’s amendments.  

NB the document sets out only those provisions for which an amendment is sought.  

 

Chapter 14 Residential (part) 
 

14.1 Objectives and Policies  
14.1.1 Objective - Housing supply  
a.  An increased supply that will:  

i. enable a wide range of housing types, sizes, and densities in a manner consistent with 

Objectives ……….[Hearings Panel decision on Strategic Directions];  

ii. meet the diverse needs of the community in the immediate recovery period; and longer 

term, including social and temporary housing options; and  

iii. assist in improving housing affordability; and 

iv provides for a range of accommodation options and ancillary services for older people.  

 

 

14.1.1.4 Policy – Provision of retirement villages 

 

a. Provide for comprehensively designed and well located higher density 

accommodation options and accessory services for older people and those requiring 

care or assisted living, throughout all residential zones.  

b. Enable retirement villages to be located where residents can retain a connection to 

their community. 

c. Recognise that retirement villages can have a higher density to typical residential 

development in order to provide the assisted living and care services required.  

 
Note: This policy also applies to Objective 14.1.2. 

 
14.1.5.1 Policy – Neighbourhood character, amenity and safety  

 

a.  Ensure individual developments contribute to high quality residential environments in all 

residential areas by:  

i. reflecting the context, character, and scale of building anticipated in the neighbourhood;  

ii. contributing to a high quality street scene;  

iii. providing a high level of on-site amenity;  

iv. minimising noise effects from traffic, railway activity, and other sources where necessary to 

protect residential amenity;  

 v. providing safe, efficient, and easily accessible movement for pedestrians, cyclists, and 

vehicles; and  

vi. incorporating principles of crime prevention through environmental design.  

 
14.1.6.10 Policy – Protection and enhancement of natural features and amenity  
a.  Ensure that development complements and maintains or enhances amenity, Ngāi Tahu 

manuwhenua cultural values, recreational, heritage and ecological indigenous biodiversity 

features and values, particularly for conservation areas, rivers and streams.  

 

 
 



 

 

 

14.2 Rules – Residential Suburban Zone and Residential Suburban     
Density Transition Zone  

 

14.2.2.1  Activity Status Tables – Permitted Activities  

In the Residential Suburban Zone and the Residential Suburban Density Transition Zone the activities listed 

below are permitted activities if they comply with the Activity Specific Standards set out in this table and the 

Built Form Standards in Rule 14.2.3. Retirement village activities need only comply with the Built Form 

Standards listed in the Activity Specific Standards set out in this table. 

 

P25 Retirement villages. The activity shall achieve the following built form standards:  

14.2.3.3  Building height 

14.2.3.4    Site Coverage 

14.2.3.6  Daylight recession planes 

14.2.3.7  Minimum building setbacks from internal boundaries  

14.2.3.9  Road boundary garage and building setback 

14.2.3.13  Water supply for fire fighting 

Building façade length - There must be a recess in the façade of a building 

where it faces a side or rear boundary from the point at which the building 

exceeds a length of 16m. The recess must:  

1. be at least 1m in depth, for a length of at least 2m 

2. be for the full height of the wall 

3. include a break in the eave line and roof line of the façade 

 
14.2.2.3 Restricted Discretionary Activities  

The activities listed below are restricted discretionary activities. 

 

Discretion to grant or decline and impose conditions is restricted to the matters of discretion set out in 14.9 for 

each standard, as set out in the following table.  For the avoidance of doubt, the Built Form Standards (14.2.3) 

do not apply to retirement village activities that are restricted discretionary activities.  

  

RD9 Retirement villages 

that comply with all of 

the built form 

standards in 14.2.3 

where they are not 

provided for as a 

permitted activity. 

a.Urban design and Māori urban design principles - 14.9.6. 

1.          Assessment Matters for Retirement Villages 14.9.37 Assessment 

matters for restricted discretionary activities – Enhanced 

Development Mechanism, Community Housing Redevelopment 

Mechanism and Retirement Villages. 

b. Scale of activity - 14.9.14. 

c. Traffic generation and access safety - 

 14.9.15. 

b. 14.9.37 assessment matters for 

restricted discretionary activities – 

Enhanced Development 

Mechanism, Community Housing 

edevelopment Mechanism, and 

retirement villages.  

 

http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=43577
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http://proposeddistrictplan.ccc.govt.nz/Pages/Plan/Book.aspx?HID=26797


 

 

 
14.2.3 Built Form Standards  

14.2.3.1 Site Density  

Each residential unit shall be containted contained within its own separate site. The site shall have a minimum 

net site area as follows: 

5. Retirement Villages There shall be no minimum net site area for any site for any residential 

units).  

 

14.2.3.2  Multi-unit residential complexes, and multiunit social housing complexes and 
retirement villages – tree and garden planting (page 43) 

14.2.3.3  Building height  

The maximum height of any building shall be: 

 

14.2.3.4 Site coverage  

5. Retirement village. 40% 35%      45% 

 

 

  Activity Standard 

1. All buildings unless specified below. 8m 

2. Multi-unit social housing complexes in the Residential Suburban Zone. 5.5m and of a single storey only. 

3. Minor dwelling units in the Residential Suburban Zone. 5.5m and of a single storey only. 

4. Multi-unit residential complexes in the Residential Suburban Zone. 5.5m and of a single storey only. 

5. Retirement Village Buildings  within 15m of  an abutting  site boundary 

where the abutting site is: 

i. not part of retirement village development; and 

in the Residential Suburban Zone or the Residential Suburban 

Density Transition Zone. 

8m 

6.  Retirement Village Buildings further than 15m of  an abutting  site 

boundary where the abutting site is: 

i. not part of the retirement village development; and 

ii.  in the Residential Suburban  Zone or the Residential 

Suburban  Density Transition Zone 

11m 

http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41604
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
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14.2.3.6 Daylight recession planes  

a. Buildings shall not project beyond a building envelope constructed by recession planes, as shown 

in Appendix 14.10.2 Diagram A, from points 2.3 metres above:  

i.  internal boundaries; or 

ii.  where an internal boundary of a site abuts an access lot or access strip the recession plane may be 

constructed from points 2.3 metres above the furthest boundary of the access lot or access strip or 

any combination of these areas; or  

iii. where buildings on adjoining sites have a common wall along an internal boundary the recession 

planes shall not apply along that part of the boundary covered by such a wall. 

b.   Where the building is located in an overlay that has a permitted height of more than 11 metres, the 

recession plane measurement shall commence from points 2.3 metres above internal boundaries and 

continue on the appropriate angle to points 11 metres above ground level, at which point the recession 

plane becomes vertical. 

 

Except that: 

c.  Where Retirement Village Buildings are more than 15m from an abutting site boundary where the abutting 

site is: 

i.  not in the development area; and 

ii in the Residential Suburban Zone or the Residential Suburban Density Transition Zone they shall not 

project beyond a building envelope constructed by recession planes, as shown in Appendix 14.10.2 

Diagram C, from points 2.3 metres above:  

iii.  internal boundaries; or 

iv.  where an internal boundary of a site abuts an access lot or access strip the recession plane 

may be constructed from points 2.3 metres above the furthest boundary of the access lot or access 

strip or any combination of these areas; or  

v.  where buildings on adjoining sites have a common wall along an internal boundary the 

recession planes shall not apply along that part of the boundary covered by such a wall. 

 

Refer to Appendix 14.10.2 for permitted intrusions. 

c. d.  Where sites are located within a Floor Level and Fill Management Area, recession 

plane breaches created solely by the need to raise floor levels will be exempt from the 

standard in a. and b. above.  

 

 

14.3 Rules – Medium Density Zone 
 

14.3.2.1  Permitted Activities  

In the Residential Medium Density Zone the activities listed below are permitted activities if they 
comply with any Activity specific standards set out in this table and the Built form standards in Rule 
14.3.3 and the area specific standards in Rule 14.3.4. Retirement village activities need only comply 
with the Built Form Standards listed in the Activity Specific Standards set out in this table.    

 
Activities may also be restricted discretionary, discretionary, non complying or prohibited as specified 
in Rules 14.3.2.3, 14.3.2.4, 14.3.2.5, and 14.3.2.6. 
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P23 Retirement villages. The activity shall achieve the following built form standards:  

14.3.3.2  Building height and maximum number of stories 

14.3.3.3    Site Coverage 

14.3.3.5  Daylight recession planes 

14.3.3.6 Minimum building setbacks internal boundaries  

14.3.3.8  Road boundary garage and building setback 

14.3.3.18 Water supply for fire fighting 

Building façade length - There must be a recess in the façade of a building 

where it faces a side or rear boundary from the point at which the building 

exceeds a length of 16m. The recess must:  

1. be at least 1m in depth, for a length of at least 2m 

2. be for the full height of the wall 

3.        include a break in the eave line and roof line of the façade 

 
14.3.2.3 Restricted Discretionary Activities 

The activities listed below are Restricted Discretionary Activities. 
 
Discretion to grant or decline consent and impose conditions is restricted to the matters of discretion 

set out in 14.9 for each standard, as set out in the following table.  For the avoidance of doubt, the 

Built Form Standards (14.3.3) do not apply to retirement village activities that are restricted 

discretionary activities. 

 

 

RD7 Retirement Villages 

where they are not 

provided for as a 

permitted activity. 

a.Urban design and Māori urban design principles - 14.9.6. 

1.         Assessment Matters for Retirement Villages 14.9.37 Assessment 

matters for restricted discretionary activities – Enhanced Development 

Mechanism, Community Housing Redevelopment Mechanism and 

Retirement Villages 

b. Scale of activity - 14.9.14. 

c. Traffic generation and access safety - 

 14.9.15. 

 

 

 

14.3.3.16 Acoustic Insulation  

Any new habitable space within any residential unit, traveller’ accommodation., or retirement village: 

 

14.3.3.3 Site coverage  

The maximum percentage of the net site area covered by buildings shall be 45 percent. 
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14.4 Rules – Residential Banks Peninsular Zone 
 

14.4.2.1 Permitted Activities   

In the Residential Banks Peninsula Zone the activities listed below are permitted activities if they 
comply with any Activity Specific Standards set out in this table and the Built Form Standards in 
Rule 14.2.3. Retirement village activities need only comply with the Built Form Standards listed in 
the Activity Specific Standards set out in this table.    
 
Activities may also be restricted discretionary, discretionary, noncomplying or prohibited as specified 
in Rules 14.4.2.3, 14.4.2.4, 14.4.2.5, and 14.4.2.6. 

P25 Retirement villages. The activity shall achieve the following built form standards:  

14.4.3.2  Building height and maximum number of stories 

14.4.3.3    Site Coverage  

14.4.3.4 Minimum building setback from side and rear internal boundaries  

14.4.3.5 Daylight recession planes 

14.4.3.6  Building setbacks from road boundaries  

14.4.3.9 Water supply for fire fighting 

Building façade length - There must be a recess in the façade of a building 

where it faces a side or rear boundary from the point at which the building 

exceeds a length of 16m. The recess must:  

1. be at least 1m in depth, for a length of at least 2m 

2. be for the full height of the wall 

3. include a break in the eave line and roof line of the façade 

 

 
14.4.2.3 Restricted Discretionary Activities 

The activities listed below are restricted discretionary activities. 
 
Discretion to grant or decline consent and impose conditions is restricted to the matters of discretion 
set out in 14.9 for each standard, as set out in the following table. For the avoidance of doubt, the 
Built Form Standards (14.4.3) do not apply to retirement village activities that are restricted 
discretionary activities. 

 

RD3 Retirement Villages 

where they are not 

provided for as a 

permitted activity. 

a.Urban design and Māori urban design principles - 14.9.6. 

1.           Assessment Matters for Retirement Villages 14.9.37 Assessment 

matters for restricted discretionary activities – Enhanced Development 

Mechanism, Community Housing Redevelopment Mechanism and 

Retirement Villages 

b. Scale of activity - 14.9.14. 

c. Traffic generation and access safety - 

 14.9.15. 

Note: Geriatric hospice and hospital care which are not part of a 
retirement village are subject to the Health Care Facilities 
standards. 

 

 

 

14.4.3.3 Site coverage  

The maximum percentage of the net site area of any site covered by buildings excluding:  
1. fences, walls and retaining walls;  
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2. eaves and roof overhangs up to 600 millimetres in width from the wall of a building;  

3. uncovered swimming pools up to 800 millimetres in height above ground level; and  

4. decks, terraces, balconies, porches, verandahs, bay or box windows (supported or cantilevered) 
which:  

a. are no more than 800 millimetres above ground level and are uncovered or unroofed; or where 
greater than 800 millimetres above ground level and/or covered or roofed, are in total  

b. no more than 6m2 in area for any one site;  
 

shall be 35 percent, except for retirement villages which shall be 45%. 

 

 
14.5 Rules – Residential Conservation Zones 

14.5.2.1  Permitted Activities  

In the Residential Banks Peninsular Conservation Zone the activities listed below are permitted 
activities if they comply with any Activity Specific Standards set out in this table and the Built Form 
Standards in Rule 14.5.3. Retirement village activities need only comply with the Built Form 
Standards listed in the Activity Specific Standards set out in this table.    
 
Activities may also be restricted discretionary, discretionary, non complying or prohibited as 
specified in Rules 14.5.2.3, 14.5.2.4, 14.5.2.5, and 14.5.2.6. 

 

P23 Retirement villages. The activity shall achieve the following built form standards:  

14.5.3.2 Building Height 
14.5.3.9 Site Coverage  

14.5.3.3 Daylight recession planes 

14.5.3.4 Minimum building setback from side internal boundaries  

14.5.3.5  Building setbacks from road boundaries  

14.5.3.8 Water supply for fire fighting 

Building façade length - There must be a recess in the façade of a building 

where it faces a side or rear boundary from the point at which the building 

exceeds a length of 16m. The recess must:  

1. be at least 1m in depth, for a length of at least 2m 

2. be for the full height of the wall 

3.     include a break in the eave line and roof line of the façade 

 

 

14.5.2.3 Restricted Discretionary Activities 

The activities listed below are restricted discretionary activities. 
 
Discretion to grant or decline consent and impose conditions is restricted to the matters of discretion 
set out in 14.9 for each standard, as set out in the following table. For the avoidance of doubt, the 
Built Form Standards (14.5.3) do not apply to retirement village activities that are restricted 
discretionary activities. 

 

RD3 Retirement villages 

where they are not 

provided for as a 

permitted activity. 

a.Urban design and Māori urban design principles - 14.9.6. 

1.           Assessment Matters for Retirement Villages 14.9.37 Assessment 

matters for restricted discretionary activities – Enhanced Development 

Mechanism, Community Housing Redevelopment Mechanism and 

Retirement Villages 

b. Scale of activity - 14.9.14. 
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c. Traffic generation and access safety - 

 14.9.15. 

Note: Geriatric hospice and hospital care which are not part of a 
retirement village are subject to the Health Care Facilities 
standards. 

 

 

 
 

14.5.3.9 Site coverage  

Area / Activity  Standard 

Lyttleon 60% 

Akaroa 35% 

Retirement Villages 45% 

 

 
14.6 Rules – New Neighbourhood Zones 

 

14.6.2.1  Permitted Activities 
In the New Neighbourhood Zone the activities listed below are permitted activities if they comply 
with any Activity Specific Standards set out in this table and the Built Form Standards in Rule 14.6.3. 
Retirement village activities need only comply with the Built Form Standards listed in the Activity 
Specific Standards set out in this table.    

Activities may also be restricted discretionary, discretionary, noncomplying or prohibited as specified in Rules 

14.6.2.3, 14.6.2.4, 14.6.2.5, and 14.6.2.6.   

 

P20 Retirement villages The activity shall achieve the following built form standards:  

14.6.3.2 Building height, minimum number of stories (Halswell only) maximum 
number of storeys and minimum façade height 

14.6.3.3 Site Coverage 

14.6.3.5 Daylight recession planes 

14.6.3.6 Minimum building setback internal boundaries  

14.6.3.12 Road boundary building setback  

14.6.3.19 Water supply for fire fighting 

Building façade length - There must be a recess in the façade of a building 

where it faces a side or rear boundary from the point at which the building 

exceeds a length of 16m. The recess must:  

1. be at least 1m in depth, for a length of at least 2m 

2. be for the full height of the wall 

3.      include a break in the eave line and roof line of the façade 
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14.6.2.3 Restricted Discretionary Activities  

 

The activities listed below are restricted discretionary activities. 
 
Discretion to grant or decline consent and impose conditions is restricted to the matters of discretion 
set out in 14.9 for each standard, as set out in the following table. For the avoidance of doubt, the 
Built Form Standards (14.6.3) do not apply to retirement village activities that are restricted 
discretionary activities. 

 

 

RD5 Retirement villages 

where they are not 

provided for as a 

permitted activity. 

a.Urban design and Māori urban design principles - 14.9.6. 

1.           Assessment Matters for Retirement Villages 14.9.37 Assessment 

matters for restricted discretionary activities – Enhanced Development 

Mechanism, Community Housing Redevelopment Mechanism and 

Retirement Villages 

b. Scale of activity - 14.9.14. 

c. Traffic generation and access safety - 

 14.9.15. 

 

 

 

 

14.6.3.2 Building height, minimum number of storeys (North Halswell only) 
maximum number of storeys and minimum faced height  

 

Maximum height of any building shall be: 

 

1 Height all sites created by the Comprehensive 
Land Use and Subdivision consent process or for 
retirement villages.  

 

11m  

 

 

14.6.3.3 Site coverage  

The maximum percentage of the net site area for sites that have not received a comprehensive resource 

consent covered buildings shall be 40 percent, except for retirement villages which shall be 45%. 

 

 

14.9 Matters of Discretion  
 

14.9.37 Assessment matters for restricted discretionary activities – Enhanced Development 

Mechanism, Community Housing Redevelopment Mechanism and Retirement Villages 

 

This section contains all restricted discretionary matters and assessment criteria that apply to 

retirement villages located in any Residential or Commercial zone. For the avoidance of doubt, clauses 

http://proposeddistrictplan.ccc.govt.nz/Pages/Plan/Book.aspx?HID=26788
http://proposeddistrictplan.ccc.govt.nz/Pages/Plan/Book.aspx?HID=26796
http://proposeddistrictplan.ccc.govt.nz/Pages/Plan/Book.aspx?HID=26797


 

 

14.9.1 – 14.9.36 of this chapter and any other restricted discretionary matters, assessment criteria 

and other information requirements in the Plan (with the exception of those relevant provisions 

contained in the Natural Hazards Chapter) do not apply to retirement villages.  

 

Whether the development, while bringing change to existing environments, is appropriate to its context taking 

into account: 

1. engagement with and contribution to adjacent streets and public open spaces with regard to fencing and 

boundary treatments, sightlines, building orientation and setback, configuration of pedestrian entrances, 

windows and internal living areas within buildings, and if on a corner site is designed to emphasise the 

corner; 

2. integration of access, car parking and garaging in a way that is safe for pedestrians and cyclists, and that 

does not visually dominate the development, particularly when viewed from the street or other public 

spaces; 

3. retention or response to existing character buildings or established protected landscape features on the 

site, particularly mature protected trees, which contribute to the amenity of the area; 

4. appropriate response to context with respect to subdivision patterns, visible scale of buildings, degree of 

openness, building materials and design styles; 

5. incorporation of Crime Prevention Through Environmental Design (CPTED) principles, including effective 

lighting, passive surveillance, management of common areas and clear demarcation of boundaries and 

legible entranceways; 

6. residential amenity for occupants and neighbours, in respect of outlook, privacy, noise, odour, light spill, 

weather protection, and access to sunlight, through site design, building, outdoor living and 

service/storage space location and orientation, internal layouts, landscaping and use of screening; 

7. creation of visual quality and interest through the separation of buildings, variety in building form, 

distribution of walls and openings, and in the use of architectural detailing, glazing, materials, and colour; 

8. where practicable the incorporation of environmental efficiency measures in the design, including passive 

solar design principles that provide for adequate levels of internal natural light and ventilation; and 

9. Whether specified staging and timing requirements to ensure development is undertaken in a coordinated 

and timely fashion; 

10. Whether developments using the Community Housing Redevelopment Mechanism contribute to 

delivering any relevant area Master plan or other opportunities to improve the local area.  

  



 

 

Definitions 

 

Retirement village 
means any land, building or site used for a comprehensive residential development that contains 
two or more residential units, together with services and/or facilities for onsite residents and staff (for 
example, including care facilities, and hospital care, recreation, leisure, welfare facilities and 
activities, and other non-residential activities accessory to the retirement village), predominantly for 
persons in their retirement or persons in their retirement and their spouses or partners, and 
includes: 

 a retirement village as defined in s.6 of the Retirement Villages Act 2003; and  

 a rest home defined in s.58(4) of the Health and Disability Services (Safety) Act 2001 accessory 
nursing and medical care; and 

 an age qualifying development;  

 

:- and for which  the residents pay, or agree to pay, a capital sum as consideration and regardless of whether: 

a. a resident’s right of occupation of any residential unit is provided by way of freehold or leasehold title, 

crosslease title, unit title, lease, licence to occupy, residential tenancy, or other form of assurance, for life 

or any other term; or 

b. the form of the consideration for that right is a lump sum payment or deduction, or a contribution or a 

payment in kind of any form, a periodic payment or deduction, or any combination of such payments or 

deductions, whether made before, during, or after occupancy; or 

c. the consideration is actually paid or agreed to be paid by a particular resident or particular residents or on 

behalf of that resident or those residents, or by another person for the benefit of that resident or those 

residents; or 

d. the resident makes an additional payment or periodical payment (for example, a service fee) for any 

services or facilities or access to such services or facilities; or 

e. the services or facilities, or both, are provided by the owner of the land, building or site, or by any other 

person under an arrangement with the operator of the retirement village. 

 

A retirement village includes any common areas and facilities to which residents of the retirement village have 

access under their occupation rights agreements.  

 
Reliant definitions 
Building 
Care facility 
Hospital 
Residential Unit 
Site 
 
Related definitions  
Health care facility 
Age-qualifying developments  
Care facility 
Sensitive activities 
Sheltered housing 
Supported Residential Care 

 

 

Health Care Facility  
means land and/or buildings used for the provision of physical and mental health services for 
people, including: 

a. hospitals and ancillary gymnasiums and/or pools which are part of a hospital service and treatment 
programme; 



 

 
b. care facilities for the elderly and/or the disabled which include medical facilities and may incorporate 

onsite accommodation but does not include care facilities for the elderly provided within a retirement 
village; 

 

nb. clause ‘c’ through “g” not included here.  

 

 

Elderly Persons Housing Aged-qualifying developments 

means one of a group of residential units developed or used for the accommodation of elderly 
persons, where the group is either held under one title or unit titles under the Unit Titles Act 2010 
with a body corporate, and which is encumbered by a bond or other appropriate legal instrument 
which ensures that the use of the unit is confined to elderly persons.  

 

 

Care Home 

means a facility providing rest home care within the meaning of the Health and Disability Services (Safety) Act 

2001, or a home for the residential care of people with special needs, and/or any land or buildings used for the 

care during the day of elderly persons or people with special needs. 

 


