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1. INTRODUCTION 

1.1 My name is Patricia Harte and I am a planner and principal with Davie Lovell-Smith Ltd, 

consultant Planners, Surveyors and Engineers of Christchurch.  

1.2 I have the qualifications of LL.B (Hons) and M.Sc (Resource Management) and am a full Member 

of the New Zealand Planning Institute. I have over 30 years’ experience providing planning 

advice and services to private clients and district and regional councils. I have been very 

involved in assisting councils through all phases of reviewing their district plans, including the 

drafting of issues, objectives, policies and rules. 

2. CODE OF CONDUCT 

2.1 I confirm that I have read the Code of Conduct for expert witnesses contained in the Environment 

Court Practice Note 2014. I confirm that I have considered all material facts that I am aware of 

that might alter or detract from the opinions I express, and that this evidence is within my area of 

expertise, except where I state that I am relying on evidence of another person.  

3. EXECUTIVE SUMMARY 

 The provisions for retirement villages in the residential zones are not clear as to which, if 

any, standards have to be met. This has real potential to create uncertainty for both 

applicants and the Council in administering the Plan.  

 The proposal of the retirement village submitters for villages to be permitted activities 

subject to conditions provides greater certainty in administering the District Plan because 

it is clear what standards are to be met and then sets in place the basis on which 

breaches of these standards are to be assessed. 

 The proposal also has the advantage of acknowledging that retirement villages are a 

legitimate form of residential development and not something that has to always prove 

itself through a consent procedure.  

4. Provision for retirement villages in Replacement District Plan 

4.1  Summerset Group develops and operates retirement villages through New Zealand. They recently 
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have come to Christchurch with the immediate goal of establishing two villages within the next 

three years. Others may follow. They are keen that any provisions within the Replacement 

District Plan recognize retirement villages as an important and integral part of residential 

provision. Commonly these villages have independent residential units along with different levels 

of care through to full hospital care for people with various levels of dependency. They also 

provide community facilities and services for all residents including social, sporting and 

recreational opportunities. 

4.2 This combination of activities has, in the past resulted in retirement villages being subject to a 

mixture of district plan rules and standards, none of which were tailored to their format and 

function. The Replacement Plan with its activity based rules provides an opportunity for specific 

recognition of retirement villages. While this has been taken up by the City Council, the detail of 

the rules and standards to be met across the various residential zones is somewhat mixed and 

inconsistent. Summerset’s submission seeks to have these rules and standards made clear and 

consistent. 

5 Status of retirement villages 

5.1  There are six residential zones contained in Stage 1 of the Replacement District Plan, namely 

Residential Suburban (was Living 1) Residential Suburban Density Transitional (was Living 2), 

Medium Density  (was Living 3), Residential Banks Peninsula, Residential Conservation and 

Residential New Neighbourhood. Retirement villages, which are defined as per the Retirement 

Villages Act 2003, are listed as Restricted Discretionary Activities in all of these residential zones. 

What is less than clear is what, if any, built form standards have to be met by retirement villages 

to be a restricted discretionary activity. It should be noted that along with other “activities” 

listed, a number of restricted discretionary activities are simply specified as “Non-compliance 

with Rule ##”. So in effect there are two types of restricted discretionary activities, those that are 

actual activities (and which are not permitted) and those activities which do not meet specified 

standards. I presume the latter relates to permitted activities, but I am unclear whether it applies 

to activities listed as restricted discretionary. 

5.2 Permitted activities in their introductory statement specify that:  

…activities listed below are permitted activities if they comply with all the Activity 

 Specific Standards set out in the table below and the Built Form Standards” 
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 Restricted discretionary activities in contrast simply state: 

The activities listed below are restricted discretionary activities   and 

5.3 On the basis of these two statements it could be concluded that listed restricted discretionary 

activities are not required to comply with the built form standards in each of the zones. However, 

there are a number of standards where retirement villages are specifically mentioned. In the 

Residential Suburban and Residential Suburban Density Transition these standards are site 

density, site coverage, tree and garden planting and outdoor living space. This then raises the 

question whether all the other built form standards are intended to apply to retirement villages.  

To add to the confusion the built form standards vary throughout the various residential zones so 

retirement villages would be required to meet different standards. A further query is what is the 

status of a listed restricted discretionary activity if a built form standard is not met? 

 

5.4 It is for this reason that Summerset lodged a submission seeking that these matters be sorted out 

so that it is very clear what is expected of a retirement village in residential zones and what 

matters would be relevant if consent was required. In particular what standards, if any, have to 

be met? 

6. Submissions 

6.1 The Retirement Village Association and Rymans Healthcare have submitted requesting that 

retirement villages be a permitted activity in all residential zones subject to an appropriate set of 

standards. The key message associated with their submission is that retirement villages should be 

recognised as an important and legitimate part of the fabric of residential areas and that this is 

not reflected by a status which requires all villages to obtain resource consent. A critical part of 

the permitted activity approach is the need for permitted villages to meet basic standards that 

apply through each of the residential zones i.e. height, recession planes, and boundary setbacks.  

In this way they are being treated the same as most other residential activities in these zones.  

7. Proposal following mediation 

7.1 Following mediation with Scott Blair the Council Planner, John Kyle on behalf of the various 

retirement village submitters prepared a draft rule. This rule, which is attached to my evidence, is 

based on the revised rules circulated with Scott Blair’s evidence on the Residential Chapter. It 

therefore has a number of additions and strikethroughs which are not relevant to retirement 

villages. The important components of this rule are: 
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 The standards that have to be met by retirement villages are listed in the right hand 

column under the heading “Activity Specific Standards”. This is the clarity that 

Summerset seek and which I support. 

 The standards that have to be met include the basic height and setbacks that other 

residential buildings and developments have to meet. This means that a complying 

village will have many of the same physical attributes as other residential buildings and 

developments as experienced from neighbouring areas. In addition a new standard is 

proposed dealing with façade length. This has been developed to address potential 

adverse effects of long facades often associated with the main building in retirement 

villages containing centralised facilities.  

 The one standard which the villages will not have to meet is a density requirement, which 

is usually in the form of a minimum area per residential unit. This is something that 

villages very rarely meet because they are based on the fundamental requirement of 

centralised facilities being as accessible as possible. This means they are within a short 

walking distance for residents. To achieve this accessibility, the density of a village is 

usually greater than the surrounding area. 

 Any village development which does not meet any of the standards becomes a restricted 

discretionary activity. It is expected that most of the larger villages which have 

centralised facilities will require consent as they are very likely to breach the 8m height 

rule.  The proposed basis for assessment of these developments is a slightly modified 

version of assessment matters developed for the Enhanced Development and 

Community Housing Redevelopment Mechanism. These modifications are intended to 

retain focus on the interface effects rather than internal design and layout. This allows 

companies to have their own style which they have developed over time in response to 

customer preferences.   

8 Conclusion 

8.1 I consider the proposal of the retirement village submitters provides greater certainty in 

 administering the District Plan because it is clear what standards are to be met by smaller villages 

 and then sets in place the basis on which breaches of these standards is to be assessed. The 

 proposal also has the advantage of acknowledging that retirement villages are a legitimate form 

 of residential development and not something that has to prove itself through a consent 

 procedure. However, if the Panel decides that retirements villages are to remain as restricted 
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 discretionary activities in residential zones then I strongly recommend that it be made clear what, 

 if any, standards they have to meet to avoid confusion over this matter. 

 

  

 Patricia Harte 



Residential Chapter 14 Provisions sought by Ryman 

The following sets out the provisions sought by Ryman for section 14.2 Residential Suburban and 

Residential Suburban Transition Zone of Chapter 14.   

 

NB not all the underlying with grey highlight are Ryman’s insertions.  

 

The same changes are sought for the following sections as per Ryman’s submission: 

 14.3 – Medium Density Zone;  

 14.4 – Residential Banks Peninsular Zone;  

 14.5 – Residential Conservation Zone; and  

 14.6 – New Neighbourhood Zones 

 
4.2.2.1 Activity Status Tables – Permitted Activities (page 18) 

 

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 

14.2.3.6  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 (page 33) 

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.  

  

http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=43577


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.  

 

14.2.3 Built Form Standards (page 42) 

 

14.2.3.1 Site Density (page 42) 

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 retirement 

village activity (including 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 (page 44) 

The maximum height of any building shall be: 

  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. 

http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=43577
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
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41604
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41729


 

14.2.3.4 Site coverage (page 45) 

5. Retirement village. 40% 35% 45% 

14.2.3.6 Daylight recession planes (page 47) 

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. 

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=41513
http://proposeddistrictplan.ccc.govt.nz/Pages/Plan/Book.aspx?HID=26998
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41482
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41484
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41482
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41484
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41484
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41604
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=43151
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41482
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41484
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41482
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41484
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41484
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41513
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41511
http://proposeddistrictplan.ccc.govt.nz/Pages/Plan/Book.aspx?HID=26998


 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.  

 

 

14.9 Matters of Discretion (page 211) 

 

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 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.  

http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=41724
http://proposeddistrictplan.ccc.govt.nz/common/user/contentlink.aspx?sid=43098
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