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SUBMISSION ON PLAN CHANGE 12 TO THE HAMILTON CITY DISTRICT PLAN 
UNDER CLAUSE 6 OF THE FIRST SCHEDULE TO THE RESOURCE 

MANAGEMENT ACT 1991 
 
 

To: planchange@hcc.govt.nz  

Name of Submitter: Metlifecare Limited  

 

Address: c/- MinterEllisonRuddWatts 
PO Box 105249 
Auckland 1143 
Attention: Bianca Tree  
 
Telephone No: (09) 353 9700 
Email: bianca.tree@minterellison.co.nz 

 
 

INTRODUCTION   

1. This is a submission on the Plan Change 12 to the Hamilton City District Plan 

(Plan Change) on behalf of Metlifecare Limited (Metlifecare).  The Plan 

Change was notified by Hamilton City Council on 19 August 2022.  

2. This submission relates to the provisions in the Plan Change relating to the 

use and development of retirement villages in the district.  

3. Metlifecare could not gain an advantage in trade competition through this 

submission.  

BACKGROUND TO METLIFECARE 

4. Metlifecare was established in 1984 and is a leading owner and operator of 

retirement villages in New Zealand.  Metlifecare focuses on providing 

outstanding care and ensuring the comfort, happiness, and wellbeing of its 

residents by developing and maintaining high quality housing and creating 

dynamic, vibrant, and diverse social communities for older people throughout 

New Zealand.   

5. Metlifecare operates using a range of different development models which 

generally include a variety of residential unit layouts ranging from apartments 

and townhouses for independent living, through to assisted living apartments 

and residential care homes with rest home to hospital level care for residents 

who need additional assistance. 
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6. Metlifecare is actively providing feedback to all councils on their district plans 

to recognise and provide for retirement villages in appropriate locations.  Most 

relevantly, Metlifecare owns and operates two retirement villages in the 

Hamilton district: 

(a) Wilson Carlile Village, 562 Grey Street, Hamilton East; and 

(b) Forest Lake Gardens, 2 Minogue Drive, Te Rapa. 

OVERALL COMMENT ON PLAN CHANGE 

7. Retirement villages are communities specifically designed to cater to the needs 

and lifestyles of older people who are some of the most vulnerable members of 

the community.  As New Zealand’s population grows and ages, the continued 

supply of retirement village housing will be crucial to ensure that the elderly 

population have suitable housing that meets their needs.  

8. The local community benefits from the provision of retirement villages.  For 

example, they release pressure on social and health services and contribute to 

employment in New Zealand, both in the construction sector and day-to-day 

operations.  They also have a crucial role in the general housing market 

because the supply of retirement village housing releases existing housing 

stock into the market. 

9. There are currently 345,960 New Zealanders over 75 and estimated this will 

reach 832,810 by 2048. The demand for retirement village units continues to 

grow as a reflection of this population increase, and an estimated 24,413 new 

units will be required by 2033.1 

10. While development continues, market challenges including the global 

pandemic, rising inflation, labour shortages, supply chain constraints and 

development constraints continue to put pressure on the industry.  A recent 

Market Review by JLL concluded that retirement villages across New Zealand 

continue to deliver new units to meet increasing demand, however demand is 

outstripping development pipeline demand.   

11. Overall, it is critical that the Plan Change adequately recognises these 

development constraints and provide clear direction for the establishment of 

retirement villages in appropriate locations in Hamilton by ensuring the 

 

1  JLL’s 10th White Paper - Retirement Villages Market Review 2022, dated July 14 2022.  
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objectives, policies, and rules more clearly recognise the functional and 

operation needs of this housing typology. 

12. It is also necessary for the Plan Change to give effect to the National Policy 

Statement on Urban Development 2020 (NPS-UD) and Resource Management 

(Enabling Housing and Other Matters) Amendment Act 2021 (Amendment 

Act), to provide for more intensive development and to recognise that the built 

form of our urban areas will change to provide greater housing choice and 

supply.  

13. In particular Metlifecare:  

(a) seeks that the zoning for Forest Lake Gardens be changed from 

General Residential to Medium Density Residental;  

(b) supports the High Density Residential zoning of the Wilson Carlile 

Village; 

(c) seeks the rezoning of part of the Hamilton Racecourse to Medium 

Density Residential; 

(d) supports the provisions in the Plan Change which enable development 

of retirement villages as a restricted discretionary activity in the General 

Residential zone, Medium Density Residential zone, and High Density 

Residential zone; 

(e) seeks to ensure that the objectives, policies, rules, and standards 

applicable to retirement village development recognise the social and 

health benefits of the activity and provide for the functional and 

operational needs of this type of development.  

14. The specific provisions of the Plan Change that are supported or opposed are 

set out in the table at Appendix 1 to this submission. 

REASONS FOR RELIEF SOUGHT 

15. The reasons for the relief sought are set out in Appendix 1.  In addition to the 

specific reasons in Appendix 1, the relief sought by Metlifecare seeks to 

ensure that the Plan Change:  

(a) will give effect to the objectives and policies of the NPS UD; 
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(b) will contribute to well-functioning urban environments;

(c) is consistent with the sustainable management of physical resources

and the purpose and principles of the RMA;

(d) will meet the requirements to satisfy the criteria of section 32 of the

RMA;

(e) will meet the reasonably foreseeable needs of future generations; and

(f) is consistent with sound resource management practice.

DECISION SOUGHT AND HEARING 

16. The relief sought by Metlifecare is set out in Appendix 1.  In addition to that

specific relief, Metlifecare seeks such other additional or consequential relief to

give effect to the matters raised in this submission.

17. Metlifecare wishes to be heard in support of its submission.

18. If others wish to make a similar submission, Metlifecare will consider

presenting a joint case with them at the hearing.

DATED this 30th day of September 2022 

Metlifecare Limited by its solicitors and duly 

authorised agents MinterEllisonRuddWatts 

Bianca Tree 
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Address for service  

Metlifecare Limited 

c/- MinterEllisonRuddWatts 

PO Box 105 249 

AUCKLAND 1143 

Attention:   Bianca Tree  

 

Telephone No: (09) 353 9700 

Fax No.  (09) 353 9701 

Email: bianca.tree@minterellison.co.nz 

 

 

 

 

 



   

 

   

 
 

APPENDIX 1: Metlifecare’s submission on Plan Change 12 to the Hamilton City District Plan 
 

Chapter / 
Sub-part 

Specific 
provision / 

matter 
Position Reason for submission Decisions requested / relief sought 

4.1 All 
Residential 
Zones 

Objective 
4.1.2.2 

Support in 
part 

Metlifecare supports Objective 4.1.2.2 to the extent it provides a range of housing typologies.  However, as housing 
typologies may change over time it is not appropriate to require these to be ‘consistent’ with planned urban built 
character.  Providing for a range of suitable housing types is necessary to provide for the needs of New Zealand’s 
ageing population. 

Amend Objective 4.1.2.2 as follows (or words to like effect): 

Development maximises the use of land by providing a range of 
housing typologies that support are consistent with the needs of 
the community and the neighbourhood’s planned urban built 
character while ensuring the provision of infrastructure services as 
part of any development.  

Objective 
4.1.2.3 

Support 
Metlifecare supports Objective 4.1.2.3 and Policies 4.1.2.3b, 4.1.2.3c and 4.1.2.3d.  It is important that 
development contributes to a well-functioning urban environment and provides for the needs of all people (including 
retirement village residents). 

Retain Objective 4.1.2.3 as notified. 

Policy 4.1.2.3b Support Retain Policy 4.1.2.3b as notified. 

Policy 4.1.2.3c Support Retain Policy 4.1.2.3c as notified. 

Policy 4.1.2.3d Support Retained Policy 4.1.2.3d as notified. 

Objective 
4.1.2.4 

Oppose in 
part 

Metlifecare opposes Objective 4.1.2.4 to the extent that it requires non-residential activities to remain compatible 
with residential amenity values.  This requirement does not recognise that non-residential activities associated with 
retirement villages (such as healthcare facilities, commercial kitchens, recreational facilities, and administrative 
offices) are essential for the operation of retirement villages but may not be compatible with residential amenity 
values.  

Amend Objective 4.1.2.4 as follows (or wording to similar effect): 

Residential activities remain the dominant activity in the 
Residential Zones and non-residential activities (that are not 
directly associated with the operation of a residential activity) 
remain compatible with residential amenity values. 

Policy 4.1.2.4e 
Oppose in 
part 

Metlifecare opposes Policy 4.1.2.4e to the extent that it does not recognise that non-residential activities associated 
with retirement villages (such as healthcare facilities, commercial kitchens, recreational facilities, and administrative 
offices) only serve the retirement village they relate to (not the local residential area) and may not be of a size that 
reflects the anticipated residential amenity of the neighbourhood.   

Amend Policy 4.1.2.4e as follows (or wording to similar effect): 

Non-residential activities must only that serve the local residential 
area and must be of a size scale that reflects the anticipated 
residential amenity of the neighbourhood. 

Objective 
4.1.2.6 

Oppose in 
part 

Metlifecare opposes Objective 4.1.2.6, and Policies 4.1.2.6a, 4.1.2.6b, 4.1.2.6c, 4.1.2.6h to the extent they require 
a level of amenity that is consistent with the planned built environment, as this fails to recognise that some 
residential activities, such as retirement villages, have different functional and operational needs and different on 
site amenity requirements.  Metlifecare considers that retirement villages may require greater density than the level 
of amenity consistent with the planned urban environment allows, to enable efficient provision of services.   

In addition, policy 4.1.2.6b has a strong direction of ‘require’, while for various reasons, including for on-site amenity 
it may not be appropriate to apply CPTED principles.  It is important that more flexibility be provided so that this 
does not lead to adverse outcomes.   

Policy 4.1.2.6c provides a very prescriptive list of design outcomes.  Many of these are inappropriate and should 
not apply to retirement village development.  It is important that the plan provides more flexibility and recognises 
functional and operational needs.      

As our residential areas need to provide for more intensification, it is also not appropriate to constrain development 
by requiring existing vegetation and trees to be maintained wherever possible, or to ‘require’ landscaping to 
mitigate potential adverse effects of activities.  

Amend Objective 4.1.2.6 as follows (or wording to similar effect): 

Residential developments are designed and developed to create 
an attractive and safe urban environment, providing a level of 
amenity that supports consistent with the planned urban 
environment while recognising the functional and operational 
needs of activities.: 

i. On site for residents 

ii. On adjoining sites; and 

iii. For the transport corridor and public open spaces. 

 

Policy 4.1.2.6a 
Oppose in 
part 

Amend Policy 4.1.2.6a as follows (or wording to similar effect): 

Ensure that all development has a public ‘front’, where neighbours 
and visitors will access and primarily experience the development 
from and a private ‘back’, where public access is restricted and by 
invitation only.  Require development to compatibly configure its 
fronts and backs with those of adjacent development so as to 
positively contribute to the amenity of well-defined public and 
publicly accessible spaces, and private spaces. 

Policy 4.1.2.6b 
Oppose in 
part 

Amend Policy 4.1.2.6b as follows (or words to similar effect): 

Encourage Require buildings as structures adjacent to the 
boundary of public and publicly accessible areas (including 



   

 

   

 
 

Chapter / 
Sub-part 

Specific 
provision / 

matter 
Position Reason for submission Decisions requested / relief sought 

transport corridors) to incorporate CPTED principles where 
appropriate.  

Policy 4.1.2.6c 
Oppose in 
part 

Amend Policy 4.1.2.6c as follows (or words to similar effect): 

Building and development design achieves quality on-site amenity 
while recognising the needs of the residents by providing: 

(and delete i – xiii). 

Policy 4.1.2.6f Oppose Delete Policy 4.1.2.6f 

Policy 4.1.2.6h 
Oppose in 
part 

Amend Policy 4.1.2.6h to read as follows (or words to similar 
effect): 

Require the provision of Provide for landscaping to mitigate 
potential adverse effects of activities and to contribute to the 
overall amenity of residential areas.   

Policy 4.1.2.6j 
Oppose in 
part 

Amend Policy 4.1.2.6j as follows (or words to similar effect): 

Ensure any development is well designed and minimises building 
bulk and visual dominance effects and mitigates visual dominance 
effects on adjoining sites, including minimising opportunities for 
overlooking adjoining properties.   

 

 New provision Oppose 

The specific objectives and policies in the residential zones, particularly the Medium Density Residential zone and 
the High Density Residential zone, will be in conflict with these general objectives and policies.  It will be difficult to 
reconcile these without guidance in the plan.  Guidance must be given to confirm that the specific zone objectives 
and policies take precedence in the event of conflict. 

Add a note to this section that provides (or words to similar effect): 

In the event of conflict between the objectives and policies in 4.1 
and the objectives and policies in the residential zone that applies, 
the objectives and policies in the residential zone shall prevail.    

 

Planning maps 

Plan Change 
12 zoning for 
Forest Lake 
Gardens 

Oppose 

Metlifecare opposes the application of the General Residential Zone to the Forest Lake Gardens site (as shown in 
Figure 2 below) and seeks for this site to be zoned Medium Density Residential zone. 

This site is a pocket of residential land, that is appropriate to have a more intensive residential zone.  Zoning the 
site to Medium Density Residential will also be consistent with the proposed rezoning of part of the adjoining 
racecourse site to Medium Density Residential. 

Figure 2 – Proposed zoning for Forest Lake Gardens 

 

Amend the zoning of the Forest Lake Gardens site, as shown in 
the planning maps, to Medium Density Residential. 



   

 

   

 
 

Chapter / 
Sub-part 

Specific 
provision / 

matter 
Position Reason for submission Decisions requested / relief sought 

4.2 General 
Residential 
Zone 

Objective 
4.2.2.1 

Support 

Metlifecare supports Objective 4.2.2.1 as it provides for integrated development (which includes retirement villages) 
in the General Residential Zone. 

 

Retain Objective 4.2.2.1 as notified. 

 

Objective 
4.2.2.2 

Support in 
part 

Oppose in 
part 

Metlifecare supports Objective 4.2.2.2 as it provides for a variety of housing types and sizes.   

Metlifecare considers that Objective 4.2.2.2 should be expanded to recognise that the housing and the needs of 
people are changing, particularly due to our aging population and the affordability of housing. 

Amend Objective 4.2.2.2 as follows (or wording to similar effect): 

The General Residential Zone and development within it provide 
for a variety of housing types and sizes that respond to: 

i. The diverse and changing Hhousing needs and demand; and 

ii. The neighbourhood’s planned urban built character, including 1 
to 3 storey buildings. 

Policy 4.2.2.2a Support Metlifecare supports recognition of the variety of housing typologies and densities. Retain Policy 4.2.2.2a as notified 

Policy 4.2.2.2b 
Support in 
part 

Metlifecare supports recognition that amenity values will change, however the qualifications to the policy are not 
required and are appropriately addressed by assessment against the relevant development standards.  

Amend Policy 4.2.2.2b as notified to delete “and (except where a 
neighbour has provided written approval to a proposal):” and 
delete (i) and (ii).  

Rule 4.2.3.1g Support Metlifecare supports the restricted discretionary activity status for retirement villages. Retain Rule 4.2.3.1g as notified. 

Rule 4.2.3.1oo Support Metlifecare supports the permitted activity status for demolition or removal of existing buildings. Retain Rule 4.2.3.1oo as notified. 

Rule 4.2.3.1qq Support 
Metlifecare supports the permitted activity status for maintenance, repair and alterations and additions to existing 
buildings. 

Retain Rule 4.2.3.1qq as notified. 

4.2.5 Rules – 
General 
Standards – 
General 
Residential 
Zone. 

Support in 
part 

Metlifecare generally supports the Standards in 4.2.5 to the extent that they apply to the retirement villages in the 
General Residential Zone. 

Retain the Standards in 4.2.5 as notified (except where changes 
are requested below). 

Standard 
4.2.5.2 Building 
Coverage 

Oppose in 
part 

Metlifecare considers that the maximum building coverage for retirement villages should be 60%.  Allowing 60% 
building coverage for retirement villages recognises the additional services and amenity areas that need to be 
provided in a village and will enable a more efficient use of land. 

Amend Standard 4.2.5.2 as follows (or wording to similar effect): 

(b) Maximum building coverage for retirement villages and any 
terrace housing units and apartments where onsite parking is 
provided and accessed by a rear lane. 

Standard 
4.2.5.3 
Permeability 
and 
Landscaping 

Oppose in 
part 

The standards requiring 20% landscaping per residential unit at ground floor would be onerous for a retirement 
village development and in practice a variety of private and shared landscaped spaces are provided.    

Metlifecare considers that on front, corner sites and through sites, landscaping planted in grass, shrubs and trees 
required forward of the front building line should be a minimum of 40% for retirement villages, this control should 
also apply to the yard area, rather than from the front building line (as in some cases buildings may be set further 
back). 

Amend Standard 4.2.5.3(b) to provide that it does not apply to 
retirement villages. 

 

Add a new (vi) to Standard 4.2.5.3(c) as follows (or wording to 
similar effect): 

(c) On front, corner sites and through sites, landscaping planted in 
grass, shrubs and trees required in the yard forward of the front 
building line. 

… 

(iv) Retirement villages: Minimum 40% 

Standard 
4.2.5.9 Outlook 
Space 

Oppose in 
part 

Metlifecare considers that the minimum outlook space for a principal living room in a retirement village should be 
3m by 3m rather than 4m by 4m.  An outlook space of 4m by 4m is difficult to achieve for all units in a 
comprehensive retirement village development as a standard room dimension for most dwellings is 3m.  From 
Metlifecare’s experience, it is confident that a high level of amenity for residents can be achieved by a 3m by 3m 
outlook space, particularly where other outdoor communal and recreational spaces are provided. 

Amend Standard 4.2.5.9 as follows: 

(b) A principal living room (other than in a retirement village unit) 
must have an outlook space with a minimum dimension of 4 
metres in depth and 4 metres in width. 
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Sub-part 

Specific 
provision / 

matter 
Position Reason for submission Decisions requested / relief sought 

(ba) a principal living room in a retirement village unit must have 
an outlook space with a minimum dimension of 3 metres in depth 
and 3 metres in width. 

Standard 
4.2.5.10 
Outdoor Living 
Area 

Oppose in 
part 

Metlifecare considers that retirement villages should be excluded from the Outdoor Living Area Standard at 
4.2.5.10.  The Outdoor Living Area Standard requires a minimum outdoor living space for each unit that may be 
grouped cumulatively in one communally accessible location directly adjacent to the unit.  This is not appropriate 
for retirement villages as they often have smaller individual outdoor areas with larger communal outdoor spaces 
and internal recreation spaces that are not appropriately or easily calculated on a per dwelling basis and are not 
directly adjacent to all units. 

Amend Standard 4.2.5.10(b) as follows (or wording to similar 
effect): 

The above standards do not apply to retirement villages, managed 
care facilities or rest homes. Refer to Rule 4.2.6.5 and Rule 4.2.6.8 

Standard 
4.2.5.11 Waste 
Management 
and Service 
Areas 

Oppose in 
part 

Metlifecare considers that retirement villages should be excluded from the Waste Management and Service Areas 
Standard at 4.2.5.11.  The Waste Management and Service Areas Standard requires a service area for each unit, 
which is not appropriate for retirement villages as they often have communal service areas to ensure waste 
disposal is easy, efficient and safe for residents. 

Amend Standard 4.2.5.11(e) as follows (or wording to similar 
effect): 

These standards do not apply to retirement villages, managed care 
facilities or rest homes. Refer to Rule 4.2.6.5 and Rule 4.2.6.8 

Planning maps 

Plan Change 
12 zoning for 
Wilson Carlile 
Village 

Support 

Metlifecare supports the application of the High Density Residential Zone to the Wilson Carlile Village site (as 
shown in Figure 1 below) because the site is centrally located and could support more intensive development.  The 
site is currently within the Residential Intensification Zone under the Operative District Plan. 

Figure 1 – Proposed zoning for Wilson Carlile Village 

 

Retain the High Density Residential zoning of the Wilson Carlile 
Village site, as shown in the planning maps. 

4.4 High 
Density 
Residential 
Zone 

Objective 
4.4.2.1 

Support  
Metlifecare supports Objective 4.4.2.1 and Policies 4.4.2.1, 4.4.2.1a and 4.4.2.1b to the extent they provide for a 
range of housing typologies consistent with high density urban character.  Providing for a range of housing types is 
necessary to provide for the needs of New Zealand’s increasing and ageing population.  However, height of at least 
6 stories should be supported rather than required.   

 

Retain Objective 4.4.2.1 as notified. 

 

Policy 4.4.2.1a Support Retain Policy 4.4.2.1a as notified. 

Policy 4.4.2.1b 

Support in 
part 

 

Amend Policy 4.4.2.1b as follows: 

Support Require the height, bulk, density and appearance of 
development to contribute to a high density urban character of at 
least 6 storeys. 

Objective 
4.4.2.2 

Support 
Retain Objective 4.4.2.2 as notified. 



   

 

   

 
 

Chapter / 
Sub-part 

Specific 
provision / 
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Position Reason for submission Decisions requested / relief sought 

Policy 4.4.2.2a Support Metlifecare generally supports Objective 4.4.2.2 and Policies 4.4.2.2a-c which provide for development within the 
High Density Residential Zone that incorporates best practice urban design principles that contribute to an 
attractive, liveable, and functional high density environment. 

Retain Policy 4.4.2.2a as notified. 

Policy 4.4.2.2b 
Support in 
part 

Amend Policy 4.4.2.2b to read as follows (or words to like effect): 

Require developments adjoining existing public pedestrian and 
cycling throughfares …  

Policy 4.4.2.2.c Support Retain Policy 4.4.2.2c as notified. 

Rule 4.4.3.1l Support Metlifecare supports the restricted discretionary activity status for retirement villages. Retain Rule 4.4.3.1l as notified. 

Rule 4.4.3.1oo Support Metlifecare supports the permitted activity status for demolition or removal of existing buildings. Retain Rule 4.4.3.1oo as notified. 

Rule 4.4.3.1pp Support 
Metlifecare supports the permitted activity status for maintenance, repair and alterations and additions to existing 
buildings. 

Retain Rule 4.4.3.1pp as notified. 

4.4.5 Rules – 
General 
Standards 

Support in 
part 

Metlifecare generally supports the Standards in 4.4.5 to the extent that they apply to the retirement villages in the 
High Density Residential Zone. 

Retain the Standards in 4.4.5 as notified (except where changes 
are requested below). 

Standard 
4.4.5.10 
Outdoor Living 
Area 

Oppose in 
part 

Metlifecare considers that retirement villages should be excluded from the Outdoor Living Area Standard at 
4.4.5.10 because it requires a minimum outdoor living space for each unit, that may be grouped cumulatively in one 
communally accessible location directly adjacent to the unit.   This is not appropriate for retirement villages which 
often have communal outdoor spaces and internal recreation spaces that are not appropriately or easily calculated 
on a per dwelling basis and not directly adjacent to all units.  It is also not an appropriate standard to include in a 
high density residential zone, where maximum use should be made of land that has access to other off site 
amenities.  

Amend Standard 4.5.5.10(d) as follows (or wording to similar 
effect): 

The above standards do not apply to retirement villages, managed 
care facilities or rest homes. Refer to Rule 4.2.6.5 and Rule 4.2.6.8 
Rule 4.4.6.4 and Rule 4.4.6.5  

[We understand the reference to Rule 4.2.6.5 and Rule 4.2.6.8 is 
an error] 

 

Standard 
4.4.5.11 Waste 
Management 
and Service 
Areas 

Oppose in 
part 

Metlifecare considers that retirement villages should be excluded from the Waste Management and Service Areas 
Standard at 4.4.5.11 because it requires a service area for each unit, which is not appropriate for retirement 
villages as they often have communal service areas.  Retirement village operators incorporate appropriate waste 
collection systems to ensure that this is easy, safe and efficient for residents.  

Amend Standard 4.4.5.11(e) as follows (or wording to similar 
effect): 

These standards do not apply to retirement villages, managed care 
facilities or rest homes (refer to Rule 4.4.6.3 and Rule 4.4.6.4) 

4.3 Medium 
Density 
Residential 
Zone 

Objective 
4.3.2.1 

Support 
Metlifecare supports Objective 4.3.2.1 which promotes comprehensive and integrated development (which includes 
retirement villages) for the development of 4 or more residential units within the Medium Density Residential Zone. 

Retain Objective 4.3.2.1 as notified. 

Policies 
4.3.2.1a-f 

Support 
Metlifecare supports Policies 4.3.2.1a-f. Retain Policies 4.3.2.1a-f as notified. 

Objective 
4.3.2.2 

Support in 
part  

Oppose in 
part 

Metlifecare supports Objective 4.3.2.2 and Policy 4.3.2.2a to the extent they provide for a range of housing types 
and sizes. 

Metlifecare considers that Objective 4.3.2.2 should be amended to recognise that the housing and the needs of 
people are changing, particularly due to our aging population and the affordability of housing. 

 

Amend Objective 4.3.2.2 as follows (or wording to similar effect): 

The Medium Density Residential Zone and development within it 
provide for a variety of housing types and sizes that respond to: 

(i) Changing and diverse Hhousing needs and demand; and 

(ii) The neighbourhood’s planned urban built character, including 3 
to 5 storey buildings. 

Policy 4.3.2.2a Support Retain Policy 4.3.2.2a as notified. 

Policy 4.3.2.2b 
Support in 
part 

Metlifecare supports recognition that amenity values will change, however the qualifications to the policy are not 
required and are appropriately addressed by assessment against the relevant development standards. 

Amend Policy 4.3.2.2b as notified to delete “and (except where a 
neighbour has provided written approval to a proposal):” and 
delete (i) and (ii). 

Policy 4.3.2.2c Oppose This policy is overly restrictive, as medium density development and the zone can be appropriate in other locations. Delete Policy 4.3.2.2c 

Rule 4.3.3.1k Support Metlifecare supports the restricted discretionary activity status for retirement villages. Retain Rule 4.3.3.1k as notified. 
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Rule 4.3.3.1tt Support Metlifecare supports the permitted activity status for demolition or removal of existing buildings. Retain Rule 4.3.3.1tt as notified. 

Rule 4.3.3.1vv Support 
Metlifecare supports the permitted activity status for maintenance, repair and alterations and additions to existing 
buildings. 

Retain Rule 4.3.3.1vv as notified. 

4.3.4 Rules – 
General 
Standards 

Support in 
part 

Metlifecare generally supports the Standards in 4.4.5 to the extent that they apply to the retirement villages in the 
Medium Density Residential Zone. 

Retain the Standards in 4.3.4 as notified (except where changes 
are requested below). 

Standard 
4.3.4.2 Building 
Coverage 

Oppose in 
part 

Metlifecare considers that the maximum building coverage for retirement villages should be 60%.   Allowing 60% 
building coverage for retirement villages will allow more efficient use of land within the Medium Density Residential 
zone. 

Amend Standard 4.3.4.2 as follows (or wording to similar effect): 

(a) All residential units (except for retirement villages and terrace 
housing units and apartment units where onsite parking is provided 
and accessed by a rear lane then 4.3.4.2(b) applies). 

(b) Maximum building coverage for retirement villages and any 
terrace housing units and apartments where onsite parking is 
provided and accessed by a rear lane – 60% 

Standard 
4.3.4.3 
Permeability 
and 
Landscaping 

Oppose in 
part 

The standards requiring 20% landscaping per residential unit at ground floor would be onerous for a retirement 
village development and in practice a variety of private and shared landscaped spaces are provided.    

Metlifecare considers that on front, corner sites and through sites, landscaping planted in grass, shrubs and trees 
required forward of the front building line should be a minimum of 20% for retirement villages in the Medium 
Density Residential zone.  This control should also apply to the yard area, rather than from the front building line 
(as in some cases buildings may be set further back). 

Amend Standard 4.3.4.3(b) to state that it does not apply to 
retirement villages. 

Amend Standard 4.3.4.3(c) as follows (or wording to similar effect): 

(c) On front, corner sites and through sites, landscaping planted in 
grass, shrubs and trees required in the yard forward of the front 
building line. 

(iv) Retirement villages: Minimum 20% 

Standard 
4.3.4.9 Outlook 
Space 

Oppose in 
part 

Metlifecare considers that the minimum outlook space for a principal living room in a retirement village should be 
3m by 3m rather than 4m by 4m.  An outlook space of 4m by 4m is difficult to achieve for all units in a 
comprehensive retirement village development.  Metlifecare is confident that a high level of amenity for residents 
can be achieved by a 3m by 3m outlook space, particularly where other outdoor communal and recreational spaces 
are provided. 

Amend Standard 4.3.4.9 as follows: 

(b) A principal living room (other than in a retirement village unit) 
must have an outlook space with a minimum dimension of 4 
metres in depth and 4 metres in width. 

(ba) a principal living room in a retirement village unit must have 
an outlook space with a minimum dimension of 3 metres in depth 
and 3 metres in width. 

As alternative relief, amend Standard 4.3.4.9 to apply a 3m by 3m 
outlook space for all residential development.   

Standard 
4.3.4.10 
Outdoor Living 
Area 

Oppose in 
part 

Metlifecare considers that retirement villages should be excluded from the Outdoor Living Area Standard at 
4.3.4.10.  The Outdoor Living Area Standard requires a minimum outdoor living space for each unit that may be 
grouped cumulatively in one communally accessible location directly adjacent to the unit.  This is not appropriate 
for retirement villages as they often have communal outdoor spaces and internal recreation spaces that are not 
appropriately or easily calculated on a per dwelling basis and not directly adjacent to all units. 

Amend Standard 4.3.4.10 as follows (or wording to similar effect): 

The outdoor living area standards in Rule 4.3.4.10 do not apply to 
retirement villages, managed care facilities or rest homes. See 
Rule 4.3.5.5 and Rule 4.3.5.8 

Standard 
4.3.4.11 Waste 
Management 
and Service 
Areas 

Oppose in 
part 

Metlifecare considers that retirement villages should be excluded from the Waste Management and Service Areas 
Standard at 4.3.4.11.  The Waste Management and Service Areas Standard requires a service area for each unit, 
which is not appropriate for retirement villages as they often have communal service areas. 

Amend Standard 4.3.4.11(e) as follows (or wording to similar 
effect): 

The waste management and service area standards in Rule 
4.3.4.11 do not apply to retirement villages, managed care facilities 
or rest homes. See Rule 4.3.5.5 and Rule 4.3.5.8 

Planning maps 

Private Plan 
Change 13 
(PPC 13) 

Rezoning of 
part of Te Rapa 
Racecourse 

Oppose 

Metlifecare seeks that an integrated approach is taken to align PC 12 with PPC 13. 

Metlifecare seeks that PC 12 rezones part of Te Rapa Racecourse (at 37 Sir Tristram Avenue) from Major Facilities 
Zone to Medium Density Residential Zone and provides for a Te Rapa Racecourse Medium Density Residential 
Precinct, in accordance with PPC 13 (lodged by the Waikato Racing Club Incorporated). 

In particular, Metlifecare seeks that the approx 1.5 ha of land identified on the map below be rezoned to Medium 
Density Residential zone, as shown on the map below: 

Amend the planning maps to provide for the rezoning of part of Te 
Rapa Racecourse to Medium Density Residential Zone, as 
requested in PPC 13 and as shown in the map in this submission. 

Introduce a Te Rapa Racecourse Medium Density Residential 
Precinct as requested in PPC 13. 
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