
AUTHOR & PRESENTER

Nigel Matthews, Aged Advisor New Zealand, Christchurch
As founder of New Zealand’s largest review site for Retirement Villages and  
Aged Care, Nigel has 10 years of in-depth knowledge on the sector and what 
residents think. He has spoken and listened to literally thousands of prospective 
and existing village residents and brings a wealth of resident experience to help 
others better understand the needs and perspectives of residents.

Troy Churton, Independent Consultant, Auckland
Troy spent six years at the Retirement Commissioner’s office as National Manager 
– Retirement Villages (2015-2020), where he was responsible for the monitoring, 
recommendation of code revisions and engagement with parties within the sector. 
Having previously practised in law firms, held advisory roles across public sector 
agencies and privately consulted within the village sector he has a vast  
knowledge-base to share on the framework and fishhooks.

The statements and conclusions contained in this book are those of the author(s) only and not those of the New Zealand Law Society. This 
book has been prepared for the purpose of a Continuing Legal Education course. It is not intended to be a comprehensive statement of the 
law or practice, and should not be relied upon as such. If advice on the law is required, it should be sought on a formal, professional basis.

Peter Carr
As Past-President of the Retirement Village Residents Association, Peter has 
spoken to thousands of residents throughout the country and is regularly invited to 
present at conferences and seminars. As a past Director of Field Days, Justice of 
the Peace, and resident in a retirement village, he is well practised at speaking and 
sharing first-hand experience of what residents should be told about before moving 
into a village.

PRESENTER



 

CONTENTS 
1. ACRONYMS EXPLAINED – THE RESIDENT PERSPECTIVE ................................................. 1 

2. INTRODUCTION ............................................................................................................................... 3 

3. HIGH LEVEL INDUSTRY OVERVIEW ........................................................................................ 5 

BIG 6 OPERATORS ...................................................................................................................................... 5 
PENETRATION RATES ................................................................................................................................. 5 
EXPECTED INCREASE ................................................................................................................................. 5 

4. WHY DO PEOPLE LOOK AT RETIREMENT VILLAGES? ...................................................... 7 

HOW RETIREMENT VILLAGE OFFERINGS DIFFER… ..................................................................................... 7 
DMF MODELS COMPARED .......................................................................................................................... 7 
RENTING VS RETIREMENT VILLAGES WITH AN ORA... ............................................................................... 8 
BEST PRACTICE DECISION-MAKING... ......................................................................................................... 9 

5. PRE-ENTRY ...................................................................................................................................... 11 

WHAT TO ASK IF SOMEONE APPROACHES YOU BEFORE THEY HAVE DECIDED ON A VILLAGE  
OR VILLAGE LIFE? .................................................................................................................................... 11 
IS IT A LIFESTYLE VILLAGE, RETIREMENT VILLAGE, GATED COMMUNITY OR A REST HOME? .................... 11 
CHECKLISTS AND ADDITIONAL RESOURCES… ......................................................................................... 12 

6. MONEY IN – WHAT YOU ARE PAYING FOR WHEN YOU MOVE IN… ............................ 13 

UNDERSTANDING WHAT IT WAS ABOUT THE PARTICULAR VILLAGE THAT INTERESTED THEM? ................ 13 
WHERE TO FIND THE SUMMARY OF KEY TERMS (KTS)? ........................................................................... 13 
REGISTERED VS NON-REGISTERED VILLAGES ........................................................................................... 13 

Requiring registration with the registrar ........................................................................................... 13 
Appointing a statutory supervisor to monitor the villages’ financial position and  
security of residents ............................................................................................................................ 14 
Imposing restrictions on village land titles ........................................................................................ 14 
Requiring a prescriptive disclosure regime to help residents understand their rights ....................... 14 
Requiring independent legal advice before signing the occupation right agreement ........................ 14 
Creating a two-tier complaints and disputes process ......................................................................... 14 
Providing minimum rights to residents under a Code of Residents Rights, and requiring  
operators to offer minimum standards under a Code of Practice ...................................................... 14 

BUYING OFF THE PLANS? ......................................................................................................................... 14 
WHAT HAPPENS IN THE EVENT OF A NATURAL DISASTER? ....................................................................... 15 
CAN MY TRUST BE A PARTY TO THE ORA? .............................................................................................. 16 
RE-MARRIAGE OR NEW PARTNERSHIPS .................................................................................................... 16 
OTHER TRUST MATTERS RELATING TO CARE ............................................................................................ 16 
CAPITAL LOSS/CAPITAL GAIN ................................................................................................................... 17 
THE “VILLAGE OFFERING” AND RELATIONSHIP WITH “CARE” .................................................................. 17 
PREMIUM ROOM FEES? CARE SUITES? FINANCIAL IMPLICATIONS. WHAT “PRIORITY” ACCESS MEANS? ... 18 
TRANSFER FEES........................................................................................................................................ 19 
DOUBLE DMFS ........................................................................................................................................ 19 

7. MONEY DURING – WHAT YOU’RE SPENDING AND RECEIVING WHILE YOU’RE 
THERE… ........................................................................................................................................... 21 

WEEKLY FEES: FIXED FEES VS CPI FEES VS VARIABLE FEES ..................................................................... 21 
MAINTENANCE/REPLACEMENT OF CHATTELS – WHO’S RESPONSIBLE? .................................................... 21 
ARE THE ACTIVITIES INCLUDED STAFF OR RESIDENT LEAD? ..................................................................... 22 

8. MONEY OUT – WHAT YOU GET BACK AND WHEN... .......................................................... 23 

FISHHOOKS – WHAT TO LOOK OUT FOR? .................................................................................................. 23 
IF I WANT TO GET OUT EARLY – THE EFFECT OF THE DMF OVER TIME ..................................................... 24 
CAN I GET A MORTGAGE OR LOAN IF I NEED TO WHILE I AM A RESIDENT IN THE VILLAGE?  
DO I HAVE ANY FINANCE OPTIONS? ......................................................................................................... 24 
EFFECT ON THE ESTATE AND BENEFICIARIES TO THE ESTATE? ................................................................. 24 
REFURBISHMENT ..................................................................................................................................... 25 
OTHER ITEMS RESIDENTS WISH THEY HAD UNDERSTOOD BETTER ............................................................ 25 



 

WHAT YOU CAN NEGOTIATE WITH A VILLAGE PROVIDER ......................................................................... 25 

9. APPENDIX A .................................................................................................................................... 27 

10. APPENDIX B ..................................................................................................................................... 29 

SUMMARY OF KEY TERMS TEMPLATE (TWO PAGER) ................................................................................. 29 

11. APPENDIX C .................................................................................................................................... 31 

RESULTS OF RVRESIDENTS SURVEYS ...................................................................................................... 31 
RVResidents “Exit” Survey – Jan 2021 – 1011 Respondents............................................................. 31 
RVResidents “5 Most Important Issues” Survey – Jul 2022 – 1574 Respondents ............................. 32 
RVResidents “RVA’s Self-Regulation” Survey, Sept 2022. 831 Respondents (at time of print) ......... 33 

 

 
 




