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Top 10 tips for your search

Take your time. YouÕre more likely to choose the right retirement village if you can make 
a considered decision:

1  Make a list of the things youÕd like in an ideal village. 

2  Visit different villages and Þ nd out what they offer. 

3  Talk to the residents and ask them about living in the village. 

4  Consider what you might need in the future Ð can you stay there if your health 
or mobility declines? 

5  Read the disclosure statement and occupation right agreement for the village 
Ð make sure you understand them. 

6  Find out the total costs Ð on entry, while youÕre there and when you leave.

7  Contact an independent Þ nancial planner or accountant experienced in retirement 
villages. Talk to them about the costs, what you can afford and the money you might 
need if you leave the village or wish to leave a legacy. 

8  Get independent legal advice from a lawyer with experience in retirement villages. 
Ask them about the different legal titles and what they mean. 

9  Make sure you get any verbal agreements in writing, or have them written into your 
occupation right agreement.

10  Involve your family or friends in your decision.
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There may be many reasons youÕre thinking of moving into a retirement village, including:

!  Greater security

!  More companionship

!  No more house maintenance

!  An easier lifestyle

!  Support and healthcare in case you need it later on

Before you choose a village, you need to think about what you need to live a good life. 
Try to pinpoint the things you really want:

!  I want some garden I can work in Ð even if itÕs only tiny!

!  I need my privacy.

!  IÕd like social activities I can join in Ð but only when I want to.

!  My grandchildren have to be able to come and stay.

!  Near the bus stop, so I can get to the shops Ð and my book group.

!  The piano has to Þ t.

!  The dog has to come too!

!  An ensuite bathroom Ð and a room for the computer.

Discuss it with friends and family, but itÕs your decision. Take your time Ð especially if youÕve 
suffered a bereavement.

Getting the lifestyle you want

Getting the lifestyle you want
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Some other things to consider
!  Moving to communal living may affect your privacy. You need to think about whether 

you are prepared to compromise your privacy for the beneÞ ts of community life.

!  Look at the design of the village, the facilities and services available, and the ability to 
move within the village. Things that donÕt seem important now might become signiÞ cant 
as you get older and become less mobile. 

!  You also need to think about the kind of philosophy the village has. What types of shared 
facilities and services would you like? Does the village youÕre considering offer them? 

Villages vary
Villages range from small, often non-proÞ t villages offering limited care and facilities to large 
sophisticated ones with full security and healthcare, and in which you can move from an 
independent unit to full-time care.

Buying into a retirement village is different from buying a house. ItÕs complex and 
villages vary in their accommodation, support and care, legal and Þ nancial structures, 
philosophy and management. In recognition of this, the Retirement Villages Act provides 
intending residents and residents with certain rights.

Getting the lifestyle you want



3

Getting the lifestyle you want

You may decide youÕd rather
!  Remain in your home by modifying it with ramps and rails, and getting home-help. 

!  Downsize to a smaller home closer to facilities Ð apartments and townhouses often 
provide security, companionship and maintenance. 

!  Move to a cheaper area and free up funds to pay for garden and home maintenance 
as well as care. 

!  Take out a Ôreverse mortgageÕ to free up the capital in your home to cover the costs of 
home-help. 

!  Take in a boarder or move in with family or friends Ð that way you have some home-help 
as well as companionship and security.

!  Rent a home to have gardening and maintenance taken care of while freeing up funds.

Making the right choice

When SarahÕs husband passed away, she found it difÞ cult to maintain their family home. 
Her son suggested moving and Sarah began to look at several retirement villages in her 
city. She talked to residents and compared facilities. 

Sarah also talked to an independent Þ nancial adviser with experience in retirement 
villages, to compare costs and restructure her Þ nances. She consulted a lawyer about 
the legal, Þ nancial and lifestyle issues associated with retirement village contracts. 

After revisiting the retirement village she liked best, Sarah made the move. Village life 
turned out to be comfortable. Thanks to her research, Sarah had a good balance between 
living independently and having access to support when she needed it. 

KIWI STORY
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Costs when you enter
As a new resident, youÕll pay a capital sum when entering a village as the purchase price. 
In many cases, such as a licence to occupy, this gives you the right to live in your unit, but 
youÕre not buying the unit itself.

Typically, up to 30% of that capital sum is spent over the following three, four or Þ ve years 
to cover other costs, such as the use of communal facilities, management, or long-term 
maintenance. 

This is usually deducted at the end and might be called Ôcapital sum deductionsÕ, 
ÔdepreciationÕ, ÔdonationsÕ or ÔamenityÕ or ÔfacilityÕ fees. 

Costs while youÕre living in the village
While youÕre living in the village, youÕll pay fees on a regular basis. These cover village 
costs such as rates, insurance and other operating costs, as well as services such as security, 
gardening and maintenance. 

Some villages include a greater range of services in their fees or offer various care packages. 
Others leave it to you to choose and pay for the services you want or need. Make sure you 
also Þ nd out whether the village adds a premium for these services, or whether they just 
recover their costs.

In most cases, youÕll have to pay for your own telephone and power, contents insurance 
and medical costs, in addition to your normal household and personal expenses. Serviced 
apartments are an exception Ð generally, they include these costs in one package and may 
even cover things like food.

Knowing the costs

There are usually signiÞ cant costs when you enter and leave a village or transfer within 
it, as well as ongoing expenses while you live there. You need to know what the charges 
cover and exactly how much they will be. Often residents do not receive any capital 
gain when they leave.

The village manager must give you a disclosure statement listing the everyday costs 
and when they are charged or deducted.

Knowing the costs
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Increases in charges
Cost increases are often a necessary part of village life. The good news is that residents must 
be informed and consulted about any proposed changes to services, beneÞ ts or charges that 
might affect them. Ask the village manager about how they make changes to their fees, and 
Þ nd out about how and when they pass on their increased costs. 

What happens if you canÕt afford the costs?

DEFERRED PAYMENTS

Ask the village manager if they offer a way for regular payments or unexpected charges to be 
deferred until after you leave. Find out how this works and what interest rate is charged, and 
get any agreement about deferred payments in writing. 

MORTGAGING YOUR UNIT

You might be able to borrow against the payment you made to live in your unit, with a 
mortgage or a type of equity release. This is usually only possible where you actually own 
the unit. (For example, you have a unit title rather than a licence to occupy Ð see page 9.) 
Ask the village manager or your lawyer if this is an option before you buy.

GOVERNMENT ASSISTANCE

Ask about government assistance for services, health and accommodation costs. 
These include rates relief, the disability allowance and the accommodation supplement. 
Whether you qualify may partly depend on whether you live in a village rather than in the 
community and also whether you own your unit or simply the right to live there.

What if your personal situation changes?
Your needs will change Ð keep this in mind when youÕre working out the Þ nancial details. 
You might decide to move to a different unit within the village, or you may go from living with 
someone to living alone or vice versa. At some point, you may need a higher level of care. 

Make sure you Þ nd out the costs of moving within the village Ð these charges may affect 
your future choices. The village manager must include the costs of moving in the disclosure 
statement that they give to you before you sign up.

Find out whether you can move within the village as your needs change. 
WhatÕs involved and how much does it cost?

Knowing the costs
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Costs when leaving the village
There are often signiÞ cant costs associated with leaving a village and selling the unit. 
YouÕll need to know about these costs in case you decide to live elsewhere, or you want 
to leave money in your will. Be aware that you may have signiÞ cantly less money than when 
you entered the village, particularly if there are deductions from the price you originally paid 
for the unit and if you do not get any share in the capital gain.

The village manager must give you a disclosure statement that includes the amounts 
youÕre likely to get if you sell your unit after two, Þ ve or 10 years of buying into the village. 
These Þ gures will help you to understand the deductions that are made when the unit is sold.

The costs of transferring

KIWI STORY

Alice and Jack purchased the right to live 
in an independent villa, in a retirement 
village, for $160,000. This was exactly the 
money they had from selling their house. 
They planned to move to an apartment 
as their needs changed, and still have 
money left over. When the time came 
to move, their villa was worth $250,000. 
However, Alice and Jack found they would 
receive only $130,000 from its sale Ð due 
to deductions and because they would 
not receive any share in its capital gain. 
In addition, the cost of the apartment 
had risen to $160,000, so their dream of 
downsizing as their needs changed was 
not possible after all.

Knowing the costs
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The refurbishment required
Any refurbishment required must be no more than whatÕs necessary to return the unit to 
its condition when you Þ rst entered it, less fair wear and tear.

If youÕre responsible for paying for refurbishment, with the work to be carried out by the 
operator, your occupation right agreement must clearly state the process. This includes the 
cost and who decides what work is to be done. 

Find out how long it will take for you or your estate to get your share of the sale.

How much are you likely to get when you leave?
Find out if you get any share in the capital gain when you leave and the unit is sold Ð in many 
cases, residents do not get any share of capital gain but have to pay for any capital loss made 
on resale. Often they only get back part of the price they paid when they entered the village.

Deductions from the price they paid are often made for:

¥ Upgrading communal facilities or long-term maintenance (this is often up to 30% of the 
original price paid, and deducted over the Þ rst three to Þ ve years that the resident lives 
in the village). 

¥ Marketing, legal and administration costs associated with selling the unit.

The sale process
In most villages, the operator controls the sale of the unit when a resident leaves. The resident 
often has to wait until their unit is sold before receiving their share of the proceeds. This can 
be further delayed by refurbishment work. If youÕre in this situation, itÕs also likely that youÕll 
have to continue paying regular village charges until your unit sells. 

Use the Þ nancial checklist on page 18 as a useful guide for Þ nding out about the costs 
of different villages.   

Knowing the costs
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Understanding the legal structure

The most common form of legal title with retirement villages is a Ôlicence to occupyÕ. 
Other legal titles commonly used in retirement villages are unit title, cross lease and lease 
for life. 

Licence to occupy
Over half of New ZealandÕs retirement villages offer licences to occupy. This gives you the 
right to live in the unit, but it doesnÕt mean you own the unit. It usually means you canÕt 
borrow against the value of your unit, though some villages may offer this option.

Unit title
In a village with a unit title structure, you own your own unit. You also become a member 
of a body corporate responsible for the upkeep and maintenance of communal areas. 
The body corporate may have a management agreement with the village manager to 
administer and look after the affairs of the body corporate or the residents may run the 
body corporate themselves. 

Cross lease
If you have a cross lease, you share ownership of the land and its units, and grant leases 
to one another to live there. The leases include agreement about the length of the lease, 
the use of the land, and the residentsÕ rights to live there.

Lease for life
In this case, you have a lease for a unit or property in the village, which remains in place 
until you die or leave the village.

Remember, to ask your independent lawyer to check the title and explain how this 
affects your ownership or occupancy rights of the unit or property.

All legal titles must include a ÔmemorialÕ that protects a residentÕs interest in their unit 
and helps to ensure the villageÕs continued operation. 

Understanding the legal structure
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Finding out how the village works

The ways in which retirement villages are owned and managed vary. They may be commercial or 
not-for-proÞ t. They can be owned by companies, charitable or religious trusts, local authorities, 
partnerships or individuals. Some villages have Ôlive-inÕ managers; others do not.

ItÕs important to Þ nd out how a village is managed and be satisÞ ed itÕs managed well. 
When considering the management of a village, you should Þ nd out about the following things.

Management agreements
Many villages have management agreements to cover the villageÕs day-to-day operations. 
Some are long-term contracts. Often the owner has a manager who looks after the villageÕs 
day-to-day operations. In other cases the owner is also the manager. 

The statutory supervisor
All villages must have a statutory supervisor unless exempted. This is an independent 
professional organisation or person which acts as the village ÔwatchdogÕ. Its role is to act 
on behalf of the residents of a village to monitor its Þ nancial operation, and to make sure 
it complies with the law. YouÕll Þ nd contact details for the statutory supervisor in your 
disclosure statement. Their role is set out in the deed of supervision, which you can ask for. 

Village rules
Many villages have rules that cover anything from visitors and pets to parking, curfews, 
redecoration or additions to your unit, renting your unit, gardening and whether or not 
youÕre allowed to operate a business from the village. Some villages will include the rules 
in the occupation right agreement. 

Find out who appoints the manager, if there is a management agreement, how long itÕs 
for and what management fees you pay. 

Ask for a copy of the village rules. Then Þ nd out who sets them and whether they can 
change Ð in which case residents must be consulted. 

Finding out how the village works
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Resident involvement
Village operators must consult with residents on certain matters such as increases in charges, 
refurbishment and the appointment of a new village manager. In some villages, residents will 
be quite involved in how their village is run. 

Talk to the residents, the residents committee or committee chairperson, if there is one. 
Ask them about how involved they are in running the village, and how management 
responds to their involvement. Do residents regularly meet with village management? 
Is there a newsletter? 

Complaints
All villages must provide a facility for handling complaints and this process must be 
included in the occupation right agreement. ThereÕs also help to be found outside the 
village Ð disputes not resolved within the village can go to an independent disputes panel. 
More information about the disputes process is available from www.retirement.org.nz. 

Ask the village manager for a copy of the villageÕs complaints procedure. 

Finding out how the village works
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Signing up

Getting professional advice
You are required to get independent legal advice before signing up. The lawyer must 
explain the occupation right agreement to you in a way thatÕs appropriate to your age 
and understanding, then witness your signature and certify that they have done this. 

Make sure:

¥ You choose a lawyer with experience in retirement villages.

¥ You get an estimate or quote from the lawyer for their fees Ð this will cost more than 
when buying a house as thereÕs more involved.

¥ You know if the terms of the occupation right agreement can change and how.

¥ YouÕve read and understood the disclosure statement.

¥ You ask your lawyer if you have any worries, doubts or questions.

The key documents
The village manager must give you the following documents before you can sign up:

¥ The disclosure statement

¥ The occupation right agreement

¥ The Code of ResidentsÕ Rights

¥ The Code of Practice

The disclosure statement
The disclosure statement sets out:

¥ The villageÕs ownership and management structure

¥ The name of the statutory supervisor, their role and contact details

¥ The type of legal title such as licence to occupy or unit title

¥ The sales process when the resident leaves

¥ The state of the village such as whether itÕs complete or not, the number of occupied 
units, and how long itÕs taken to sell vacant units

If you are buying off plans rather than into a village thatÕs already complete, talk to an 
experienced lawyer early to avoid any unexpected pitfalls.

Signing up
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¥ The Ôcooling-offÕ period Ð this is a minimum of 15 working days 

¥ The services and facilities offered 

¥ The arrangements for maintenance, refurbishment and terminating an agreement

¥ Insurance cover and responsibilities

¥ The costs of entering, moving within and leaving a retirement village including whether 
departing residents share in capital gain

¥ The charges while living there

¥ The Þ nancial return a resident could expect two, Þ ve and 10 years after entering 
the agreement

It must be written in a clear and unambiguous way.

The occupation right agreement
This written agreement gives you the right to occupy a unit and to use services and shared 
facilities in the retirement village. It also sets out the relevant terms and conditions such as:

¥ Payment obligations

¥ ManagerÕs duties

¥ Procedures relating to meetings and consultation

¥ Termination rights

¥ The complaints and disputes resolution process

The agreement must be clear and unambiguous, and may include more than one document.

Make sure you get any verbal assurances or promises in writing Ð preferably in the 
occupation right agreement or else separately signed and dated by you and the 
village operator.

Signing up
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The Code of ResidentsÕ Rights
The Code of ResidentsÕ Rights is a summary of your basic rights under the Retirement Villages 
Act. It includes contact details for the village manager and details of other people you might 
need to contact if you want information about your rights or to make a complaint.

The Code of Practice
The Retirement Villages Code of Practice sets the minimum requirements to be included in 
every residentÕs occupation right agreement. It covers the following:

¥ StafÞ ng 

¥ Safety and personal security 

¥ Fire protection and emergency management 

¥ Transfer of residents within the village 

¥ Meetings and resident involvement 

¥ Complaints 

¥ Accounts for regular fees 

¥ Maintenance and upgrading 

¥ Termination of the agreement 

¥ Communication

All villages have to comply with the Code of Practice from 25 September 2007.

You can also ask the village manager for copies of the most recent audited Þ nancial 
statements, the village rules, any management agreement and the deed of supervision.

Signing up
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Cancelling your agreement
After you pay your deposit, the villageÕs statutory supervisor will hold it until the settlement 
date or until you cancel the occupation right agreement during the Ôcooling-offÕ period.

There are three situations in which you can cancel the occupation right agreement after 
youÕve signed it. In each case, the village will refund the amount you paid plus interest, 
less payment for services you used and any damage caused if you lived in the unit during 
this time:

1. You can cancel the agreement during the Ôcooling-offÕ period. This is a minimum of 
15 working days from when you sign the agreement. The length of the Ôcooling-offÕ 
period must be stated in the disclosure statement. 

2. You can cancel the agreement if the unit hasnÕt been built within six months of the 
unitÕs proposed completion date stated in the agreement. 

3. You can cancel the agreement in certain circumstances if you discover substantial 
breaches after youÕve signed it. In this case, the village must also refund any other 
costs youÕve had to pay, such as legal and removal expenses. 

Substantial breaches include:

¥ The village not being registered.

¥ The disclosure statement or occupation right agreement not containing all the 
required information.

¥ An independent lawyer not certifying that they had explained the agreement and 
its implications to you and then witnessed your signature.

Ask the village operator what happens if you change your mind about living in the 
village. Could you afford another home outside of the village?

Signing up
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The Þ nancial viability of the village
You need to be conÞ dent that the village is Þ nancially viable and will continue to provide 
the accommodation, facilities and services youÕre paying for. 

Who owns the village and what is their reputation?

Are the villageÕs Þ nancial accounts stand-alone or combined with another village 
or business?

What does the villageÕs insurance cover and what are the premiums and excesses? 

What protection do you have if the village is bought by another organisation or 
closed down?

What are your rights if the village gets into Þ nancial difÞ culty?

Who is the statutory supervisor?

Entry costs
What is the entry cost?

What does this cost cover?

How long is the Ôcooling-offÕ period?

Ongoing costs
How much are the ongoing fees? What do they cover and how are they calculated? 

What costs do you pay in addition to the regular fees? Who pays for normal outgoings 
such as rates, insurance, telephone and power?

Are there any limits to how much and how often fees can be raised or changed? 

What is the villageÕs policy for passing on increased costs?

Can you defer payment of some charges until you leave the village? If so, what interest 
is charged on these deferred payments?

Do you pay these fees if youÕre on holiday or in hospital? 

Do the fees change if the number of people in your unit changes?

Financial checklist

Retirement Village:

Date:

This checklist will help you Þ nd out about and compare the costs of different villages Ð 
photocopy it so you can use it for each village youÕre considering.

Financial checklist
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5

Costs of transferring within the village
Do you have to sell the existing unit before moving to a different one?

Do you have to continue to pay village fees on the original unit until it sells, as well 
as on the new one?

Do you have to pay further entry costs when moving to a new unit within the village?

Leaving costs 
These questions are also relevant if transferring within the village.

How is the unit sold? Can you participate in the sale? Will you have a say in its price 
and how itÕs valued?

Can you live in the unit or rent it out while itÕs on the market?

What ongoing fees will you have to pay while the unit is on the market, and for 
how long?

Does the unit need to be refurbished before it goes on the market?

Are there deductions from the original purchase price or actual sale price for 
refurbishment, marketing or administrative costs?

Will you be reimbursed for improvements youÕve made, and how are these valued?

Will you get the capital gain or any share of it?

Will you have to pay for any capital loss made on resale?

When do you get paid what is due to you? What happens if there are signiÞ cant delays?

Notes

Financial checklist
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Notes

Notes






