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These notes are my personal thoughts and I AM NOT AN EXPERT!   

These notes are in response to documents Submitted on behalf of Matamata Development Ltd 
for the Fast Track Substantive Application for the Ashbourne Development near Matamata, New 
Zealand. 

Each part of the development has been assessed against the application documents in order to 
ascertain compliance and effects on neighbouring properties – whether intended or 
unintended. 

The intentions of the comments is to provide a lived experience connection with the land that 
the proposed development is to be constructed on from people who have lived and worked on 
the land. 

The proposed development 
The proposed development is situated off Station Road, Matamata with a proposed entrance 
from 127 Station Road on the south side for the residential subdivision and past the western 
side of the Highgrove subdivision for the entrance to the Retirement village and access to the 
Southern Solar farm  In the appendix Vol 2 Stage 0 vacant lot subdivision there was mention of 
Peakedale Road and Eldonwood Drive terminating at the site boundary.  The Norther solar farm 
entrance is west of 172 Station Road.   

The retirement village and Southern Solar farm stretch west to the Waitoa River. 

The zoning for the proposed subdivision is complex, ranging from ESSP, Rural Residential and 
Rural.  The rural residential zoning on the Westerns side of Matamata was designed to be a 
sympathetic buffer between the urban zone and rural properties.  There are two different types 
of rural residential zoning, one that must average 5,000m2 and the other that must average 
10,000 m2.  It should be noted that the designers claim the proposed rural sections of less than 
4,000m2 to be in keeping with the different properties along Station Road.  It is an attempt by 
the designers to manipulate the zoning, flouting the rules regarding the connection of town 
supply water for those two sections.  The developers frequently admit that the sections are not 
consistent with the broader direction of the NPS-HPL  to the subdivision of HPL. (pg 23 of 
appendix Vol 2 Day 0 of Subdivision).  The expectation of a new connection via the town water is 
marked on plans on the western boundary of the Northern solar farm & troughs (pg 70 through 
72 of 128 of Appendix 1 M Geotech GIR part 1). 
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There is a known issue of flooding in a discrete area on the North Eastern boundary of the 
proposed subdivision that adjoins Highgrove.  In addition to that, historical knowledge of the 
area indicates an area prone to flooding at 127 Station Road, where the board drain previously 
drained water to the north east.  This drain was removed by a previous owner of the property 
(Ashworth – the drain can be clearly seen on historical photos, leading to the drain that goes 
around the northern side of Shefield Street).  The soil, outside the ESSP, is classified as LUC 2 & 
3 and High quality in the MPODP, as well as highly productive land in the NPS_HPL.  The 
developers' experts indicate that “Turning a producing dairy farm with LUC 2 & 3 Soils into a 
solar farm and subdivisions will have a less than minor effect” and that “significant areas of the 
overall site are subject to drainage and topography limitation which resist production potential”.    

 

On page 25 of the appendix Vol 2 Day 0 of subdivision, the policies are quoted to clearly state 
that residential development is to be located and consolidated within appropriate existing zone 
boundaries, subject to the availability of infrastructure, and to manage the orderly and 
programmed expansion of residential areas consistent with relevant structure plan.   

The proposed development along Station Road is not part of the council's orderly and 
programmed expansion of residential areas and is not consistent with the relevant structural 
plan.  The appendix also states that Developers anticipated that the new development and 
expansion/ intensification of the existing development would take place where the 
infrastructure can be appropriately provided for.  There is little to no infrastructure that is 
provided along Station Road, and access to the existing infrastructure has been denied to 
previously developed rural residential and rurally zoned properties.   

The developers are attempting to stretch the ESPP boundaries, and they try on page 26 of Vol 2 
to bluff that the land immediately adjoining the ESPP can be appropriately serviced.  The ESPP 
does not include the land to the West, which the developers want to develop not as rural 
residential land but as residential.  The intensification of zoning on Highly Productive land from 
Rural to Residential will put a strain on already failing infrastructure. 

Infrastructure and government-funded services for the town of Matamata, with its population of 
over 9,000, are stretched to their limit.  An influx of over 1,000 residents and over 400 retirees 
will put a huge strain on an already stretched health system, emergency services and council 
provided services. 

 

 

Consultation: 
The Iwi groups, listed as Ngati HInerangi, Ngati Haua, Ngati Raukawa and Waikato Tainui, raised 
valid concerns for the River including sediment, wastewater and stormwater.   

Iwi have highlighted concern for the Health of the Waitoa River in initial consultation over the 
Ashbourne Subdivision, but there has been no further evidence of indepth consultation with Iwi 
or the required Memorandum of Understanding/ Partnership between Ashbourne developers 
and local Iwi – as laid out in all communication to Matamata Development from Iwi. (pg 37 of 
appendix 3F) 
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A single consultation Impact assessment document was presented,  authored by one Iwi 
spokesperson.  Can that be considered enough consultation with Maori? 

Pg 55 of Vol 1 Overview states that there has been Appropriate consultation & engagement with 
MPDC, mana whenua and administering agencies, where as evidence provided by the 
developers proves there has been very little consultation. 

 

 

Contact with Affected Landowners 
Identifying and consulting with affected landowners is part of FTAA 

Not all potentially affected landowners identified or contacted, consulted 

Example the owner of the large block of land at the end of Odlum Drive – Mrs Odlum, whose 
land will be affected by potential flooding from runoff of water from stormwater system. 

Initial contact with a letter also missed the farm owner on Peria Road, Mr Troughton, whose 
property abuts the Northern Solar farm. 

 

 

Health and Safety 
A call for independent reassessment of the risks. 

P 398 

Appendix H: Safety in Design Risk Assessment 
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The number of  assessments that are greater than or equal to 10 (too high) pre-controls is 19, 
over 3 design elements 

Risk assessment number Number of occurrences on table 
High (12) 12 
Medium (8) 4 
Medium (6) 2 
Low (4) 1 
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Superlot subdivision 
Superlot subdivision 

• High quality soils in the subdivision   Non-complying 
• Creation of vacant lots     Non-complying 

 

Residential development 
Overland Flow paths (OLFPS) Carriageway (pg 62 of Appendix 3F) 
There are 3 Sections in residential development and six sections in the Retirement Village that 
are not within the Standard design thresholds.  The infrastructure report indicated these are a 
MINOR EXCEEDENCE.  The issue is with historical flooding on Station Road; any additional 
minor exceedance will increase the flooding. 

Of additional concern is the conveyance East of the residential development and conveyance 
West of Residential Catchment C (map on pg 64 of Appendix 3F).  The water route proposed to 
the east of the residential subdivision is a known flooding risk; therefore, additional water flow 
will cause more issues for MPDC.  The developers have suggested basins and dry ponds to deal 
with water from a heavy rain event.  This raises the question of what happens if the groundwater 
level is higher than was tested by the experts.  There are known recordings of groundwater in 
that area being as high as 0.7m below the surface.   

The conveyance to the West of the residential catchment C also highlights an area that is 
already prone to flooding, where water flow is constricted under Station Road before it flows 
into an open Board drain.   

The designers of the Stormwater Management plan admit that the plan exceeds some limits and 
will require further refinement on page 73 of Appendix 3F. 

 

Infrastructure of Subdivision 
The developers acknowledge that there is no existing stormwater for the proposed site.  There 
are existing riders and water mains on Peakedale Drive and on Station Road.  The developers 
assume that the council will facilitate connections for water, along with a Wastewater manhole 
on the NE corner of the boundary and a Gravity main on Peakedale Drive.   

Pg 23 of Vol 5 Subdivision, the Access via new intersection with Peakedale Drive and 
construction of Spine Road connect to new intersection onto Station Road.  The layout aligns 
with provisions of the ESSP area, with connection provided into Peakedale Drive and made 
available into future roads enabled by subdivision currently being undertaken by Pippins 
Development Ltd.  While there is only one public connection to be made from Station Road with 
a second connection being Highgrove Avenue 
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▪ Proposal Does NOT include connections into Highgrove This option is 
Not desired by owners 

• It should be noted this has been highlighted to show that 
Ashbourne Subdivison is proposing to not use Highgrove Avenue 
as an entry to the subdivision. 

Appendix 1P Transport pg 6 of 61: Proposed to have three connections to the existing road 
network, including one onto Peakedale Road to the south. 

Summary of Non-Compliances for Roading for the residential subdivision is listed on pages 54 
to 58 of Appendix 1P Integrated Transport Assessment Appendices, which considers the non-
compliances through the ESSP, MPDCDM and district plan for the Subdivision, proposed 
retirement village and solar farms. 

Appendix 1Q Urban Design: 16 roads, one of which is 20m wide, the rest of the roads are 18m 
wide, and there are 12 private JOALS which are designed to function as ROW (Not compliant).  
The private roads of the retirement village precinct are only 6-7m wide.  The Urban design plan 
proposed links to Peakdale Drive (pg 17) 

 

 

 

Noise exceedance during Treeworks for three receivers, at 6 & 8 Odlum Drive and 18 Eldonwood 
Drive.  The limits set out in the MPODP are 70 dB LA 10 and 80 dB LA Max, whereas the Odlum 
Drive residents will be exposed to 75 dB LA 10 & 90 dB LA Max, and the Eldonwood Drive 
property will be 72 dB LA 10 & 87 dB LA Max. 

 

The development is a non-complying activity under MPODP through several rules and 
performance standards, which are listed on page 31 of Vol 5 Subdivision and Greenway.  It 
should be noted that the authors of Vol 5 highlighted Road Crossings, in particular, non-
compliance with the development manual, such as the 19 crossings in the development that do 
not comply with the minimum separation distances from an intersection. 

 

The number of homes and retirement villas proposed in the development changes throughout 
the documents: 

• Vol 1 Overview report pg 9 Executive summary, 518 vacant Freehold lots, 218 retirement 
villas, 70-bed aged care hospital,  

• Vol 1 Overview report pg 20 section 8, 530 new homes, 250 retirement units, power for 
8,000 homes, 184 ha 

• Vol 1 Overview report page 55 530 new homes and 250 retirement units 
• Vol 2 Day 0 of Subdivision pg 29 Residential development with 530 new homes and 250 

retirement villas  
• Infrastructure report states the site is 102.82 ha for the eight legal parcels for the four 

project site – other documentation states 127 ha (p24 of appendix 3F) 
• Vol 4 Retirement Village 218 detached villas with an aged care hospital with 70 beds. 
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• Vol 5 Subdivision and Greenway 518 vacant lots 
• Appendix 1K Economic Impact assessment pg 53 Housing supply approx. 736 dwellings, 

including retirement housing for 280 older residents 
• Appendix 1 P Transport 518 residential dwellings, two lifestyle dwelling properties, 

retirement village of 217 units and 71 care beds. 
• Appendix 3G Acoustic Assessment pg 6  328 lot residential subdivision to the east of the 

southern solar farm, 500 unit retirement village north of the southern solar farm. 
 

Geotech report 
The site subsoil has been recognised as Class D, and it is noted that there are challenging 
issues of low strength and potential for settlement.  If intense development is erected on this 
area, what exposure is the MPDC willing to accept for the risk of liquefaction and lateral spread?   

The infrastructure report (Appendix 3F) identifies the residential development on the Eastern 
and Western blocks and the solar farm in the Northern Block as having a risk of liquefaction that 
requires mitigation.  If the mitigation is not successful and the MPDC has approved the 
development, what is the risk to the council? 

On page 384 of Appendix 3F, the developers experts state there is a Recognised that natural 
Hazard risk assessment provided herein is Qualitative & due to wide range of possible geo 
hazards that could occur, is somewhat subjective 

Rating before mitigation = 12 Liquefaction whole site. 

from page 383 of 406. 
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from page 379 of 
406. 

As noted in the Infrastructure report, the Appendix 1M Geotech appendix GIR part 1 also 
indicates that lateral spread is more than a low to medium hazard (pg 11) and requires further 
investigation.  On page 12 of the same report, the authors indicate that Lateral spread occurs 
when Soils behave as very weak, undrained material, which can give rise to lateral spreading 
where a free face is present, at various sites, or where proposed cut and fill batters are 
proposed over or within liquefied soils. 

The report indicates on page 2 that Swale drains are currently located within each development 
area. The drains at the Residential Subdivision, the Retirement Village, Solar Farm A and Solar 
Farm B will be infilled as per drawings provided by Maven Associates.  (indicated on pages 2 and 
7).  This information contradicts the servicing section of Volume 3 Solar Farms, page 20, which 
highlights that the Stormwater, on both solar farm sites, will utilise existing farm drains for 
conveyance and ground soakage to manage stormwater.  Therefore, lateral spread is still a risk 
in the development.   

The authors of the report also highlighted on page 7 of the report, “The riverbank along the 
western boundary of the Solar Farm B is approximately 5m high. Based on the current landform, 
free face height and continuity of liquefiable layers, there is high potential for lateral spreading.” 

 

Future Proof Strategy 
The developers highlight the need for their development through the housing demand for 
Matamata.  In the most recent housing & business Demand assessment, “Matamata Piako 
District has sufficient development capacity for residential and businesses (including industrial) 
for THE NEXT 10 YEARS”  Housing levels are OK in the short term, there are developments that 
are not being purchased due to economic constraints over the last few years.  The long term 
plan for the district is designed to enable capacity 

Matamata Piako housing capacity 
Urban area Housing demand Housing supply Sufficiency 
Matamata 
Short term 2022-25 418 418 0 
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Medium term 2022-
2035 

825 703 -122 

Long term 2022-
2055 

1430 1308 -122 

From the above table, it can be seen that the projected shortfall of housing needs in Matamata 
is not the 520 houses in the development. 

This development could lead to an oversupply of housing, which would be disastrous for 
Matamata. 

 

Retirement village 
Does the bore drilled to supply the RV have resource consent? 

 

Existing culvert on Station Road (p32 of appendix 3F), the developers propose that the culvert 
remain in service, despite being a known factor that leads to flooding and retained water in the 
area.  It is also noted on page 33 of Appendix 3F that the culvert on the Eastern boundary of the 
Retirement Village is in bad condition and will restrict the flow and lessen the capacity of water 
flow away from that area, therefore posing a risk of upstream flooding.  This is increased by the 
higher runoff of water from the impervious surfaces.  There is a reliance on the Drain between 
the retirement village and Highgrove subdivision as a water catchment (pg 51 of Appendix 3F) 

Increased housing in Retirement villages and residential developments will increase runoff that 
will affect the flooding of the Northern solar farm and nearby properties. 

Vol 4 Retirement village – Groundwater levels between 1.6 to 2.6m.  The groundwater of the 
surrounding area has been measured at 0.7m, which discredits the developer's reliance on dry 
detention ponds for stormwater and the ground being suitable for building platforms. 

 

The developers' first mention of consultation rooms is in or near the hospital units or 
commercial node (page 17, Vol 4 Retirement village).  Matamata Medical Centre cannot 
accommodate 1000 to 1500 residents and 400-500 residents who possibly have complex 
medical needs.  It takes 3 weeks to get an appointment in August 2025 

 

Water supply is detailed in Vol 4, Retirement Village.  The report notes that there is insufficient 
capacity in the existing public reticulation network for the proposed site on Station Road.  The 
developers have drilled a 120m deep bore near the Western Boundary of the farm, Bore 
72_12812: Production Bore.  According to the developers, the bore will be adequate for 
firefighting (16 tanks of water), and the draw will be 92,000 m3 combined annual volume for 
irrigation and the village.  The experts note the Bore draw to be unlikely to have any effect on 
nearby structures from groundwater drawdown (pg 35 Vol 4 Retirement Village). 

The developers indicated that Unity Development Ltd will review the water supply plan every 5 
years. Unity Development owns Matamata Development Ltd.  Unity Development Ltd is not the 
applicant for the FTAA application.   
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Staff dwellings, medical facilities, and subdivision of the sites containing high-quality soil are all 
non-complying activities under the MPODP. 

 

From page 47 of Vol 4 Retirement Village.  The writers of Vol 4 argue that, given the 
development's proximity to the ESSP, there will be an extension of infrastructure suitable for 
urban development.  This is a very interesting comment in light of the fact that the Highgrove 
subdivision has no connection to the town infrastructure – the subdivision is equipped with its 
own bores, and the sections must contain their own wastewater and stormwater.   The 
Retirement Village is desired by the developer to be located in the rural zone,  land that has no 
infrastructure available.  Existing wide spaced houses with a rural outlook will be cut off by 
intensified houses in a small area, and then a septic drip line field.  The increased visual bulk 
takes away from the rural outlook of existing properties, therefore reducing the existing visual 
amenity. 

 

Northern Solar Farm 
The land where the proposed Northern solar farm is to be located is currently classified as Rural 
land. It is presently used as a support block for farming and the production of crops to feed 
animals. 

The developers are intent on highlighting the lack of economic value that is produced at the 
moment from the land that the 13.2-hectare (ha) solar farm is proposed to be built on.  
Interestingly, the developers state in their incorrectly titled Assessment of Ecological Effects on 
the FTAA website, which is Ashbourne Volume 3: Solar Farms, that the earthworks that will take 
place for the Northern Solar farm are over 18 ha. 

The approx. 14,700 solar panels are to be set inside a 2.2 m high fence with plantings of 
between 3 and 7 metres wide around the entire boundary of the solar farm.  The plantings are 
said to be planted at 0.3m high and will take between 10 to 15 years to reach full maturity, and 
for the highest trees, between 5 to 10 metres. (Appendix 1Q Urban Design pg 30).  Nearby 
residents will be looking at security fencing and solar panels for 7-10 years.  Some residents will 
not have the view of the solar farm mitigated at all (182 Station Road, 148 Station Road) 

When the boundary buffer zone is fully grown, one house will lose all of the afternoon sun, due 
to the 5 m tall trees.  The loss of sunlight and heating may increase mould growth in the house, 
increase power consumption due to the loss of passive heating, and may make residents feel 
claustrophobic, given the security fence and tall trees are only 16 m from their building façade. 

The developers have not taken into consideration the views of the residents of properties that 
are not adjacent to the solar farm.  There are more than five houses with direct boundaries to 
the northern solar farm that will have to look at the solar farms, and will continue to have the 
solar panels as a permanent view, reducing the rural views and rural amenity of the properties.  
The view of the solar farm panels will not be mitigated by proposed planting for 15 years at least, 
and some of the view will not be mitigated at all for houses built at a slightly higher altitude than 
the solar farm. 
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The designers of the planting and fencing around the Northern Solar farm have not taken into 
consideration the Board Drain on the Northern Boundary of the property; access must be 
provided for inspecting, cleaning and spraying of the Board drain.  This is notorious for flooding – 
check the WRC flooding map. 

The design calls for two power transformers to be housed in 20-foot containers, which is noted 
as non-compliant in the documentation. Additionally, the section on Underground cables also 
indicates that the solar farms are intended to connect with PowerCo cables, and the Northern 
Solar Farms 11 kV transformers will be kept in 20 containers, which is non-compliant. 

In the Vol 1 Overview report appendix of the substantive application on page 14, it is noted that 
two solar farms will provide sustainable energy onsite with a potential to integrate into the wider 
electricity network to generate energy outside the immediate development. 

 

 

 

Noise 
During the construction of the Northern solar farm, one property, 164 Station Road, Matamata, 
will have its construction noise limits exceeded.  This residence is home to three shift workers, 
who work different shifts at OCD and spend six out of every eight nights on night shift.  The 
construction noise will affect the quantity and quality of their sleep.  This will affect their health 
and well-being for the entire length of the construction.  The developers and their experts have 
proposed two mitigation strategies: either the residents should not be home during the day 
when the work is to be completed, or they should position themselves on the eastern side of the 
house.  This mitigation is entirely unacceptable for someone who is attempting to sleep during 
the day for a night shift of work.  The implication for loss of sleep over the construction period 
may have implications for the residents – their physical health, mental health, and financial 
stability. 

Additionally, the operational noise of the solar farms will impact their ability to sleep during the 
day when power is being generated.  This is because the mitigation for the noise will not come 
into full effect for between 5 and 10 years – the time it takes for the buffering plants to grow tall 
enough to consistently mitigate the noise produced during power generation. 

In the section for Noise and vibration effects (5.6.3), the information presented for the panel has 
not been assigned to the correct solar farm – the section indicates the Northern Solar Farm will 
comply with permitted noise standards under MPODP, whereas the solar farm that complies 
with the standards is the Southern Solar Farm.  *It should be noted that the document claimed 
that the noise limit exceedance was on the Southern Solar Farm, where in fact the Solar Farm 
with the Noise Limit Exceedance is the Northern Solar Farm.  The document suggested 
incorporating the acoustic report's recommendations into the proposed conditions; however, it 
does not state the facts correctly.  This means that the FTAA panel is assessing incorrect 
information. 

Appendix Vol 2 Day 0 of the subdivision indicates that all Noise limits can be met (pg 31), but 
there are exceedances during the Northern solar farm construction and the residential 
development. 
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Appendix 3G Acoustic Assessment notes that 164 Station Road is the Closest residence, with 
40m from the boundary to the inverter/MVPS and 22m from the panels to the building. 

Time Noise limit 
7 am to 8 pm 50dBAL10 
8 pm to 7 am 40dBAL10 

o What about the noise levels for the buildings at Penrad Holdings? 

It should be noted that all noise models were virtual. 

The MVPS sound levels are calculated to be 65dBA at 10m away from the sound source.  The 
Inverters (90 of them) operate at Daytime (100% noise level) with 87dB Lwa and Nighttime (10% 
noise level) with 70 dB Lwa.  Although the noise decreases with distance, residents of 164 
Station Road, who are shift workers, will still experience noise during the day. 

 

Pg 13 of appendix 3G notes here is a noise issue if a building is constructed on the noise shadow 
of the inverters 40 m from the eastern boundary of the northern solar farm on the rear lot of 164 
Station Road.  The noise level 50 dB (A) L10 would be exceeded *the report says Noise level 
contours shown (Fig 2) show the extent of adjacent vacant land affected by daytime 50 dB (A) 
L10 noise contours is relatively small, and the potential risk of encroachment is likely to be very 
low. 

 

Pic from pg 13 of 32 
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this is taken from the map on pg 37 of 32 
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Interestingly, this map also shows that there is an encroachment from the noise of the inverters 
to the work area at Penrad Holdings located at 196 Station Road.  What effect will this daytime 
noise have on the noise levels in the workplace at 196 Station Road, and what effect will it have 
on the Horses? 

The operational noise is a concern to the closest receivers during high energy production, when 
there is low ambient noise and calm meteorological conditions (pg 15 of 32 appendix 3G). 

 

The acoustic assessment also highlighted that the noise during construction, in particular 
during the piling, if unmitigated, will exceed noise limits for dwellings and buildings more than 
90m away from the Piling site.  The planned mitigation to assist with the most exposed 
residence (164 Station Road) is for the residents to move to the far side of the dwelling when 
piling occurs or to schedule noisier work when the residents are not home (Appendix 3G, pg 
19/32).  This is unacceptable as the residents are shift workers and 6 days out of every 8, a shift 
worker is sleeping due to being on night shift. 

 

 

Effects on Adjacent neighbours 
In Appendix 1Q Urban Design, pg 30, the authors of the report indicated that the Northern Solar 
Farm adjoins several existing rural residential properties on Station Road. They did not mention 
the rural residential properties on James Ave and Rural Properties on Station Road and Peria 
Road.  The authors of the report indicated that several properties are visually sensitive due to 
their orientation to and proximity to the solar farm.  The proposal is to mitigate the perception of 
scale and use of the solar farm, using trees and plantings.   The residents will not have the view 
of the solar farm mitigated until the trees mature, therefore have at least 10 years of looking at 
security fencing and solar panels.  The urban assessment suggests that the solar farm's design 
features low-profile built elements; however, the Highest point of the solar panels will be 2.5m, 
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taller than the security fence.  The designers praise the Strategic setbacks, all the while not 
acknowledging that some residences are 9 m away from the boundary and a building that 
houses horses is between 10-15 m from the boundary. 

It should be noted that not all adjacent land owners have been contacted by the developers. 

 

Glint and Glare assessments 
At no time have the glint and glare assessments taken into account the effects on the residents 
residing close to the solar farms –  

• the effects on the second story of the house at 182 Station Road – virtual testing for Glint 
and Glare assessment was conducted at 1.5m height only.   

• The effects on 164 Station Road – withing 9 m of boundary to solar farm 
• The effects of glint and glare on residents that view the solar farm from higher vantage 

points. 
• The effects of glint and glare on pilots – not just usual flight paths at the Waharoa airport. 

 

 

Vibration 
Vibration affects of pile driving and heavy machinery have not been considered in relation to the 
location of a workplace at 190 Station Road.  The building is approximately. 10 m off the 
boundary, and workers' health and safety may be put at risk during piling as the business raises 
and trains thoroughbred horses – Penrad Holdings.  There is a risk of the horses being frightened 
by vibrations and the vibrations affecting the stability and structure of the wading pool. 

What effect will the vibrations have on the structure of the pool at 182 Station Road? 

From Appendix 3H CNVMP, pages 7 & 8, 22 Figure 2 (below) shows the closest buildings, but 
discounts the buildings next to the boundary at 196 Station Road (buildings containing horses). 
There are no mitigation factors put in place for the horses housed in those buildings or the 
people who work with the horses. 

Closest buildings Site Boundary Piling work 
164 Station Road 20m 35m 
Proposed Subdivision 28m 40m 
172 Station Road 30m 44m 
182 Station Road 40m 60m 
60 James Ave 80m 120m 

196 Station Road 
90m 100m (House) 
10-15m 20-25m (Buildings 

containing horses) 
 

Vibration mitigation measures are not effective enough to guarantee the safety of workers 
around horses. 
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Operation of piling rig will have the Potential to generate vibration which May be felt within 
dwellings (Questions about vibrations in workplaces and around horses?) 

The following measures will be observed working within 50 m of an occupied dwelling to ensure 
vibration complies with project conditions and does not cause unreasonable disturbance: 

Education of workers on the Need to decrease vibration effects at nearest dwellings (What 
about working spaces??) And mitigation measures available to achieve this, including Speed of 
travel for excavators & heavy vehicles, fast movement across uneven worksite, which will cause 
High vibration levels, using light weight plant where possible that are wheeled and avoiding the  
bucket hitting the ground. 

 

Water for the Northern Solar Farm 
In the proposal, the developers indicate that the property will be connected to the town water 
supply that supplies existing dwellings along Station Road.  The existing 25mm water line runs 
along the northern side of Station Road. (pg 16 of appendix 3F) 

The proposal includes water for firefighting with 2 tanks of water totalling 50,000 litres of water 
from the town supply, as well as water for the troughs for animals that will graze the proposed 
solar farm.  Furthermore, other property owners along the same road have been declined for 
hooking into the 25mm water line in both the rural residential and rural zoning.  MPDC has 
declined the connection for a rural residential property which is now using rainwater and tanks, 
and a rural property due to the owner's desire to provide water for animals. 

 

From page 25 of Volume 3 Water, wastewater and stormwater connections to public networks 

 

 

Further indication of connection from existing public network on Station Road for Northern 
Solar Farm – considered permitted activity. 
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Wildlife Approval 
Wildlife approval is required under the Wildlife Act 1953 for the management of Long tailed bats 
and Copper skinks. 

 

During the Construction of the Northern solar farm, the work will result in an exceedance to 
permitted noise levels for one receiver (in the document, it is the property that will be 162 
Station Road – actual address 164 Station Road) by 2 dB, and therefore is a restricted 
discretionary activity. 

Water 
When considering Water, wastewater & stormwater indicates that the water is expected to be 
connected to the town supplied water that runs along the north side of Station Road.  There is 
an additional expectation that the water for firefighting requirements and the water supply for 
troughs for animals will also be met by the existing water main on Station Road. 

 

 

 

 

Land Use Capacity 
Land Use Capacity (LUC) is primarily underlain by LUC2 soils. The developers attempt to make 
LUC2 soils look not valuable / not High Class Soils, and are overstated at a regional scale.  The 
information is slanted toward not including LUC 2 and 3 soils in the Highly Productive soils, 
whereas soils classed LUC 4 and lower are not highly productive soils.  The report goes on to 
indicate that significant areas are subject to drainage/topology limitations, once again, 
attempting to suggest that the soil restricts production potential.  The developers are trying to 
sway the panel with half-truths, exaggerations, and false marketing. 

 

The other solar farm infringes on yard and building coverage provisions in the Matamata Piako 
Operative district plan. 

Subdivision 
The developers desire to subdivide off two sections to the east of 172 Station Road.  This site is 
positioned in a rural zone; therefore, subdividing this land does not meet the rural zoning 
requirements of the property.  The house at 172 Station Road has already been subdivided off 
the property.  Now the developers want to cut two more sections off the property in a rural zone, 
an act that has already been denied to residents in the rural zone on Station Road (Godsalves). 
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Southern solar farm 
The Southern Solar farm crossing does not comply with MPODP and is also a discretionary 
activity. 

On page 36 of appendix 1Q Urban Deign, the designers indicate that the Solar farm precinct 
would be positioned at the periphery of the site, supporting a defined urban edge and enabling a 
gradual transition to the surrounding land.    There is no indication that the buffering planting will 
take 10-15 years to reach maturity, covering the security fence and view of the solar panels.  As 
with the Northern Solar Farm, the designers suggest low-profile built elements, strategic 
setbacks & layered planting, while not indicating that the solar panels will be 2.5m tall at their 
tallest, and the planting will take a long time to buffer the operational noise and view of the 
panels. 
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Concerning incorrect information that has been 
presented to the panel for consideration 
This section indicates the information that has been provided to the panel for consideration that 
is incorrect. 

Address from Morrinsville in Application 
Pg 54 of appendix 3F indicates that the address for the Ecological assessment is 162 Studholme 
Street – an address for the Lockerbie Estate in Morrinsville. 

 

Incorrect details in CN Number Details 
Pg 48 of Appendix 3F 

Table 13 Design Parameters table 

The post-development model and … 

USES INCORRECT DETAILS IN THE CURVE NUMBER (CN NUMBERS) DETAILS AND THE TABLE.  
This screen snip is from page 48 

 

Calculation above 100y – 10 y should be 200 – 128 = 98, when in fact the calculation details 
should be from page 123/261 Appendix 5I Stormwater Management post development (RCP 
8.5)  in the table below showing 265 -167 = 98 
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In this screen snip the incorrect information are listed below: 

 

The CN Numbers details 

 

On the original information from Appendix 5InStormwater management, the Post development 
CN number CN = 74 for PERVIOUS  Areas 

The pre Development 24 hr Rainfall Depth (mm) equation on the table 

 

The pre development figures for 10 yr and 100 yr have been extracted from the table on pg 123 of 
Appendix 5I Stormwater management 10 yr RCP8.5 of 128, 100 yr RCP8.5 of 200 should = 200 – 
128 = 72. 
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The equation that is published on page 48 indicates that the 100 yr – 10 yr CN for pre-
development has been swapped with the post-development CN number 98. 

 

The Post-development CN was calculated by the 100 yr number of 265 less the 10 yr CN 
number of 167.  Using the equation 100 yr – 10 yr the equation worked out to be 265-167 = 98. 

 

The pre-development 24-hour rainfall Depth (mm) should be noted as 72, whereas the post-
development figure has been inserted in its place. 

Therefore, the incorrect information has been published for the expert panel to consider. 

 

 

Lot numbers  
Appendix 3F Pg 403 of 406 

Tuatahi First Fibre as a telecom operator 

• Letter about the norther solar farm connections for the lots requiring connection 
• Letter for the southern solar farm connection with the same lot numbers 

From page 403 of 406 

 

 

From page 405 of 406 
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Additionally from p 404 of 406 the developers have given Tuatahi a plan of the Northern solar 
farm development with the laydown area to the north of 172 Station Road 

 

With a close up plan of Lots 8 & 9 
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Waitoa River 
Page 46 of Volume 4 Retirement village, “Extensive landscape planting and ecological 
restoration is proposed along the Waitoa River, a tributary of the Waikato River. The planting will 
improve the ecological integrity of the water body and reconnect people with the awa.”   

The Waitoa River is not a tributary of the Waikato River. 

Page 54 of Vol 5 Subdivision and Greenway repeats the quote listed above, “Extensive 
landscape planting and ecological restoration is proposed along the Waitoa River, a tributary of 
the Waikato River. The planting will improve the ecological integrity of the water body and 
reconnect people with the awa.”  

The Waitoa River is in the Hauraki Catchment, not the Waikato River Catchment. 

 

 

The map supplied to Iwi for consideration is incorrect 
The map on the Application document called Treaty Settlements and other obligations (section 
18 report) pg 10 of 23 is not accurate for all the land that is under the application for this 
development. 
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1 N Hydrological report 
*From the initial application, the WRC – Joao Paulo Silva noted : 

There is no commentary on construction water requirements. The Piako River catchment is 
overallocated, so surface water will not be a viable source. Should there be a need to take 
surface water for any stage of this development, s124C(1)(c) RMA will be relevant.  If the 
development needs water for construction purposes (e.g. dust suppression) and MPDC will not 
supply this, the applicant may need to consider obtaining resource consent to take water on the 
site. There are a large number of applications to take surface water in the Piako River catchment 
awaiting processing by WRC that would be considered competing applications for surface 
water. 

Taking groundwater from a bore in this vicinity will be taking water from the Southern Hauraki 
Aquifer, which has allocation available within the management level as per the WRP.  With the 
Piako River catchment currently over-allocated taking surface water from a nearby tributary will 
encounter allocation difficulties.” 

 

Pg 15 of Appendix 1N 
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Basin mounding of Stormwater Basin D goes into the neighbouring property, owned by Mrs 
Odlum. 

 

Pg 173 of 245 Stormwater catchment plan of Retirement village (10-year plan), reliant on a small 
pipe under the road for water to flow away from the site 

 

 

 

Pg 174 of 245 100 year flow also reliant on Culvert under Station Road 



Total document about Ashbourne Substantive Application 

27 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Total document about Ashbourne Substantive Application 

28 
 

Location of production bore pg 220 of 245  

Location map for bores near the Production bore – not all bores in the 1 km buffer zone are 
marked on the map, including 2 on the North side of Station Road. 

 

 

 
 

from 163 of 245 

The proposed emergency spillway for wastewater pond C is the drain to the East of the 
Highgrove subdivision.  That drain has flooding issues already for flooding during high rain 
levels, and if the groundwater is higher than the base level of the Hydrological assessment 
(which has previously been measured at 0.7m), the groundwater will fill the pond before any 
wastewater 
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Additional concerns 
 

Heavy Metals 
In appendix 1R pg 21/81  

The following was found in several locations on the properties that are in the proposed 
development area” 

o Arsenic exceeds PBC of 6.8 mg/kg in 1 sample (127 Station Road) 
o Cadmium exceeded the PBC of 0.22 mg/kg in 7 sampled areas over 2 properties 

▪ Ranging between 0.3 to 1.13 mg/kg 
o Copper exceeded PBC of 25mg/kg in 2 samples at 127 Station Road 
o Lead exceeded the PBC of 20mg/kg in 3 sampled areas over 2 properties 

▪ 25-31 mg/kg 
o Zinc exceeded PBC 53mg/kg in 7 samples over 2 properties 

▪ 63 to 230mg/kg 

The heavy concentrations were higher than expected but below the NECS SES concentrations.  
Therefore, controlled consent under regulation 9(3) of NESCS is required to undertake the 
change of land use and for further soil disturbances as part of the developments. 

 

Soil management 
In Appendix 1S Contaminated soil management, the report states that all suitable soils are to be 
used on site, or if stockpiled or removed from site, there is a process that must be followed (also 
mentioned in Appendix 3L proposed conditions Solar farm alignment with Council standards – 
MPDC & WRC).  Fill being brought in is mentioned … 

 

But nowhere in the entire application is there a Biosecurity plan for the pest plant Noogoora Bur 
(Xanthium strumarium) that is known by the WRC and should be on the LIM reports at 127 
Station Road.  There should be a biosecurity plan for moving any plant material and soil for that 
specific location as the plant is on the WRC eradication program.  There are severe penalties for 
the known spread of the weed. 

 

The screenshots below provide information that is freely available about Noogoora bur, and 
further information is available on the WRC website. 
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Acid Sulphate Soils on the Northern Half of the Northern Solar Farm 
Appendix 1T Acid Sulphate Soil Management suggests that there is a high likelihood of these 
soils and that the runoff can release acid into the environment.  There is a horse training facility 
that is next to that area of the Northern solar farm, where animals live and people work every 
day.  How can exposure to this be mitigated for those people? 

 

No Access provided for Board Drains 
Screenshot from Appendix 1M Geotechnical report GIR part 1, page 70/128 

No allowance for access to the northern boundary board drain – far left states 3m 
LANDSCAPING STRIP WITH 2.3m HIGH INTERNAL SECURITY FENCE. 
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There is no allowance for access to the Board drain at the northern end of the Northern Solar 
farm. 

 

This photo (below) is of the paddock beside the board drain, showing how much room is 
required by a digger when cleaning out the board drain.  The piles of drain cleanings can be seen 
to the left in the paddock.  The drain is only accessible on the left-hand side; further 
downstream, access is blocked by a large hedge. 
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Lateral Spread 
As noted in the Infrastructure report, the Appendix 1M Geotech appendix GIR part 1 indicates 
that lateral spread is more than a low to medium hazard (pg 11) and requires further 
investigation.  On page 12 of the same report, the authors indicate that Lateral spread is when 
Soils behave as very weak undrained material, which can give rise to lateral spreading where a 
free face is present with a variety of sites or where proposed cut and fill batters are proposed 
over or within liquefied soils. 

The report indicates on page 2 that Swale drains are currently located within each development 
area. The drains at the Residential Subdivision, the Retirement Village, Solar Farm A and Solar 
Farm B will be infilled as per drawings provided by Maven Associates.  (indicated on pages 2 and 
7).   This information contradicts the servicing section of Volume 3 Solar Farms, pg 20, which 
highlights that the Stormwater, on both solar farm sites, will utilise existing farm drains for 
conveyance and ground soakage to manage stormwater.  Therefore, lateral spread is still a risk 
in the development. 

The authors of the report also highlighted on page 7 of the report, “The riverbank along the 
western boundary of the Solar Farm B is approximately 5m high. Based on the current landform, 
free face height and continuity of liquefiable layers, there is high potential for lateral spreading.” 

 

Electricity Transmission & Distribution Activities 
Appendix 3J Vol3 Solar Farm Rules assessment pg 39/53 

Rule 8.2.1Does not comply 

The proposed transformer on the Northern Solar Farm 11kV will be contained within 20-foot 
containers measuring 6.1m length X 2.4m width x 2.6m high, which totals a volume of 38.064m3 
and a gross floor area of 14.64m2. 

Rule: space not exceeding gross floor area 4m2 and height 2m 

 

Appendix 3K Solar Farm Objectives 
Objective IM-O4 – Health and well-being of the Waikato River on page 22, the authors of the 
objectives report state: 

Although not located directly on the Waikato River, the site lies within the Waikato River 
catchment and contributes to its overall health and well-being.   

The Site lies within the PIAKO Catchment. 

Extensive landscape planting and ecological restoration along the Waitoa River, a tributary of 
the Waikato River. The planting will improve the ecological integrity of the water body and 
reconnect people with the awa in line with the Vision and Strategy.    

The Waitoa River is a tributary of the Piako River. 
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How can the panel trust the information given to them by the Applicant if a basic geographical 
error undermines the validity of the information? 

 

3C landscape assessment 
Pg 33 of 58 the writer of the assessment mentions the site visits undertaken 

 

24th of June and 8th of November 2025 

How can the assessment have taken place on the 24th of June and 8th of November 2025 when 
the report was produced on the 3rd of June 2025? 

 

Using images produced in appendix 3B 02 of 03 Visual assessment from Station Road 
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The 2 storey house 184 Station Road is visible. 

 

The upper floor windows are still visible with the panels 
installed. 

After 5 years 

 

 

The second floor windows are clearly visible. 

After 10 years 

 

 

The second storey of the building can been seen in the original 
rendering, therefore, if the view was reverse engineered the residents of the home will be 
overlooking the entire solar farm. 

 

The view from the West side of the solar farm is taken from near the boundary of 182 Station 
Road and the solar farms proposed site.  The point of view is taken from a person standing on 
the boundary, a change of perspective is required for the upper storey of the house. 
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Image from appendix 3B 02 of 03. 

The images following this in the appendix indicate how much the plantings will grow in 10 years 
to mitigate the view and noise.  But this is not the perspective from the second storey of the 
building.  Five-metre-high trees will not mitigate the view, or the potential glint and glare that 
was not tested at that height. 

 

Removal of Consent Notices and Easements on Eldonwood Drive, Chesnut 
Lane and 247 Station Road 
Appendix 2B Consent Notice Assessment and Attachments: Concern over the removal of all 
consent notices and Easements, in particular the removal of consent notice and easements 
over Lot 100 of Eldonwood.  This lot is the roading system in Eldonwood which is a private road 
and not controlled by MPDC.  Why does Matamata Development Ltd need that to be removed or 
lifted?  Is there a plan to use the Eldonwood Roads as an accessway onto Station Road? 


