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FORM 13 

SUBMISSION ON RESOURCE CONSENT APPLICATION TO ESTABLISH 
AND OPERATE A MANAGED FILL ACTIVITY AT 3831 CAMBRIDGE ROAD 
THAT IS SUBJECT TO LIMITED NOTIFICATION BY CONSENT AUTHORITY 
Clause 6 of the First Schedule to the Resource Management Act 1991 
 

To  Waipa District Council 

 Private Bag 2402 

 Te Awamutu 3440 

 Attention: Consents Planning 

 Sent via email to: submissions@waipadc.govt.nz  

1. This is a submission from 3MS of Cambridge Development GP Limited (“3MS” or “The 

Submitter”) to the application for resource consent by ResourceCo Limited to establish and 

operate a managed fill activity at 3831 Cambridge Road, Leamington, Cambridge (“The 

Application”).   

2. 3MS is the owner and/or occupier and developer of land within proximity to The Application, 

including land along the northern side of the Waikato River. 

3. ResourceCo Limited (“The Applicant”) has applied to the Waipa District Council (“WDC”) 

for land use consent for the Application.  

4. The WDC Reference for The Application is Resource Consent Application Number 

LU/0231/25.   

5. The land at 3831 Cambridge Road, Leamington, Cambridge (“The Site”) is zoned Rural Zone 

under the Operative Waipā District Plan (“WDP”), with part of the entrance being zoned 

Industrial Zone. 

6. The activities proposed are not provided for in the Rural Zone and require resource consent 

as a Non-Complying Activity under the WDP (Rule 4.4.1.5(b)). 

7. Consent is also required as a Discretionary Activity under the National Environmental 

Standard for Assessing and Managing Contaminants in Soil to Protect Human Health (“NES-

CS”) for soil disturbance. 

8. The Application seeks resource consent approval from WDC for the following: 

> An activity that is not provided for in the Rural Zone (Non-Complying); 
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> Earthworks that exceed the permitted volumes - 1,472,200m3 of earthworks (111,000m3 

of cut and 1,361,200m3 of fill);  

> Retaining walls that exceed the 12m maximum permitted height and are within the 25m 

minimum building setback; 

> Potential breaches with the daylight control and building coverage requirements; 

> Activities that will exceed the daytime noise levels relative to the southern boundary; 

> Dust emissions from the site that will potentially extend beyond the site; and 

> Earthworks within 23m of a stream. 

9. The Site is identified in Figure 1 (shown in yellow shading). 

 

Figure 1: Land subject to the proposed managed fill activity (LU/0231/25).   

10. The Submitter is not a trade competitor for the purposes of section 308B of the Resource 

Management Act 1991 (“RMA”). 

11. The Submitter opposes this resource consent application and requests that that the 

application be declined.  

12. The reasons for this submission are set out below. 
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SUBMITTER DETAILS 

13. 3Ms is a land development company which was established to deliver on a vision to create 

an aspirational living environment that caters for the needs of all parts of the Cambridge 

community, and which represents the very best that living in Cambridge can offer. 

14. The Submitters land interests to which this submission relates comprise two distinct areas 

described as follows: 

> Bridleways refers to a residential development comprising approximately 47 hectares 

located north of Cambridge Road, within the C2 Residential Growth Cell; and 

> Arikirua refers to a consented residential subdivision and development comprising 

approximately 29 hectares located between Cambridge Road and the Waikato River, 

within the C3 Residential Growth Cell Area. 

15. The location of the Submitters Land (variously as owner and/or occupier and developer) 

relative to The Site is shown in Figure 2 (below). 
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Figure 2: Location of the Submitters Land (identified in solid red shading) relative to 

The Site (identified as a solid black and white line). 
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REASONS FOR THE SUBMISSION 

16. The Submitter opposes the Application in reliance on the full content of this submission. It’s 

key reasons for opposition are summarised as follows: 

a) The Site has a history of environmental non-compliance and the baseline lawful 

environment of the Site is not as presented in the Application and AEE, leading to a 

flawed assessment of effects on the environment; 

b) The history of environmental non-compliance makes the usual RMA assumption that 

conditions will be complied with unsound; 

c) Adverse effects on the environment cannot be satisfactorily avoided, remedied or 

mitigated via consent conditions; 

d) Locating the proposed landfill activity this close to the Waikato River is contrary to Te 

Ture Whaimana; 

e) Granting consent for the proposed land use activity is inconsistent with the medium to 

long term strategic planning and spatial allocation of urban land uses within and 

surrounding Cambridge, including the Site and the Submitters land; 

f) Granting consent for the proposed land use will generate effects which in turn frustrate 

and hinder the implementation of Waipa 2050 by discouraging intended residential and 

urban development within adjacent and surrounding growth cells; 

g) The flow on consequence of the above effects will lead to the inefficient provision of 

‘stranded’ public infrastructure which will in turn had adverse consequences for 

Council’s funding and financing plans, including loss of development contributions 

revenue; and 

h) In combination, these impacts and outcomes are so contrary to the single purpose of 

the RMA that consent must be declined. 

17. Set out below are the matters relevant to the reasons for opposition. 

Existing Environment 

18. The Application must consider the existing environment, including the existing WDP zoning, 

structure plan and growth cell provisions; any other relevant Strategic Plans; any existing 

resource consents that have been granted for The Site and/or the land in the surrounding 

area, including the baseline lawful environment of The Site. 
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Waipa District Plan 

Zoning  

19. The land immediately adjacent to and surrounding The Site comprises a combination of 

Residential, Rural and Industrial zoned land as follows: 

> The adjacent land to the south is zoned ‘Deferred Large Lot Residential Zone’ and 

‘Medium Density Residential Zone’; 

> The adjacent land to the north (the WDC wastewater treatment ponds) is zoned ‘Rural 

Zone’; and 

> The adjacent land to the east is zoned ‘Industrial Zone’. 

20. The land within the wider surrounding area comprises predominantly Residential zoned land 

(to the north, east and southeast) including areas identified as Residential Growth Cells; the 

St Peters School Zone (further to the north); and Rural zoned land further to the south and 

west. 

21. Figure 3 (below) is an excerpt from the WDP Zone map in the vicinity of The Site, showing the 

zoning of The Site (zoned ‘Rural Zone’ and ‘Industrial Zone’) and the land in the surrounding 

area (with the external boundaries of The Site identified as a black and white dashed line). 

 

Figure 3: WDP Zone Map 
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22. The corresponding WDP Policy Area map is copied below as Figure 4 (the solid brown 

shading within The Site denotes a mineral extraction area and the solid blue shading 

denotes the 750m River Stream Biodiversity Corridor). 

 

Figure 4: WDP Policy Area Map 

Zoning Summary 

23. The WDP zoning determines what activities can occur on different pieces of land and under 

what conditions.  The WDP zone maps identify The Site as land that is zoned Rural Zone (not 

industrial); and is located within close proximity to land zoned Residential (or identified for 

future residential development).  The proposal to establish and operate a managed fill 

activity at The Site is considered incompatible with the WDP zoning of The Site and the 

surrounding land. 

Rural Zone Provisions 

24. The WDP does not specifically identify The Site for managed fill activities. The Rural Zone 

provisions also do not provide for managed fill activities. 

25. The activities proposed are therefore not anticipated in this location and require resource 

consent as a Non-Complying Activity (Rule 4.4.1.5(b)). 

Structure Plan and Growth Cell Areas 

26. The WDP identifies the following Structure Plan Areas and Residential Growth Cell Areas 

within the surrounding area: 
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> The C11 Growth Cell is located immediately adjacent to The Site, and adjoins The Site to 

the west, south and east.  The C11 Growth Cell comprises an area of approximately 59 

hectares identified for Large Lot Residential development; 

> The C4 Growth Cell is to the south-east of The Site and comprises an area of 

approximately 66 hectares identified for Residential development;  

> The C3 Growth Cell is to the north of The Site (on the northern side of the Waikato River) 

and comprises an area of approximately 123 hectares identified for Residential 

development; and 

> The C2 Growth Cell is also to the north of The Site (on the northern side of the Waikato 

River) and comprises an area of approximately 161 hectares identified for Residential 

development (including land acquired by The Ministry of Education to provide future 

educational infrastructure to serve anticipated population growth). 

27. The Indicative Current Town/Village boundary (2017) also adjoins The Site, immediately to 

the north-east. 

28. Figure 5 (below) is a copy of the ‘Cambridge Growth Map’ (copied from Appendix S1 of the 

WDP) and dated 19 January 2024.  It shows the locations of the identified Growth Cells 

within Cambridge, and the Indicative Town Boundary relative to The Site (with The Site 

highlighted in solid blue shading). 

Version: 1, Version Date: 31/08/2026
Document Set ID: 11766167



Submission on the resource consent application by ResourceCo Limited to establish 
and operate a managed fill activity at 3831 Cambridge Road, Cambridge (LU/0231/25). 9
 

 

Figure 5: Cambridge Growth Cells (Source: Appendix S1 of the WDP) 

 

 

Version: 1, Version Date: 31/08/2026
Document Set ID: 11766167



Submission on the resource consent application by ResourceCo Limited to establish 
and operate a managed fill activity at 3831 Cambridge Road, Cambridge (LU/0231/25). 10
 

Structure Plan and Growth Cell Area Summary 

29. The WDP Structure Plans offer details on anticipated land use, necessary infrastructure and 

establish an associated planning context for how the implementation of the Structure Plan 

areas are to be managed.   The Structure Plans provide a broad framework within which 

landowners and developers can prepare development proposals in a flexible manner while 

maintaining an integrated approach to development. Well planned residential areas 

consistent with the amenity and character expected within Cambridge are sought, together 

with providing for an adequate provision of services and appropriate walking, cycling and 

street connections1. 

30. The Structure Plan and Growth Cell Areas indicate the intended future land use and ensure 

that the future use of Growth Cells is not compromised by present day development.  

31. The WDP zone maps identify a number of Growth Cell Areas within proximity to The Site (to 

the north, east and south) and clearly anticipate residential development in the surrounding 

area.  The proposal to establish and operate a managed fill activity at The Site is considered 

incompatible with the WDP Structure Plan and Growth Cell Areas for Cambridge. 

Other Strategic Plans 

32. In addition to the existing Structure Plan and Growth Cell Areas identified in the WDP, the 

following Strategic Plans are also relevant (and are discussed below): 

> Future Proof Strategy; 

> Waipa Community Spatial Plan; and 

> Waipa 2050. 

Future Proof Strategy 

33. The Future Proof Strategy (“Future Proof”) is a 30-year growth management and 

implementation plan for the Hamilton, Waipa, Waikato and Matamata-Piako sub-region. 

34. Future Proof was updated in 2024 and anticipates residential growth around the main urban 

centre of Cambridge, particularly within the identified Growth Cell Areas.  The C3 and C4 

Growth Cells are both expressly identified in Future Proof as ‘future urban areas’ with ‘short 

term’ development timing.   

35. Future Proof therefore anticipates residential development within the identified Growth Cell 

Areas surrounding The Site. 

 
1  Paragraph S19.1.2 Appendix S19 Cambridge C1 and C2/C3 Structure Plans Waipa District Plan 
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Waipa Community Spatial Plan  

36. The Waipa Community Spatial Plan (“Spatial Plan”) anticipates residential growth will occur 

within identified growth cells, and that Cambridge may need to expand beyond the current 

growth cells in the long-term depending on future population growth trends.  

37. The Spatial Plan for Cambridge shows The Site as located directly adjacent to (but outside 

of) the 2050 Town boundaries, and adjacent to land identified as ‘existing buildings 2021’ to 

the north-east, east, south and west.   

38. The Spatial Plan identifies the Hautapu Industrial Area (to the north) as the key area for 

industrial development. 

‘The Hautapu Industrial Area to the north is a key industrial node within the wider Waikato area, 
and with continued growth it will further strengthen its importance as an industrial area.  It is 
projected to grow from around 67ha to 227 ha by 2050’. 

39. The Spatial Plan therefore anticipates residential development within the identified Growth 

Cell Areas surrounding The Site. 

Waipa 2050 

40. Waipa 2050 identifies The Site and the adjacent land as located within the Cambridge C11 

Growth Cell (Large Lot Residential).   

41. Waipa 2050 anticipates this is an area where large lot residential development will occur 

(beyond 2035).   

42. The C3 and C4 Residential Growth Cell Areas (to the north and east of The Site) are clearly 

identified for residential development. A ‘Strategic Industrial Node’ for Cambridge is 

identified at Hautapu.   

43. Waipa 2050 therefore anticipates residential development within the identified Growth Cell 

Areas surrounding The Site. 

44. Table 1 below (copied from Waipa 2050) shows the land area and anticipated land use for 

the C11 Growth Cell.   The corresponding plan (showing the boundaries of the C11 Growth 

Cell) is also copied below as Figure 6. 
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Table 1: Cambridge Residential Growth Cells - Beyond 2035 (Source: Waipa 2025) 
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Figure 6: Cambridge Growth Map (Source: Waipa 2050) 
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45. The Submitter acknowledges discrepancies between Waipa 2050 and the WDP for the C11 

Growth Cell (Figures 5 and 6 above), whereby a larger (86 hectares) land area that includes 

The Site is identified in Waipa 2050; and a smaller (59 hectares) land area is identified in the 

WDP.   

46. WDC Staff have confirmed that this discrepancy occurred through Plan Change 5 – Waipa 

2050 Growth Strategy, in response to a submission by Aotearoa Park Developments Ltd 

(submission point 38/1).2 

Strategic Policy Direction 

47. The policy direction in the relevant statutory documents and strategic plans provides for 

residential growth in Cambridge and anticipates that the residential development will occur 

within identified Growth Cell Areas, including those surrounding The Site.   The policy 

direction also anticipates future industrial development for Cambridge will occur within an 

identified Strategic Industrial Node at Hautapu.   

48. The relevant objectives and policies anticipate ‘well-functioning urban environments that 

enable all people and communities to provide for their social, economic, and cultural 

wellbeing, and for their health and safety, now and into the future’3; development of the built 

environment occurring in an integrated, sustainable and planned manner which enables 

positive environmental, social, cultural and economic outcomes including minimising land 

use conflicts and potential for reverse sensitivity; and incompatible adjacent land uses 

(including those that may result in reverse sensitivity effects). 4 

49. The relevant objectives and policies are copied below as Attachment 1. 

Te Ture Whaimana 

50. Te Ture Whaimana is the vision and strategy for the Waikato River, and is recognised as the 

primary direction setting policy instrument for land use planning within the Waikato, 

including Waipa District. It calls for the restoration and protection of the Awa. The Site, in 

close proximity to the Awa, has been mined for river sand in the past, and has become 

degraded. Land use in this area must arrest this decline in the amenity and the well being of 

the Awa, and restore it for future generations. 

 
2  The recommendation to this submission point in the s42A report states: 

“Submission point 38/1 raised concerns about the location of the C11 growth cell and its close proximity to 
the nearby Industrial Zone and Council's Wastewater Treatment Plant. Following the consideration of further 
information presented at the hearing, the panel agreed that the northern boundary of growth cell C11 be 
amended to exclude Lot 2 DP 472963 owned by Remediation NZ (Ltd) and used as a green waste processing 
site. This submission point is accepted in part.” 

3  National Policy Statement on Urban Development  
4  Waikato Regional Policy Statement 
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Strategic Plans Summary 

51. The Strategic Plans anticipate residential development will occur within the identified 

Growth Cell Areas surrounding The Site.  They do not anticipate a manged fill activity at The 

Site.  Perpetuating this land use direction for the Site is inconsistent with the relevant 

Strategic Plans and Te Ture Whaimana (the latter has the status of a National Policy 

Statement). 

52. Council's growth planning, zoning decisions, growth cell identification and future residential 

land use expectations were all developed on the assumption that the quarry activities at The 

Site would eventually cease, and The Site would be rehabilitated. 

53. The Application therefore represents a material departure from the planning assumptions 

that underpin the Waipā District Plan, Future Proof, Waipā 2050, identified Growth Cells and 

Council's infrastructure investment decisions.  

54. The previous resource consents for The Site facilitated temporary extraction activities with a 

trajectory toward rehabilitation and eventual integration into the surrounding land use 

pattern. They did not establish an expectation that the site would become a long-term 

managed fill operation.  

55. Granting consent to The Application would effectively entrench an industrial activity in a 

location where the strategic planning framework anticipates transition toward a residential 

and amenity-based environment and would be inconsistent with the relevant Strategic Plans 

and existing Strategic Planning framework. 

Existing Resource Consents 

56. WDC has granted a number of resource consents for residential subdivision and 

development on land surrounding The Site, including land that the Submitter has interests in 

(as an owner and/or occupier and developer).   

57. Specifically, The Submitter has obtained resource consent approval from WDC for the 

following: 

> Subdivision Consent SP/0104/24 (dated 13 February 2025) for a multi-stage residential 

subdivision creating 301 residential lots, roads and reserves to vest at 1830 and 1832 

Cambridge Road, Cambridge within the C3 Growth Cell – relating to a joint venture 

development with St Peters School (“Arikirua”);  

> Land Use Consent LU/0180/24 (dated 11 November 2025) to undertake earthworks 

ahead of the subdivision of the C3 Growth Cell (SP/0104/24) at 1830 and 1832 
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Cambridge Road, Cambridge – as part of the Arikirua joint venture development with St 

Peters School;  

> Subdivision Consent SP/0148/21 (dated 27 October 2021) to enable a staged 

subdivision within the C2 Structure Plan area: Stage 1 (including sub-stages 1A, 1B, 1C, 

1D) and Stage 2 comprising in total 212 residential lots, one lot for a school, a superlot 

for a retirement village, one neighbourhood commercial lot and associated local 

purpose reserves, utility lots, access lots and roads to vest at 1881, 1871, 1863, 1865 

and 1835A Cambridge Road, and 694 Grasslands Drive, Cambridge – and relating to the 

Bridleways Development (“Bridleways”).  WDC have also granted several s.127 

applications to vary the conditions of the original subdivision consent. 

> Land Use Consent LU/0166/10 (dated 11 August 2020) for earthworks associated with 

the development of the 3M’s Bridleways residential subdivision, including the future 

public assets and the school site at 1865, 1863, 1871 and 1881 Cambridge Road, 

Cambridge (Bridleways). 

58. The above resource consents provide for more than 500 new residential allotments, future 

educational infrastructure to serve the anticipated population growth and associated 

infrastructure and services within Cambridge – and align with the future growth patterns 

anticipated in the relevant Structure Plans and Growth Cell Areas.  

59. The residential activities that are proposed (and consented) in this location are sensitive 

land use activities that have the potential to be adversely impacted by the managed fill 

activities proposed at The Site.  

60. Arikirua has purposely been designed to take advantage of the existing natural features and 

amenity values within the surrounding area, including the views overlooking the Waikato 

River.   These views will potentially be significantly impacted by the Application (due to the 

large scale of earthworks, changes to the topography, vegetation removal and the managed 

fill activities). 

61. The consented Arikirua development is intended to occur after a certain stage of Bridleways 

being developed (but is now on hold). 

62. The existing resource consent decisions form part of the existing environment, and are the 

starting point for any assessment of environmental effects for the Application. 

Educational Infrastructure 

63. The Ministry of Education has acquired land within the C2 Growth Cell to provide future 

educational infrastructure to serve anticipated population growth. The viability and timing of 

a future school is dependent upon the population generated by the surrounding residential 
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growth cells, including the St Peter's/Arikirua catchment area. If the proposed managed fill 

activity suppresses or delays residential development within those growth cells, it may 

undermine the assumptions upon which future educational infrastructure planning is 

based. This creates broader social consequences extending beyond private landowners, 

including impacts on future educational provision, community wellbeing and the ability of 

Cambridge to accommodate planned growth. 

The Application 

64. The Submitter acknowledges that there may be a need for the type of facility proposed in the 

Application. However, this is not the appropriate location for such an Activity. 

65. The proposal to grant resource consent approval for a managed fill activity at The Site has 

the potential to adversely impact upon The Submitter and the Submitters Land.   

66. Specifically: 

> The Submitter is unlikely to be able to sell residential sections or house and land 

packages overlooking a large managed fill site; and is therefore unlikely to able to give 

effect to their existing resource consents; 

> Other landowners within proximity of The Site are also unlikely to be able to give effect to 

their existing resource consents and/or the existing Strategic Plans; 

> If the Arikirua development does not proceed St Peters School will miss out on a legacy 

endowment that has the potential to provide the school with long term financial 

security. The Ruru Endowment Trust Fund will also not have the security for long term 

development; 

> If development of the existing resource consents (including those for Arikirua and 

Bridleways) does not proceed, Cambridge will not have the supply of residential lots and 

the associated economic and social benefits anticipated (as identified within the WDP 

Growth Cells); and 

> If development of the existing resource consents (including those for Arikirua and 

Bridleways) does not proceed WDC will not receive the Development Contribution 

revenue to pay for the infrastructure that would otherwise have come from the already 

consented (and anticipated) developments. 

Existing Land Use Activities at The Site 

67. The Submitter acknowledges that multiple resource consents have been issued for the 

existing land use activities at The Site (relating to a sand quarry, and landscape and green 

Version: 1, Version Date: 31/08/2026
Document Set ID: 11766167



Submission on the resource consent application by ResourceCo Limited to establish 
and operate a managed fill activity at 3831 Cambridge Road, Cambridge (LU/0231/25). 18
 

waste activities); and that the existing land use activities have grown and expanded over 

time.   

68. However, the existing resource consents for The Site still anticipate that the consented land 

use activities will cease, and The Site will be rehabilitated to enable future land uses that are 

consistent with the relevant Strategic Plans and compatible with the existing and planned 

surrounding environment. 

69. There is therefore an expectation that the existing (consented) land use activities at The Site 

will cease in the medium term and be replaced by activities that are consistent with the 

outcomes anticipated by the Growth Cells and Strategic Plans.   

70. The Site is now at a point at which any further industrial development or expansion needs to 

stop.  It is time for The Site to align with the Strategic Plans for both The Site and the 

surrounding area. 

71. It is not appropriate for the Applicant to reinforce and expand the scope of industrial 

activities at The Site – particularly when the existing land use activities are already 

inconsistent with the Strategic Plans for The Site and the surrounding area (including the 

Submitter’s resource consents to develop Residential Growth Cells). 

Compliance History  

72. The Submitter is concerned that there have been a large number of complaints associated 

with the existing land use activities at The Site; breaches to the existing resource consent 

conditions; and historic compliance issues.  It is understood that there has also been 

emergency vehicle call outs to The Site.   

73. The existing compliance history raises concerns regarding the Applicants ability to operate a 

far more complex operation at The Site.   

74. The history of complaints and breaches at The Site has impacted upon public perception 

and confidence in the ongoing operations at The Site.  This raises questions concerning the 

lawful baseline environment against which the AEE was formulated, and also the reliability 

and effectiveness of consent conditions intended to manage environmental effects. 

Existing Environment 

75. The Site has a history of environmental non-compliance and the baseline lawful 

environment of The Site is not as presented in The Application and AEE, leading to a flawed 

assessment of effects on the environment (particularly visual and landscape effects).   
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76. What you see on site is not the lawful baseline environment against which to assess effects. 

Thus, the AEE supporting the application is flawed. 

Adverse Effects Assessed in The Application  

77. The Submitter acknowledges the assessment of effects provided in the Application but 

notes the following. 

78. The description of the ‘Surrounding Environment’ in Section 4.3 of the AEE did not extend 

across the river and therefore did not consider the Submitters Land. 

“Land to the north, north-east and east  

Immediately to the north is the municipal wastewater treatment ponds for the Cambridge 
Township, and beyond the ponds (approximately 300m from the sites’ northern boundary) is the 
southern bank of the Waikato River.  

To the north-east is the industrial estate that obtains access via Matos Segedin Drive. 
Immediately to the east is elevated, rural zoned land that accesses a crossing via 3807 
Cambridge Road. This land comprises shade houses and buildings and appears semi-industrial in 
nature.” 

79. The Air Quality Assessment (Appendix H to The Application) does not include assessment of 

potential dust nuisance effects on the northern side of the Waikato River.  No sensitive 

receptors are identified along the northern side of the Waikato River, and no real-time dust 

monitors are proposed along the northern boundary of The Site.  There is a failure to 

recognise that the St peters School Zone and the Arikirua subdivision consent and 

associated residential activities form part of the existing environment. 

80. The Acoustic Assessment (Appendix I to The Application) does not include assessment of 

potential noise effects on residential development within the C2 and C3 Growth Cells. No 

noise-sensitive receivers are identified on the northern side of the Waikato River.   

81. The Landscape and Visual Assessment (Appendix F to The Application) anticipates that 

views into The Site will primarily be from the north.  The assessment includes the following 

comments with respect to the land on the northern side of the Waikato River:   

> The description of the ‘Visual Catchment’ in Section 2.3 of the Landscape Visual 

Assessment recognises ‘that over time, the makeup of these viewing audiences will 

change as further development and anticipated growth within the Cambridge area 

occurs’ and that ‘This will be particularly evident for the residential growth areas on the 

northern side of the Waikato River (C3 growth cell) and the DLLR area (C11 growth cell) 

to the south of the Site’. 

> Views, into the Site are anticipated to be primarily from the north, particularly from 

elevated positions in the landscape. 
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“It is noted that over time, the makeup of these viewing audiences will change as further 
development and anticipated growth within the Cambridge area occurs. This will be particularly 
evident for the residential growth areas on the northern side of the Waikato River (C3 growth cell) 
and the DLLR area (C11 growth cell) to the south of the Site. 

… 

Views, into the Site are anticipated to be primarily from the north, particularly from elevated 
positions in the landscape”. 

“Residential properties located within the Resthaven Village (VP8), Te Rerenga Terrace (VP9) and 
Te Awa Life Care retirement village are afforded elevated views into the site, from the river terrace 
that sits above the Waikato River corridor. It is also recognised that further residential 
development is underway to the west of the Te Awa Lifecare retirement village in the Large Lot 
Residential zone (LLR) to the south of the Cambridge Road Thermal Explorer Highway. Residential 
properties on the elevated river terrace with the most open views towards the Site are located at 
the southern extent of the residential developments where southerly views are open and not 
interrupted or screened by intervening built form. From these southern extents of these 
residential areas panoramic views are available over the Waikato River Valley and pastoral 
grassland adjacent to the TARR. It is recognised that the lower valley area to the north of the 
Waikato River is zoned for LLR and in the future is anticipated to change in character to include 
urban residential development.”  

Adverse Effects Not Considered 

82. The Submitter is concerned that the Application has not afforded appropriate consideration 

to all of the potential adverse effects. 

83. Specifically, the existing assessment within The Application does not adequately consider 

the following effects: 

> The effects of The Application on existing Strategic Plans (and specifically their ability to 

be realised);  

> The effects of the Application that extend across the river and on to the Submitters 

Land; and 

> The effects on the Existing Environment. 

84. If granted, the proposal will create a planning blight and will significantly impact upon the 

ability of other landowners to develop their land in accordance with the existing Growth 

Cells, Strategic Plans and resource consents granted by Waipa District Council.  The 

proposal therefore has the potential to have adverse effects (including adverse social and 

economic effects) on people and communities. 

85. The reality is that no one (or at least a significantly diminished market) is likely to buy a 

residential section overlooking a landfill. There is therefore no incentive for the Submitter to 

develop the land in the C3 Growth Cell in accordance with the existing resource consents. 
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86. If the land in the C3 Growth Cell is not developed in accordance with the existing resource 

consents, the future educational infrastructure proposed on land acquired by the Ministry of 

Education may also no longer be viable or substantially delayed.  The viability and timing of a 

future school is dependent upon the population generated by the surrounding residential 

growth cells, including the St Peter's/Arikirua catchment area. 

87. The application similarly creates a planning blight with respect to the existing Structure 

Plans and Residential Growth Cells because the consented development in the C3 Growth 

Cell will not proceed or, at best, proceed over a much slower and longer timeframe. This 

includes the expansion of Te Awa Lifecare and the development of the 300 lot Arikirua 

Subdivision.  This, in turn, will have significant adverse flow on effects for Council in terms of 

no or reduced Development Contribution revenue (including the ability to pay for significant 

infrastructure already built ~$20 million).  This will also mean that the significant economic 

and social benefits of the developments will not materialise.  The latter includes the 

provision of housing, economic benefits during construction, on-going rates to Council, and 

positive economic and social flow on effects. 

Adverse Effects on the Submitter 

88. Potential adverse effects on the Submitter include (but are not limited to) landscape and 

visual, amenity, noise, odour and dust effects, including effects that are of a temporary or 

intermittent nature, and that extend beyond the boundaries of The Site.  

89. These effects include (but are not limited to) the following: 

> Landscape and Visual Effects associated with the managed fill and associated 

earthworks activities – including changes to topography and ground levels, vegetation 

removal, and views towards the Waikato River.  The retaining walls and earthworks 

associated with the Application are also significantly greater than those anticipated in 

the WDP; and the visual effects (particularly to the north of The Site) are not able to be 

mitigated by planting a few trees; 

> Amenity Effects associated with the managed fill and associated earthworks activities - 

including the proximity of The Site to identified Residential Growth Cells, consented 

residential development and the Waikato River; 

> Noise Effects associated with the managed fill activities and associated earthworks 

activities - including the use of heavy machinery, and hours of operation;  

> Odour Effects associated with the establishment and operation of the managed fill 

activities in proximity to identified Residential Growth Cells and consented residential 

development; and 
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> Dust Effects associated with the managed fill activities (including earthworks and 

vegetation removal) in proximity to identified Residential Growth Cells and consented 

residential development, and the St Peters School Zone. 

90. Perception of adverse effects are matters in themselves that are relevant to investment 

decisions made on confidence of the market and this activity will diminish if not extinguish 

this confidence. 

Incompatible Land Use Activity 

91. The Submitter acknowledges that the quarry, green waste and cleanfill activities have been 

in place for a number of years.  However, the effects of the Application are greater than 

those currently authorised onsite, to the extent that the Submitter has concerns (particularly 

in relation to landscape and visual, amenity, noise and dust) in light of their own properties, 

and their development plans and related resource consents for residential subdivision and 

development in the surrounding area. 

92. The nature and scale of the activities proposed in the Application are considered 

inappropriate for the location of The Site; including its proximity to identified residential 

Growth Cell Areas and the Town boundary; the St Peters School Zone; and the existing 

resource consents for future residential subdivision and development.    

93. In this respect the Submitter is especially concerned that the Application seeks to increase 

the scale of the existing industrial land use activities at a site that is directly adjacent to (and 

within close proximity of) land that has been identified for future residential development 

and is fundamentally incompatible with residential development and the addition of new 

sensitive receivers within the vicinity of the Application site. 

Proximity to the Waikato River 

94. The proximity of The Site (and the proposed land use activities) to the Waikato River and the 

potential for contamination of the Waikato River is of particular concern to the Submitter.  

95. The former Perry landfill north of Hamilton is an example of a landfill being an inappropriate 

land use activity for a site that is located in close proximity to the Waikato River, and should 

be a major concern to iwi (and others). 

96. The Submitter is perplexed by the position iwi have taken on this matter, and how a financial 

payment can address an environmental effect of this magnitude on a river which is required 

to be restored and protected from incompatible land use. 
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Cultural Impact Assessment 

97. The Submitter is also concerned that reliance is being placed on a Cultural Impact 

Assessment prepared in 2022 for a previous proposal, not the current one, which is clearly 

at odds with the Vision and Strategy for the Waikato River. 

Other Considerations 
 

Effects of the Proposal on Loss of Revenue for WDC / Development Contributions 

98. The Submitter (who is also the consent holder with respect to the Bridleway and Arikirua 

resource consents) has made significant financial investment to give effect to the 

Bridleways development, but is yet to give effect to the Arikirua development. 

99. If development of Arikirua does not proceed Cambridge will not have the residential growth 

they anticipate (as identified within the WDP Growth Cells); and WDC will not receive the 

Development Contribution revenue to pay for the infrastructure that would otherwise have 

come from the development. 

Strategic Plans Summary 

100. The Application is inconsistent with the relevant Strategic Plans and has the potential to 

adversely impact on other land use activities (and Growth Cell Areas) within the surrounding 

area, and their ability to develop in accordance with the relevant Strategic Plans.  

Conclusion  

101. As previously stated, the submission by the Submitter seeks that Council make the following 

decision: 

> That Waipa District Council declines the resource consent application for the proposal 

to establish and operate a managed fill activity at The Site. 

102. The Submitter wishes to be heard in support of its submission.   

103. The Submitter will consider presenting a joint case at the Hearing with other people having 

similar submissions. 

Signature of submitter  

(Mark Chrisp – as Agent for the Submitter):  

 

Date: 31 August 2026  
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Address for Service:  Mitchell Daysh Limited 
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