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3. Submission Details

Irwe: [] upport all or part of the application
Oppose all or part of the application

|:| Are neutral towards all or part of the application

The specific parts of the application that my / our submission relates to are: (give details, continue on a separate sheet)
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ion at the Hearing

I / We wish to speak in support of my / our submission.
I/ We do not wish to speak in support of my / our submission.
If others make a similar submission I / We will consider presenting a joint case with them at the hearing.

Pursuant to section 100A of the Resource Management Act 1991 | / We request that the Council delegate its functions,
powers, and duties required to hear and decide the application to one or more hearings commissioners who are not
members of the Council. (Please note that if you make such a request you may be liable to meet or contribute to the costs of
the commissioner(s). Requests can also be made separately in writing no later than 5 working days after the close of
submissions.)
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5. Signature

(Of submitter(s) or person authorised to sign on behalf of submitter(s))

Note: A signature is not required if you make your submission by electronic means.

6. Privacy Information

The personal information requested in the form is being collected by Selwyn District Council so that we can process your
application. This information is required by the Resource Management Act 1991. This information will be held by the Council. You
may ask to check and correct any of this personal information if you wish. The personal information collected will not be shared with
any departments of the Council not involved in processing your application. However under the Official Information and Meetings
Act 1987 this information may be made available on request to parties within and outside the Council.

7. Important Information

-

The Council must receive this submission before the closing date and time for submissions on this application.

2. You must also send a copy of this submission to the applicant as soon as reasonably practicable, at the applicant’s address for
service.

3. All submitters will be advised of hearing details at least 10 working days before the hearing. If you change your mind about

whether you wish to speak at the hearing, please contact the Council by telephone on 347-2868 or by email at

planninginfo@selwyn.govt.nz

4. Only those submitters who indicate that they wish to speak at the hearing will be sent a copy of the planning report.
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Appendix 4: Site Layout and Battery Plan
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Would you purchase a house next door to a large-scale solar farm?

Yes / No

Name:

Contact Number:

Comments:
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Would you purchase a house next door to @ large-scale solar farm?

Yes / No

Name:
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Yes / No

Name:

Contact Number:

Comments: |
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Would you purchase a house next door to a large-scale solar farm?

Name:

Vet Foley

\

TSl D oe\\

Peter Breihn

G L

Wair vei Fury

—
Do N F\P//Hf

)ff 0 eyl

/L va,f/u /! 70% //5 d

‘@A/W

A Tiom
2] .
0 | (atah Trusler
ra | Dol Yt

/‘7 & \
o\ LA I K onggd

Jo J{ALQ Ueting Kevs
o lin EL‘:M;‘ Hﬂm

i

}% Q@ '\Jg:,ub’\{ HCV\

AUl DRUS 01

: ?@L%J\ ~"\TD-"..\_'£-<,(\_

Kic hoel Steans

Ao /%w an_ 7;(/’)

N0 |Cadf Alar
N o F Stea
nNO Dewmes Shews
NT Yoh o f\“ﬁu\x’(‘w\k ’

No

Contact Number:

Comments:

4%

21

{¢

4

Couldid |1ve there [

PDre p
LueLL (54// pr:cw:ﬂ‘f/‘lw‘?

¥

bhove hO( L; e ‘H'f/

.-A)rnr:\f\ ’ AANGy e
ﬂ{"('?(_"\ <) \‘\}\",\AG,

(':"\3 3 \

of C“'\f‘) s

/

S
fregre NOT.

WieACannfs T TAnELS

771@7% ‘/7(/5?(/ ! m/b/

“;’f/'.'/ / Z-

k‘\\S(J ‘ .
Y "C‘B\%‘S‘\\
)
wi4a71 A =ZaD < YO
Wi4a 7 A Bai ,N;:‘Lmr
O@ﬁ;r\g} Lb. \J(ﬂL

Washrg \

di}cr )
Lo ein

ANO (Y

AN |

/

SN’

\ !
,’\\\, i \/ \Vj (_’)('_,u’f

—~ \
‘}C&, ;,,‘f-;,‘/({m_s'( f’) e s "'(‘/ )

Dl %]7 A\ 0+

NQ - we \;\(\ ke

=
X o Nz

¢ 1H W g

eceived

\\\‘-) ‘il ‘3L"‘/ , |‘1’1|11¢»\.*\Q1”“

h DEC 2023

‘/\I)C)L:\O\'t {A e\/@"’\"‘l/\v'\w’\ k (73{\15{;:.5 ‘ \(*



Would you purchase a house next door to a large-scale solar farm?

Yes / No | Name: Contact Number: | Comments:
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Colliers

14 December 2023

Donna & Dave Kewish

Email: donnakewish@gmail.com

324 Branch Drain Road,

Leeston

Re: 324 Branch Drain Road, Leeston - Submission under the Resource Management Act 1991
Impact on value if adjoining land is used for solar power production.

Dear Donna and Dave

1

Further to your instructions we have inspected your property for the purpose of determining the impact on your
property value should the solar farm development on the adjoining land proceed.

I confirm | am a registered valuer qualified in rural and urban valuation working throughout New Zealand with
considerable experience in compensation valuation. We provide this letter as a summary of our investigations to date. It
does not constitute a valuation report. It is a submission from a qualified valuation expert to assist the Commissioner.

I have read the online report of Matt Bonis, Commissioner dated 7 November 2023 in the matter of Land Use Consent
RC235464 sought to construct and operate a new solar array on approximately 111 hectares. The report is 110 pages

and, in many respects, of a technical nature. This has given me a general understanding of the scale and layout of the

project. This letter is limited to property valuation being my area of expertise.

My submission considers impact of the works being non-notified and scale of the development. The commercial
motivation of KeaX differentiates the project from compensation valuation protocols under the Public Works Act which
requires a registered valuer to complete a “before and after valuation” when undertaking a valuation. In this case the
mitigation of effects requires the balancing the commercial benefit against the personal loss which is suffered by an
affected party as the principle of eminent domain does not apply. Speedy’ chapter 2 when discussing loss “.../t is
concerned with psychological factors, if only because of the traumatic impact of a compulsory taking has on a genuine
unwilling seller. In such circumstances, it is not possible to place a sum on sentimental aesthetical losses which the owner must
suffer, even if it were allowed by law .The law clearly requires the valuation be fixed on the assumption of the hypothetical of a
willing seller and a willing buyer in the open market. It is a necessary fictious assumption that such persons exist, like their
counterpart the “reasonable” man.”

“To this sum maybe awarded a judicially just amount arising from the factors other than those based on the value ......

This assessment includes the impact on this particular occupier.

Before Value

linspected the property on 8 December 2023 and completed a valuation as at that date assuming no development on
the adjoining land.

The property is situated at 324 Branch Drain Rd, Leeston. The land is described as Lot 1 Deposited Plan 81783 being an
Estate Fee Simple containing an area of 5,060 square metres more or less. The registered owners are David John Kewish
and Donna Jayne Kewish. The title is subject to a bond pursuant to Section 108(2)(b) Resource Management Act 1991
requiring the owners to remove the kitchen from an attached dwelling unit if it was not occupied by family. Local
Receve ice
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12 Our before valuation is $1,000,000 including GST based on the following market an¥is.
Name:

Colliers

authorities now have a more flexible view on allowing additional accommodation units, especially where they are
already in existence.

The land is near level.

The dwelling has four bedrooms, ensuite to master bedroom, one bathroom with separate toilet, open plan living with
separate lounge, laundry and double garage with internal access. Includes an attached ‘granny flat’ with one bedroom,
one bathroom, kitchen, laundry and living area with an attached single garage. The house is approximately 300 m? built
around 2000 on a concrete slab floor, brick veneer walls, pressed metal tile roof and internally lined in plasterboard.
Other improvements include a double garage/workshop of 78 m?, a 45 m? 3 bay utility shed, a small garden shed, an
attractively landscaped section layout with pebbled drive, pond, mature forma garden plantings. Overall it is a well
maintained property with excellent presentation.

The title dimensions and shape are shown below and the extent of the landscaping can be seen on the adjoining aerial
photograph.

ived .
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Land Floor .
Addivess Sulubigic Area Gr-oss Sale  Improvement e Dwelling Land
Price (GSP) Value Net Rate Value
(ha) (m?)
82 Lower Lake Road, Leeston Apr-23 0.35 $580,000 $214,650 124 $1,600 $350,000
329 Goulds Road, Springston May-23 0.40 $975,000 $375,550 150 $2,000 $600,000
1465 Leeston Road, Leeston Nov-23 0.44 $775,000 $385,750 275 $1,250 $390,000
44 Taumutu Road,
Southbridge Jul-23 0.50 $870,000 $360,000 210 $1,500 $510,000
224 Bearch Rrain Read, Dec-23 0.51 $1,000,000 $550,000 300 $1,600  $450,000
Leeston
1087 Leeston Road, Leeston Febh-23 0.62 $830,000 $415,000 290 $1,300 $415,000
48 Irvines Road, Dunsandel Feb-23 0.77 $900,000 $427,000 250 $1,300 $475,000
TS HaTorts Cunsans| Mar-23 1.04 $820,000 $317,000 150 $1,650  $500,000
Road, Dunsandel
269 Pannetts Road, May-23 1.21 $757,500 $256,000 110 $1,900  $500,000
Springston
15 Stewarts Road, Leeston Mar-23 1.50 $925,000 $435,000 220 $1,750 $490,000
488 Telegraph Road, Feb-23 1.84 $913,000 $413,000 120 $1,800  $500,000
Burnham
43 Grahams Road, Leeston Apr-23 4.17 $1,001,000 $350,500 215 $1,350 $650,000
The Development?
13 The Ward Block Solar Farm Development (WBSFD) project is described as follows;

“KeaX proposes to construct an approximately 111 ha solar array on the Site which will have a generating capacity of 100GWh
(50MW AC/ 75MW DC) on completion. The Site is ideally located adjacent to an existing substation that will facilitate connections
into the local lines network, and will, on completion, be able to power approximately 11,200 houses.

The solar array will comprise a total of 140,000 tracking panels set within tables with thirteen inverters, the layout of the Site is
shown in Appendix 4. Each table comprises 26 pairs of modules (i.e. 52 panels per table - 26 on top row and 26 on bottom row
of the table). An image showing what the panels will look like is provided in the solar panel plans in Appendix 5.

The panels will be approximately 1.30 metres wide and approximately 2.38 metres long. When flat/horizontal (in stow position)
they will be 1.6 to 1.8 metres above the ground. When at maximum tilt, the panels will be a minimum of 0.5 metres, and no
more than 3.0 metres, above ground level. However, the panels will initially be tilted to achieve a maximum height of 2 metres
above ground level, recognising the height of newly established vegetation. They can then be tilted further to achieve a
maximum height of 3 metres above ground level as the vegetation grows.

The panels will be on piles that are driven into the ground approximately 1.8 metres deep and the piles are approximately 6.5
metres apart. It is proposed that the rows will be approximately 4.0 metres apart (when the panels are flat).

The reflectivity value of the panels will be below 4%.”
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Construction Phase?

“The construction of the solar farm will likely take 12 months to complete. The existing shelter belts will also provide some wind
protection and minimise the risk of discharging dust onto adjoining properties and public roads. Also, prior to construction
commencing, it is intended to plant the identified gaps in the shelter belts and site boundary with exotic plants during the first
planting season after consent has been granted.

KeaX propose to ensure that construction hours of operation are restricted to weekdays from 7.30am to 6pm. The Acoustic
Assessment prepared by Acoustic Engineering Services Ltd (AES) (Appendix 15) concludes that noise and vibration from
construction activities can generally comply with the Operative and District Plan noise limits and guidelines, noting that the
panels will be located so that there is a 50 metre setback between the piling rig and any nearby dwellings. It is expected that
vibration from the piling activity (most vibration intensive) will comply with the relevant guideline values.”

Operational Phase*

“Once the solar array is operational, the traffic generated by the proposal will likely be approximately four vehicle trips per
month when staff visit the site to check the solar array and carry out any maintenance.

Noise generated by the solar array will be minimal as there are no moving parts or mechanical elements such as turbines, that
generate noise. 324 Branch Drain Road will receive the highest noise levels, where the operational noise is expected to be up to
47 dB LAeq (15 min) (which is well within the Operative SDP noise limits) close to the northern facade of the dwelling. The noise
levels insidle the dwelling will be in the order of 10 to 17 dB lower (with windows open) than the external levels, depending on
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the aspect of the internal spaces. Overall, it is expected that even for this property, noise will not interfere with typical domestic
activities.

.. Traffic noise may be noticeable, with vehicles travelling to and from the Site, however such noise is commensurate with other
activities in the area and indeed to a lesser degree than the current dairy farming activity onsite.

Aglint and glare assessment has been prepared by Boffa Miskell (Appendix 13 in the LVEA) to consider potential glint and glare
effects that could arise from the solar array. The assessment concludes that:
o glare will only be present in one location- at the junction of Caldwells and Hanmer Roads, where the roads align
with a gap in the proposed screening to accommodate the identified Wahi Taonga site. It is therefore recommended

that panels in this section of the solar farm incorporate no backtracking (where panels backtrack at the beginning
and end of the day to avoid the effects of shading), to avoid the potential for glare at this location.

o along all other roads, potential glare will be screened by the proposed shelterbelt planting around the Site.
o potential glint and glare effects on private properties will be less than minor because of the duration of any potential

glare, distance from the Site and vegetation that obscures views, and therefore potential glare.”
Landscaping®

“It is proposed to undertake planting of fast growing, evergreen species, where this currently does not exist, as shown on the
Landscape Mitigation Plan (Appendix 13a) and below in Figure 3 that will be 2m before construction commences, noting that
where there is existing vegetation that needs to be replaced, a smaller grade of plant (shorter) will be planted. Plants will be
maintained at a maximum of 3.5m in height.

In addition, as agreed with SDC, new planting along Branch Drain Road will be setback 10m into the Site and retained at 3.5m
in height to manage shading effects. All new planting within and slightly beyond the existing gaps will be 2m in height before
construction commences. Where the planting is directly behind vegetation that is already, or exceeds, 2m in height, plants will
be 0.5-1.5m at the time of planting. The existing planting will be removed once the new plantings reach the required 3.5m in
height.”

Visual Amenity and Landscape Effects®

“The removal of all internal vegetation will have a temporary adverse effect resulting in less than minor effects (low). Once the
landscape buffer planting is fully established along the open Site boundaries, effects on the physical landscape are essentially
neutralised.

The proposed solar panels will have a low profile in the context of the flat topography and the surrounding vegetation and are
not expected to be a prominent feature in the landscape.

It is proposed to undertake all mitigation planting before construction starts, so it grows and establishes along the Site
boundaries, meaning that there will be plant growth prior to construction commencing.

As the proposed mitigation planting establishes along the Site boundary to a height of approximately 3.5 metres, the adverse
effects on rural character will become less than minor.

From public locations, adverse visual effects will be at worst minor (with mitigation) reducing to less than minor over time.

From private locations, adverse visual effects will be less than minor to neutral depending on the viewing distance to the Site,
intervening vegetation and nature of the view.”
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Impact on Value of Solar Development - New Zealand Market Analysis

We have investigated the New Zealand market for evidence of sales of land affected by solar farm development nearby
for any impact on value. We have researched 15 properties sold for Solar development and identified 36 others which
are in the process of conversion to Solar production. The data arising from this research is summarised in the following
table.

Number Gross Net Area Ave Capacity Analysis
Area (ha) (ha) size
(ha)

Solar Developments 36 8,563 ha 6,609 ha 184 ha 3,328MWp 92MWp/farm
with Published MWp
Leased/licence 31 4,804 ha 155 ha 2,738MWp 88MWop/farm
occupancy by project
area
Freehold developments 5 1,418 ha 284 ha 590MWp 118MWp/farm
Announced
Exclude Todd 1022ha 4 396 ha 99 ha 190MWp 48MWp/farm
Land Purchases (titles) 15 2,235ha  2,235ha 149 ha $33,657/ha
Exclude Todd 1022ha 14 1,213ha 1,213 ha 87 ha $36,737/ha

The solar market is relatively recent with recorded solar land purchases dating from 2020, and known leases 2021. The
developments completed to date are relatively small with the exception of Lodestone Kaitaia 85MWp and Pukenui
16MWp. Lodestone Kaitaia started generating in November 2023.

The solar farm industry is new (2021) to New Zealand with the first large scale development commissioned last month.
In my opinion it is too early to detect a change in amenity values.

| have read articles from various affected parties adjacent to new developments throughout New Zealand, sufficient to
say that small holding owners adjoining large developments are concerned about a loss of amenity value however there
is nothing as yet to analyse in the market.

However the following market study has identified astatically proven loss of between 3.0% and 4.2% for properties up to
800 metres (approx.) from developments within a rural environment and statistically weights sales which are closer.

An analysis of property values and proximity to photovoltaics across six U.S. states’

Elmallah, S et al. Shedding light on large-scale solar impacts

“Our findings have two main policy implications. First, they point to the need for policy and development measures to
ameliorate possible negative impacts of LSPVP development in some contexts. Our results suggest that there are adverse
property value impacts of LSPVP construction for homes very close to a LSPVP® and those predominantly in rural agricultural
settings around larger projects. But we find that most impacts fade at distances greater than 1 mile from a LSPVP. In some
cases - for homes near large LSPVPs, and in the states of MN and NC - negative effects persist at distances greater than 1 mile
but are smaller than they are at nearer distances to a LSPVP. These results suggest that care should be taken in siting LSPVPs

7 Citation Elmallah, S et al. Shedding light on large-scale solar impacts: An analysis of property values and proximity to
photovoltaics across six U.S. states. Journal of Energy Policy. 2023. https://doi.org/10.1016/j.enpol.2023.113425
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near homes in some contexts. Developers or policymakers considering siting LSPVPs very close to homes have several tools to
employ, such as compensation schemes with neighbours and landscape measures like vegetative screening.”

S. Elmallah et al
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Fig. 3. Distribution of predominant prior land use by (a) LSPVP area and (b) number of homes near LSPVPe.

19 The subject property is within a predominantly rural area best represented by Minnesota (MN), North Carolina (NC), and
New Jersey (NJ).

“Second, we ask: does the effect of LSPVPs on home prices differ based on the state, the prior land use on which a LSPVP is
located, the size of the LSPVP, or the urbanicity of a home? When looking at individual states in our sample, we observe no
effect on sales prices in CA, CT, and MA, but find sale price reductions for homes 0-0.5 mi away from a LSPVP of 4%, 5.8%, and
5.6% in MN, NC, and NJ, respectively. In those states where we do observe sale price reductions, the effect fades as distances
from an LSPVP increases, as with the full 6 state model. When separating transactions by the prior land use and the area of the
LSPVP to which they are closest, as well as by the urbanicity of the home, we observe statistically significant effects only for
transactions near LSPVPs sited on previously agricultural land, transactions in rural areas, and transactions near larger LSPVPs
by area. We observe decreases of 3%, 4.2%, and 3.1% for homes within 0-0.5 mi of LSPVPs on previously agricultural land, in
rural areas, or near large LSPVPs, respectively, compared to homes 2-4 mi away. In all three cases, these effects fade with
distance from a LSPVP.”?

9 Received ,
Elmallah, S et al Customer Service

1 9 DEC 2023

Kewish - 324 Branch Drain Road, Leeston
17 December 2023

age 7

Name.




Colliers

S. Elmallah et al
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“Our heterogeneity analyses show that the property value impacts of LSPVP development are highly contextual, and reinforce
scholarly arguments that research on public support for solar energy should consider both project scale and proposed locations
(Nilson and Stedman, 2022). Specifically, our results point to the importance of understanding the perceptions, economic
impacts, and social dynamics of larger solar developments, rural developments, and developments built on previously
agricultural land. Broader social science scholarship can contextualize these results: for instance, researchers have theorized
that the siting of renewable energy in rural areas can counter personal, cultural, and political representations and
understandings of rural landscapes (Batel et al., 2015). Our observed heterogeneity may reflect how large, agricultural, or rural
developments potentially conflict more directly with those representations than smaller, non-agricultural, or urban
developments. Furthermore, our results with respect to land use connect to an emerging literature on the co-location of solar
and agriculture: surveys show that residents in agricultural communities are more likely to support solar development that
integrates agricultural production (Pascaris et al,, 2022), though scholarly reviews note that our understanding of perceptions
of solar-agricultural systems remains limited (Mamun et al., 2022).7°”

20 From my experience in valuation, major developments do influence values in the immediate area. This impact is due to
the change in amenity values of the adjacent properties and in some cases to the wider community. The impact can be
neutral, positive, or negative.

21 | understand the subject development structures are 50 metres from the house boundary and about 62 metres from
the house at 324 Branch Drain Road. | would expect the impact to be greater than the statistical mean for houses up to
800 metres away. It is screened by a P. radiata hedge on the Ward Block which is trimmed to a height so does not
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impact the shading adversely. This does not put the house outside the affected value range. It does soften the visual
impact of the development. Overall | consider the negative impact on value is 7%.

Amenity value is often measured in the eyes of the beholder. As an expert in valuation, | am qualified to give my opinion
as to the market impact on the value. That is the reasonable person test transaction assuming a willing buyer and
willing seller.

However there is also a personal perspective. What if the affected owner is an unwilling party to the development next
door and would move rather than live next to the solar farm. This would force them into a situation of the selling of
their house, thereby capitalising the loss in value, purchasing a substitute home, incurring the real estate and legal fees,
time and incidental costs and the overall risk associated and stress.

If they are not able to move before construction starts then the risks increase with noise dust and traffic. Once built the
situation stabilises and the impact reduces until the planting matures and the landscaping comes into full effect. (5 to10
years). At that point in the development the loss is estimated at 7%. It is reasonable to expect that additional
compensation is payable for the elements of nuisance, amenity loss during construction induced disturbance and
associated risk.

Conclusion

The loss inclusive of GST (if any) as at 18 December 2023 has been assessed as follows;

Value Impact Loss
Market Value $1,000,000 7% $70,000
Additional Loss Disturbance $20,000
of Amenity
Potential Loss $90,000 $90,000
Personal loss
Selling &legal $930,000 4% $37,500
fees
Incidental Costs Sum $12,000
Risk 5% of Value $930,000 5% $46,500
loss
Time 6 months $930,000 5% $23,750
$118,950 $118,950

$208,750

Yours faithfully

DAL,

&

John Dunckley

Registered Valuer FNZIV FPINZ
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