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1 Summary

This submission should be read in conjunction with our earlier submidsia 24 September 2022.

We take this opportunity to comment on thresubmissions made byir Rod Halliday on behalf of

Stebbings Farmlands and othesusingdevelopment companies, numbered Reference Number 19

of 25 August 2022Reference Number 10 of 25 Aug@822and Reference Number 108 of 12
September2022T he parts of Mr Halliday’'s three submissi
instead are specified in the relevant sections of our submission.

One of his submissions (Ref No 108) relates to the prapdsgelopment in Glenside Wesie also
take the opportunity to highlighparts ofa report by Boffa Miskell, 2018 that has a lot of relevance
to the proposedGlenside Westievelopment.

2 SubmissiorReference Number 19Three Waters / Policies

Mr Halliday submits that Rule R5 requiring hydrological neutrality for any new housing development
should not apply tdhe Upper Stebbings Valley or Seton Nossi@ichmentsbecause both these
catchments are protected by detention dams.

Serious floodig has occurred in the past from thesatchments includingome eventsfter the
detention dams were constructed. Stebbings detention deas completed ii994andis designed
to hold back water arising from a one one-hundredyearflood event, a targethat is now unlikely
to be met due to theacceleratingeffects of climate change.

The photos below are of the upper side of Stebbings Dam tdkeng a flood evenon 13 May
2015which is well before angignificanthousingdevelopment had taken place ithe Stebbings
Valleycatchment, ie. before hard surfaces of any significance had been instabexve the dam.
They showhat the water level has risen to well above the bottom of the dafimere have been
several other similar flood events sintee naionwide floodsof 2004 including thosén August
2016, July 2020 (Seton Nossiter catchment) and in July and December 2021.

Our Association represents residents who have been seriously affect®achfiood everis on
many occasions
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Remedy we seekWe urge that Rule 5 be maintained for developments in these two catchments.

Also o this matter, our Association has asked Greater Wellington Regional Council on several
occasionsecentlyto implement electronic monitoringapable of measuring the maximm water
level on the upper side of the dam during flood events

It would be useful to combine this withaximumwater velocity monitoringas well, bearing in mind
that the hydrostatic pressure produced byhahwater level on the upside of the dam wilicrease
water flow rates under the dam and hence the severity of flooding downstream of the dam.

We askthat WCC wiltliscuss this proposal witBWRC anddvocate that ibbe given a high priority.

Stebbings Dam 2015
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Glenside 2021
3 Submission Reference Number 1Qpper Stebbings and Glenside West

Point 10.1Provision:RoadsDEV3APRR5

Mr Hallidayobjects to being required to desigm intersection connecting a road from the
Development Area to Westchester Drive the grounds that design specifications exist already. The
points he makes are perhapsoteric points. Howeveru Association supports the developmeoft
TeKaha road conecting the Reedyl8ckdirectlyto Westchester Drive

Currently construgon vehicles drive several kaut of their way to the Reedy block development

site through urban Churton Park resulting in unnecessary wear and tear of Council roading, creating
emissions which can be avoided and causing driver conflict at the Melkg¥estchesterNew

World intersectons. We believe there are significant advantages in having this direct link
constructed right away, and prior to any further development.
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Remedy we seekWe would like to see Council ma&enstructing this link a requirement in
readiness for anfurther development within the Reedy Bloakd ultimately as a second more
direct link to nearby suburbs and the motorway.

4 Submission Reference Number 108 pper Stebbings and Glenside West

Point 108.1 Standards / Built Areas / DEVS10PermeableSurface Area

Mr Halliday asks for relief that the requirement fagnmeable surfacem Glenside Wedte reduced
from 30% to 20%

Our Association represents residents who live below the proposed development and residents who
live close tahe Porirua StreanalongWillowbankRoad They will all be seriously adversely affected
by this relaxation. In factve believe anyhousingdevelopment on this slope should be

hydrologically neutral. Because thislmost certainly unachieble, we opposany high or

medium density housing development in this area at all and have limited our support to Large Lot
Residential only.

Remedy we seekWe would like this area to be limited lower densitydevelopmentsuch as Large
Lot Residential and, regardkesf outcome, apply the appropriate standard for permeable surfaces
that avoids any increase in flooding or risk of slips.

Point 108.4 Standards / Built Areas DEV3S15Minimum Density

Mr Halliday ask$or clarity around the rule requiring 20 housingits per hectare

In our earlier submission we made the point that the Medium Density Residential Standards (MDRS)

as defined in the Government’'s Policy Statement
asGlenside Wesat alland shouldhot be afactor to take into account ithe District Plan for

Glenside WestThis isnade clear in Policy 3 of théa%ment where rural areas, hillsides and

ridgelines are noincluded. Areas covered by Policy 3 are:

a) city centre zones

b) metropolitan centre zones

c) town centre zones

d) mixed use zones

e) high density residential zones

f) medium density residential zones
g) general residential zones

Remedy we seekAc k nowl edgement by Council that the Gove
Development does not apply to areaschuas this.
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Point 108.10 Planning Mapg Streams

Area of 3 Midlon Road sowish gulllesa Ss, teb 2022

Mr Halliday contends that ephemeral streams in the proposed development area have been
incorrectly mapped. We are not in a position to commentthe veracity of this statemertut if

any development is to take place, it is important that the lie of thallarcluding gullies is accurately
mapped, that these are not filled in during earthworks and that roads are planned to avoid them.
Refer to Boffa Miskelieport, Upper Stebbings Valley Wellington Landscape and Ecology Analysis
(2018) map of streams, refer to paf this submission

~

< ."]g S i o 5 - s A
Area of 395 Middleton Road featuring thsteephilly farmland below Marshall Ridgeroposed for
developmentas part of Glenside West, takeMarch 2022

Remedy we seekThat any development in this aréakes place with a minimum of earthworks and
that natural gullies are not filled in.

Point 10812 Planning Maps / Unbuilt Areas

Mr Halliday contends that thgreyareas in the magFig 1)elowto indicateUnbuilt Areas shdd
be amended to allow building to take place.

Curiousl vy, hwhisiomagtrandpre thesehaeds aré not suitable for building, then
they can be left as unbuilt areas, and we prefer this approach as opposed to seeking to develop land
shown asWnbuiltaredi K & gAff 06S LISNXYIYSYyd FyR AYLRAaaAofS

Is he suggesting that the developers should take over the role of Council and decide for themselves
what is suitable to build on?
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We support unbuilt areas marked in grey remainingnasbuild‘areas. We oppose any of these
areas including the area markedrivustard/ellow (Fig 1below) being used for medium density
housing Medium density housing woulishtrude into the hilltops ad ridgelines, and any building
platforms would require extensive earthworksausing sedimentation downstream amauld fill
existing deep gullies thaontain andcarry stormwater.

Filling gullies for building platforms and roading is not sustainablersfagel management and does

not follow UN Sustainable Development Goals for addressing Climate Change. Council should ensure
anyproposed development for Glenside West promotes smarter water management and climate
change adaptation solutionsAdditionally,Council shoulgrotect the landscape as supported the
BoffaMiskellreport ibid (2018) p 63). Refer to p7-9 of this submission

Fig 1 Map of Glenside Wesfrom the Draft District Plan

Remedy we seekThat the grey unbuilt area in Glenside Wisstinsuitable land for housing and

that the whole area shown in mustard/yellow is limited to Large Lot Residential. Furthermore no
housing is built above the current Glensi@aurton park suburb boundary in order that the ridgeline
is offered at least somdegree of visual protection.

Point 10813 Planning Maps Position of Roads

Mr Halliday asks that the positismfroadsinCounci | ' s FigdbechangedFigid p s (
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Fig 2 Alternative Map of Glenside West proposed by Stebbirfggrmlands et al

The map(Fig 2)indicatesalternativelocatiors of roadspreferred by Stebbings Farmland. Itis
possible that theséollow gullies and ephemeraintermittent and perenniaktreams We strongly
opposea medium density housing developntan this areaincluding the roads required for this.
TheBoffa MiskelReportibid (2018: p 10-11) identified this area as very stedproads are to be
built, they should avoid gullies. Gullies shoutd Ime filled in to make way for them.

Remedywe seek: We strongly oppose the proposed extension of medium density housing into the
areas marked with an orange hatak notbeingsustainable developmenand we also strongly
oppose the area marked with a yellow hatch being used for Large Lot Reaidentsing because

this area is too close to thiddgetop.

Landscape and Ecology

The Boffa Miskell repoibid (2018)is very pertinent when considering this development. This
report identified Glenside West as havirgmnant forest othigh ecologicavalues, worthy of
protection.

10.3 The areas of remnant forest within the site are all significant under the Regional Policy
Statement. These forest types have suffered considerable loss historically and these
remnants are of high ecological valwhich we believe supports their protection. Areas of
seral scrub and low forest also occur. These have lower value currently, but provide
opportunities for rehabilitation(2018 p 63).

There are several Significant Natural AréaAspn this site. lis important that these are
preservedand not impacted by developmeyif any development is to take place.
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We reproduce three maps from their report to illustrate some of our points.

D Site Boundary
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BoffaMiskell mapshowing areas of high ecological valireGlenside Wes2018 Fig 13. p.29)
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Boffa Miskell map showing area proposed for development in Glenside West as very steep terrain
(2018, Fig 13. p.11)

5 Conclusion

We believe Council should discourage medium density housing on steep t@srphoposed for
Glenside Wesand protect this landscape as supported by the Boffa MigRell8)report.

This proposalvhich will involve thdilling of gullies for building pldbrms and roading is old
fashioned developmerdnd not in line with sustainable watershed management for minimising the
impact ofclimate change.

We encouragé&Vellington City Coundib manage development to protect stream ecology and
native bush remnants in areas proposed for development instegubohitting developers to
continue the colonising approach of filling in gullies agheneral, intermittent and perennial
streams and fellingpush for housingwhich hadollow-on downstream erosion and flooding impacts
to roading and housing.

Thank you for the opportunity to comment.

Barry Blackett,
M 027 244 5484
Glenside Progressive Associatlon.
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