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EXECUTIVE SUMMARY 

This evidence is provided on behalf of the Owners of Lots 1–7 Windsor Way in relation to 
Proposed Private Plan Change 85 (PPC85) – Mangawhai East. It consolidates matters 
raised in the original submission dated 14 August 2025, the further submission addendum 
dated 7 October 2025, and the Cook Costello expert commentary dated 14 January 2026. 

Windsor Way is a low-lying area characterised by very flat topography, shallow groundwater, 
limited overland flow paths, and tidal tailwater influences. Groundwater levels have been 
recorded within approximately 400 mm of ground level during winter months, which 
significantly limits infiltration capacity and increases sensitivity to surface runoff and ponding. 

The submissions identify that PPC85 documentation does not include site-specific hydraulic 
modelling for Windsor Way, does not verify stormwater disposal feasibility under high 
groundwater conditions, and does not demonstrate that intensification can occur without 
increasing flood risk to existing properties. Reliance on conceptual stormwater approaches 
and future subdivision-stage design is not considered appropriate given the physical 
constraints of the locality. 

Cook Costello’s expert commentary confirms that stormwater and flood risk constraints at 
Windsor Way are unresolved, that infiltration-based disposal is likely to be ineffective under 
seasonal groundwater conditions, and that downstream conveyance limitations remain 
unaddressed. 

Council’s supplementary planning evidence dated 23 January 2026, while responding to 
updated national policy direction, does not provide site-specific stormwater assessment for 
Windsor Way and does not resolve downstream hydraulic effects. Deferring resolution of 
these risks to later consenting stages is inconsistent with risk-based planning principles for 
known hazard areas. 

The Windsor Way owners support development in principle where risks can be appropriately 
managed, but seek assurance at plan change stage that stormwater and flood effects can be 
mitigated in practice. They therefore seek that PPC85 be amended to require site-specific 
stormwater and groundwater assessment, demonstrated downstream discharge capacity, 
and enforceable infrastructure provisions prior to enabling intensification affecting Windsor 
Way. 
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1. INTRODUCTION AND ROLE OF THE AUTHOR 

1.1 This evidence is provided on behalf of the Owners of Lots 1–7 Windsor Way, who are 

submitters under Submission 56 and Further Submission FS02. 

1.2 The purpose of this consolidated evidence is to: Summarise and integrate matters raised 

in the original and further submissions; and present those matters in a single Evidence in 

Chief for the Hearing Panel. 

1.3 This evidence does not introduce new technical assessment. 

All substantive technical matters remain contained in the original submissions and expert 

reports appended to this evidence. 

1.4 This evidence should be read in conjunction with Appendices A, B, and C, which contain 

the full submitted documents. 

2. AUTHOR QUALIFICATIONS AND EXPERIENCE 

2.1 I am a Chartered Professional Engineer (CPEng) registered with Engineering New 

Zealand. 

2.2 Independent specialist technical assessment of stormwater, flooding, groundwater and 

hydraulic performance for the Windsor Way area has been undertaken by Cook Costello, 

Chartered Professional Engineers (Civil and Geotechnical), whose qualifications and 

experience are set out in the reports appended to this evidence. 

2.3 I have acted on behalf of the Windsor Way owners in: 

Coordinating review of PPC85 stormwater documentation; and 

Obtaining and presenting independent expert input from Cook Costello. 

2.4 I understand that my duty in providing this evidence is to assist the Hearing Panel, and 

that this duty overrides any obligation to the submitters. 

3. SITE CHARACTERISTICS AND EXISTING CONDITIONS – WINDSOR WAY 

3.1 Windsor Way is characterised by: 

• Very flat topography; 

• Shallow groundwater; 

• Limited defined overland flow paths; and 

• Tidal tailwater influences affecting downstream discharge conditions 

(refer Appendix C – Cook Costello Expert Commentary Addendum). 

3.2 Observed site conditions include: 

• Regular ponding during rainfall events; 

• Slow drainage following storm events; and 

Sensitivity to even small changes in hydraulic gradients due to minimal fall. 
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3.3 Groundwater monitoring identified seasonal groundwater levels within approximately 400 

mm of ground level during winter months, reducing infiltration capacity and increasing the 

likelihood of perched water and surface runoff 

(refer Appendix C – Cook Costello Expert Commentary Addendum). 

3.4 These physical constraints mean that stormwater performance at Windsor Way is highly 

sensitive to relatively small increases in runoff volume or changes in drainage patterns. 

4. SUMMARY OF ORIGINAL SUBMISSION – 14 AUGUST 2025 

(Refer Appendix A) 

4.1 The original submission identified that PPC85 documentation does not include: 

• Site-specific hydraulic modelling for Windsor Way; 

• Assessment of high-AEP rainfall events; or 

• Verification of soakage feasibility under high groundwater conditions 

(Appendix A). 

4.2 The submission identified stormwater management risks arising from: 

• Reliance on infiltration-based disposal in areas of shallow groundwater; 

• Limited conveyance gradients; and 

• Absence of defined downstream discharge pathways. 

4.3 The submission raised concern that proposed stormwater methods may: 

• Increase surface runoff; 
• Displace flood storage; and 
• Increase flood exposure for existing dwellings. 

4.4 Relief sought included requirements for: 

• Site-specific modelling; 
• Confirmation of downstream conveyance capacity; and 
• Restrictions on infiltration systems where soil and groundwater conditions are 

unsuitable. 
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5. SUMMARY OF FURTHER SUBMISSION ADDENDUM – 7 OCTOBER 2025 

(Refer Appendix B) 

5.1 The further submission reviewed the range of submissions on PPC85 and identified: 

• Widespread concern regarding flood risk; and 
• Uncertainty regarding infrastructure capacity to service intensification. 

5.2 Particular concern was raised regarding: 

• The scale of earthworks proposed by Cabra; 
• Creation of additional impermeable surfaces; and 
• Redistribution of runoff toward lower-lying areas including Windsor Way. 

5.3 The addendum emphasised that hydrological neutrality must be demonstrated: 

• At the local sub-catchment scale; and 
• Using site-specific modelling rather than conceptual assumptions. 

5.4 The submitters’ position was confirmed as: 

• Support for PPC85 in principle; and 
• Opposition to implementation without enforceable stormwater and infrastructure 

outcomes. 

6. NATIONAL POLICY DIRECTION ADDENDUM – 14 JANUARY 2026 

(Refer Appendix C – Cook Costello Expert Commentary) 

6.1 Updated national direction introduced on 18 December 2025 includes: 

• National Policy Statement for Natural Hazards 2025; and 
• National Policy Statement for Infrastructure 2025. 

6.2 The expert commentary confirms that Windsor Way exhibits: 

• Known flood susceptibility; 
• Unresolved stormwater constraints; and 
• Limited capacity for infiltration-based stormwater disposal. 

6.3 The updated policy framework places increased emphasis on: 

• Risk-informed planning; 
• Use of best available technical information; and 
• Early hazard avoidance at the plan-making stage. 

6.4 The commentary concludes that intensification in areas such as Windsor Way should 

proceed only where stormwater and flood risks are demonstrably resolved. 
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6.5 Council Supplementary Planning Evidence (23 January 2026) 

6.5.1 Council has filed supplementary planning evidence dated 23 January 2026 in response 

to the Hearing Panel’s Second Direction, addressing recent amendments to national 

direction instruments. 

6.5.2 That evidence does not provide site-specific stormwater or hydraulic assessment for 

the Windsor Way locality, nor does it demonstrate that intensification enabled by PPC85 can 

occur without adverse downstream effects on existing properties. 

6.5.3 While Council’s evidence indicates that stormwater matters may be addressed at 

subdivision and development stage, the Windsor Way owners maintain that, given local 

groundwater levels, minimal hydraulic gradients and downstream conveyance constraints, 

stormwater risk must be demonstrably resolved at plan change stage rather than deferred to 

later consenting processes. 

6.5.4 Accordingly, the supplementary planning evidence does not alter or resolve the 

stormwater and flood-risk concerns identified in the Windsor Way submissions and the Cook 

Costello expert commentary. 

7. CONSOLIDATED POSITION OF WINDSOR WAY OWNERS 

7.1 The Windsor Way owners support development in principle where: 

• Risks are appropriately identified; and 
• Mitigation measures are demonstrably effective. 

7.2 They oppose zoning and development capacity increases that: 

• Rely on conceptual stormwater approaches; 
• Lack site-specific modelling; or 
• Defer resolution of downstream effects. 

7.3 The submitters seek certainty that: 

• Hydrological neutrality can be achieved in practice; 
• Existing properties will not experience increased flood risk; and 
• Infrastructure delivery obligations are enforceable. 

8. RELIEF SOUGHT 

The submitters seek that PPC85 be amended to require: 

1. Site-specific hydraulic and groundwater modelling for Windsor Way prior to enabling 
development. 

2. Demonstrated downstream conveyance capacity and lawful discharge pathways. 
3. Restrictions on infiltration-based disposal where groundwater conditions are limiting. 
4. Integrated drainage design across development parcels. 
5. Staging of development to ensure infrastructure is delivered prior to or concurrent 

with subdivision. 
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9. CONCLUSION 

The submitters conclude that: 

1. Windsor Way is a low-lying area with limited capacity to accommodate additional 

stormwater without increased flood risk. 

2. PPC85 does not currently demonstrate that stormwater effects can be managed 

without adverse consequences for existing residents. 

3. Council’s supplementary planning evidence responding to recent national policy 

amendments does not provide site-specific stormwater assessment for the Windsor 

Way locality and does not resolve downstream hydraulic constraints. 

4. Deferring stormwater risk management to subdivision and development stage is not 

appropriate for this locality, given groundwater levels, minimal hydraulic gradients 

and downstream conveyance limitations. 

5. PPC85 should therefore proceed only with strengthened and enforceable stormwater 

and infrastructure provisions that demonstrably protect existing properties. 

APPENDICES (VERBATIM DOCUMENTS) 

Appendix A – Submission on PPC85 dated 14 August 2025. 

Appendix B – F6_Further Submission Addendum dated 7 October 2025. 

Appendix C – Expert Commentary Addendum dated 14 January 2026 (Cook Costello). 
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Appendix B – F6_Further Submission Addendum dated 7 October 2025. 
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Appendix C – Expert Commentary Addendum dated 14 January 2026 (Cook Costello). 
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Expert Commentary Addendum – Windsor Way (PPC85 Mangawhai East) 
 
Supplementary expert commentary addressing national direction introduced 18 December 
2025 
 
Since our original submission, updated national direction - particularly the National Policy 
Statement for Natural Hazards 2025 and the National Policy Statement for Infrastructure 2025 -
provides additional context relevant to the matters identified in our Stage 1 stormwater review for 
Lots 1-7 Windsor Way. 
 
The revised policy framework places increased emphasis on risk-informed decision-making, the 
use of best available information, and the early identification and management of natural hazard 
risk, including flooding, where such risk is known or potentially elevated. 
 
As outlined in our earlier assessment, the Windsor Way area is characterised by flat topography, 
shallow groundwater, limited stormwater conveyance, tidal tailwater influences, and observed 
ponding. These site characteristics have not been fully resolved at a conceptual or plan-making 
level within the current PPC85 documentation and warrant careful consideration where additional 
development capacity is proposed. 
 
In this context, the updated national direction highlights the importance of site-specific hydraulic 
and groundwater assessment, along with a clear understanding of how additional development 
may influence local flood behaviour. It also reinforces the need for caution where soakage-based 
stormwater solutions are proposed in areas with constrained infiltration capacity. 
 
Overall, the recent policy changes underscore the relevance of a precautionary and evidence-led 
approach to intensification in low-lying parts of the PPC85 area, including Windsor Way, 
particularly where stormwater and flooding constraints remain to be resolved. 
 
 
 
Yours sincerely, 
 
 
 
 
 
 
Emily Thompson 
 
Geotechnical and Civil Engineer  
 
BE(honns) 
 

 

 
 


