
 

 
 
 

Subdivision Application and 
 
Residential Land Use Application 
 
for 
 
Vicarage Views Limited 
 
at 
 
2 MT FYFFE ROAD, KAIKOURA  
 
15 December 2022 
Reference: 219 
Revision: 0 
 

Document Control  

  

Rev No Date Revision Details Typist Author Verifier Approver 

0 15 December 2022  MGS MGS JB JB 

1       

2       

3       

 
A person using Malcolm Smith Consulting documents or data accepts the risk of: 
 
a) Using the documents or data in electronic form without requesting and checking them for accuracy against the original 

hard copy version; and 
b) Using the documents or data for any purpose not agreed to in writing by Malcolm Smith Consulting. 













Subdivision and Residential Land Use Application: Vicarage Views  
2 Mt Fyffe Road, Kaikoura  
Vicarage Views Limited 

 

 7 

 

2.27 The important background matter in relation to this application is the use of the subject 
property for a period of time in an urban and somewhat high-density manner.  Albeit for 
a temporary period, the property has provided an urban outcome that has been accepted 
by the community and has resulted in residential and traffic effects that were managed 
and mitigated to an acceptable extent. 

 
2.28 Another relevant background matter concerns the proposed street lighting for the 

development.  In short, the proposed outdoor lighting designed for the subdivision will be 
of a type that is endorsed by the Kaikoura Dark Sky Trust. The outcome is lighting that 
mitigates light pollution and will provide a standard for others to follow. 

 
2.29 The Applicant has also been in on-going discussions with KiwiRail in relation to both 

development adjacent to the railway network, as well as for works within the railway 
corridor.  As a result of these discussions, the Applicant is volunteering conditions which 
are not specific matters of control under the Kaikoura District Plan. 

 
 
3.0 SITE DETAILS 
 
3.1 The details of the subject property are as follows: 
 

Location 2 Mt Fyffe Road, Kaikoura  

Master Plan View of Site  

 

Legal Description Pt Sec 198 Kaikoura Suburban Registration District and Pt Sec 34 
Blk X Mount Fyffe SD 

Record of Title 
(RoT) MB1C/1433 Ltd and MB1C/1432 

Area 6.4746ha  

Registered Owner Vicarage Views Limited 
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4.0 PROPOSAL 
 

Subdivision 
 
4.1 The overall proposal is to undertake a 67-allotment subdivision to provide separate fee-

simple ownerships for the new allotments as shown in the snapshot below and the 
Scheme Plan in Appendix C. The Applicant also seeks to create associated Road to 
Vest (Proposed Lot 97) and Local Purpose Reserves (Proposed Lots 93-96). 

 
Snapshot of the Scheme Plan 

 
4.2 Proposed Lots 1- 65 range from 500m2 net area to 860m2 net area, and with an average 

size of 553m2. These allotments are proposed to be used for standard residential use 
with one dwelling per allotment. 

 
4.3 Proposed Lots 91 and 92 are to have a net area of 3,725m2 and 3,295m2 respectively and 

are sought to be developed as a Multi Unit Residential Complex (MURC) with up to 10 
residential units per allotment. 

 
4.4 Easements A and B are proposed as Rights of Way and to convey services for three 

allotments each, being Lots 23-25 and Lots 42-44 respectively. 
 
4.5 The Local Purpose Reserves to vest (Proposed Lots 93-95) include overland flow paths 

from the land to the south of the application site, whilst Proposed Lots 94 and 96 are to 
accommodate a stormwater detention pond each addressing the subject development 
and the upstream rural use.  The reserves vary in size and shape based on catchment 
requirements. 

 
4.6 Council has requested a 2m wide drainage easement in Gross along the southern 

boundary of the subject property to drain stormwater to Proposed Lots 93 and 95. 
 
4.7 An easement will be required to convey electricity and communications through Proposed 

Lot 96.  









































Subdivision and Residential Land Use Application: Vicarage Views  
2 Mt Fyffe Road, Kaikoura  
Vicarage Views Limited 

 

 33 

 

8.15 The view is that providing the higher density allotments within the subject property will at 
least realise urban development of lands that have already been assigned for residential 
activities. This is preferred to an alternate option to use other lands assigned/zoned for 
differing purposes. 

 
8.16 As all subdivisions have a Controlled Activity status at best, there are a number of matters 

of control that need to be considered.  These are noted in Chapter 13 item 13.11.1 and 
we can comment on the relevant matters as follows. 

 
Allotment Sizes and Dimensions. 

 
8.17 The proposed allotments do not meet the criteria in 13.12.1 and this provides a Restricted 

Discretionary activity status for this particular matter. The above comments detail our 
assessment of the circumstances within the town that support the provision of the 
proposed allotments with sizes typically below the Residential B standard.  
 

8.18 Proposed Lots 1-65 range from 500m2 net area to 860m2, and these allotments are 
proposed to be used for standard residential use with one dwelling per allotment, with an 
average size of 553m2.  These allotments are consistent with the density requirement of 
the Residential A zone.  

 
8.19 Along the south boundary, allotments have an average width of 16m, which enables a 

future residential unit of around 12m width.  The allotments have an average depth of 
35m.  A 2m wide stormwater drainage easement is proposed along the rear of the 
allotments, which will set any buildings back from the southern boundary.  Whilst 
Proposed Lots 22-25 are not as deep, there still remains a reasonable future building site 
on the allotments. 

 
8.20 Proposed Lots 1, 48, 49 and 29 are corner allotments, and the potential building are 

restricted from the front boundary setback, however each allotment has suitable room on 
site for a future residential unit. 

 
8.21 Proposed Lots 91 and 92 are to have a net area of 3,725m2 and 3,295m2 respectively and 

are sought to be developed as MURC with up to 10 units per allotment. 
 

Subdivision Design. 
 
8.22 The layout of the allotments has evolved in response to a number of existing environment 

aspects. 
 
8.23 Access can only be from Mt Fyffe Road and it is sensible to provide only one access 

given the property has a frontage to the same in the order of 139m. This access provides 
for vehicle, cycle and pedestrian movements. 

 
8.24 The existing stormwater catchments noted in the application have been recognised and 

it is necessary to maintain the overland flow paths through the property and continuing 
towards the lower lands to the north. The proposed Local Purpose Reserves (Lots 93 to 
96 incl) enable this in a manner that broadly replicates the pre-development contours and 
overland flow paths.   
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Easements. 
 
8.93 The proposal will involve the provision of access and urban services, and some of these 

will be within private land.  Final details of easements will be included on the LT Plan once 
services have been installed.   
 

8.94 Council requests a drainage easement along the rear of Lots 1-25 to enable these lots to 
drain to the drainage lots to vest. This is to be a 2m wide easement In Gross to Council 
to enable them access for maintenance if required.     
 

8.95 An easement to convey electricity is required through Proposed Lot 96 in favour of 
Mainpower NZ. 

 
8.96 Rights of Way will be included on the Legal Survey Plan, as shown on the Subdivision 

Proposal Plan in Appendix C.  
 

Building Location. 
 
8.97 The existing ground conditions and proposed earthworks will result in no specific 

restrictions on the placement of future dwellings and associated structures within the 
proposed allotments.  There will also be no floor height restrictions for future habitable 
buildings as the property is not subject to any meaningful inundation or flooding scenarios. 

 
Deed of Grant. 

 
8.98 The proposal will involve the provision of stormwater, sewer and electricity across the 

Coastal Pacific Railway, and a Deed of Grant will be required from KiwiRail.  
 
8.99 These are being addressed with KiwiRail, and the expectation is that the licences will 

shortly issue. 
 
8.100 The Applicant is progressing these with KiwiRail, and has provided them with copies of 

the Subdivision Proposal Plan (Appendix C) and the Proposed Engineering Works in 
Appendix G.  The Applicant has advised KiwiRail that once consent is issued, they will 
undertake a topographic survey around the existing swale on either side of the twin 
600mm pipes to allow the detailed design to proceed.  The engineering design for the 
detention pond will ensure that there will be no ponding of water about the scruffy dome 
manhole from the existing reticulation.  The engineering plan will be provided to KiwiRail 
for approval, as required by Property Grant process. 

 
Soil Contamination. 

 
8.101 A copy of the ECan Listed Land Use Register (LLUR) has been obtained, in Appendix 

E.  The LLUR does not identify the application site as having been used for Hazardous 
or Industrial Activities.  
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Site Coverage. 
 
8.130 As noted above, the Applicant seeks to waive the density requirements from the 

Residential B standard of 25%, to have a maximum site coverage 35%. 
 
8.131 The effect of the amended coverage is similar to that of Residential A standards, and 

still retaining large open areas on each allotment.  It is noted that each allotment is of 
sufficent size to accommodate Outdoor Living Spaces. 

 
Building Height. 

 
8.132 As noted above, the Applicant seeks to retain the permitted 8m building heights for 

Proposed Lots 1-65, subject to compliance with recession planes. 
 

8.133 The Applicant volunteers a reduced maximum build height of 5.5m within the MURCs 
on Proposed Lots 91 and 92, to ensure an affordable building option for smaller 
comprehensive housing design. 

 
Front Yards. 

 
8.134 The Applicant accepts the performance standards within the operative District Plan for 

Front Boundary Setbacks. 
 
8.135 The Applicant however accepts that there can be an adverse effect if garages are 

located close to the Front Boundary where the back end of a car parked in front of the 
garage door extends over the road boundary.  As such, the Applicant volunteers a 
condition that where the garage door is to open parallel with the road boundary, that the 
garage door is to be setback at least 5m from the front boundary. 

 
Side and Rear Boundary Setbacks. 

 
8.136 The Applicant seeks to comply with the 4.5m wide Front Boundary setback.  This 

includes for the allotments on intersections where there are two street frontages. 
 
8.137 The Applicant proposes to mostly comply with side and rear boundary setbacks, with 

some exceptions: 
 
8.138 The Applicant seeks to reduce the side boundary setbacks against either reserves, 

Rights of Way or accessways, to 1m.  Details of which sites are affected by this reduction 
are shown as red lines on the Land Use Plan attached as Sheet 2 in Appendix C.  The 
reason for this is that a reduction to boundary setbacks will not impact on shading of 
outdoor living spaces and nor will it impact upon fire rating of the buildings. 

 
8.139 Of particular note, Proposed Lots 1 and 2, 16 and 17, 30 and 31, 47 and 48 are adjacent 

to the proposed Reserves to Vest.  The reduced setbacks takes into account the 
perception of open space of the reserves into the sections.  A reduction in setback will 
not affect any adjoining residence.   
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Outdoor Living Spaces. 
 
8.148 The Applicant accepts the Permitted Performance Standards for Outdoor Living Spaces, 

being 70m2 with a diameter of 5m, for Proposed Lots 1-65. 
 
8.149 For the MURC housing on Proposed Lots 91 and 92, the Applicant seeks a varying scale 

of Outdoor Living Space, depending on the number of bedrooms provided for each 
residential unit, with the Outdoor Living Space increasing in both area and width with 
additional bedrooms, as set out in Part 4.77 above.  In addition, the Applicant seeks that 
up to 5m2 of the Outdoor Living Space may be roofed and one side may be enclosed to 
provide a sheltered area. 

 
Rural Zone Cross Boundary Effects. 

 
8.150 The subject property is opposite Rural Zone on both Mt Fyffe and Ludstone Roads.  The 

operative District Plan recognises that the subject property will be developed into 
resident allotments and the anticipated effects of building close to boundaries is 
therefore considered. 

 
8.151 On Proposed Lot 1, the permitted Front Boundary setback is proposed.  This is a 4.5m 

offset from the road boundary.  The Applicant is seeking to reduce the rear setback to 
Proposed Lot 93 to 1m, enabling greater flexibility to position the residential unit back 
on the site. 

 
8.152 Proposed Lots 43, 44, 46 - 48 are setback from the zone boundary by Proposed Lot 94 

which is to vest as Local Purpose Reserve.  
 

8.153 Although the land to the south of the application site is zoned Residential B, the land 
use is farming based.  The Applicant notes that any building must be located outside of 
the Drainage Easement, ensuring the permitted setback of 2m. 

 
8.154 The Applicant also volunteers a condition to ensure that there is a farm fence of at least 

a five-strand post and wire type in good working order along the southern boundary of 
Proposed Lots 1 - 25.  This is to be secured by a Consent Notice for the period that 
Section 27 Block X Mt Fyffe Survey District is a farm.  
 
Railway Cross Boundary Effects. 

 
8.155 The Applicant seeks to retain the existing permitted building setback from rear 

boundaries of 2m. 
 
8.156 Railway sound and vibration can cause a range of adverse effects on people living, 

working, or studying nearby. These effects are well researched and have been 
comprehensively documented by authoritative bodies such as the World Health 
Organisation. It is not practical to achieve appropriate external amenity, but in most 
cases it is practical to achieve acceptable internal sound and vibration levels. 
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9.0 KAIKOURA DISTRICT PLAN OBJECTIVES AND POLICIES 
 
9.1 Section 104(1)(b)(vi) of the Act requires the Council have regard to any relevant 

provisions of the operative District Plan. This Plan contains a number of objectives and 
policies that are of relevance, and the subdivision proposal is not considered to be 
contrary to any of these. 

 
9.2 Chapter 5 : Tangata Whenua Values 

Objective 1 Effective partnership between the Council & Te 
Runanga o Ngai Tahu through its kaitiaki Papatipu 
Runanga, Te Runanga o Kaikoura, in the management 
of the District's natural & physical resources in 
recognition of the principles of the Treaty of Waitangi, 
the relationship of the tangata whenua & with their 
ancestral lands, water, sites, waahi tapu, & other 
taonga, & in accordance with kaitiakitanga 

The subject property is not within 
a Statutory Acknowledgement 
area and it has been heavily 
modified through the NCTIR 
Village development.  As such, the 
Applicant has not consulted with 
tangata whenua over the 
application.   
 
The overland flow paths are all 
protected by way of reserves to 
vest, and may be enhanced with 
plantings which will improve the 
mauri and wairua of its 
downstream catchment. 
 
The Applicant volunteers to 
undertake construction in 
accordance with an Accidental 
Discovery Protocol, which 
requires consultation with iwi upon 
any discovery of a cultural site. A 
consent notice is to be registered 
to advise the owners of the 
allotments, of this on-going 
requirement.  

Policy 5.2.3.1 To develop a system of on-going consultation with Te 
Runanga o Ngai Tahu through its kaitiaki Papatipu 
Runanga, Te Runanga o Kaikoura, relating to all 
resource management responsibilities of the Council 
with which the tangata whenua have a particular 
interest. 

Policy 5.2.3.3 To recognise & provide for those sites of past Maori 
occupation & use in the District, & implement 
procedures for tangata whenua involvement regarding 
any proposed excavation or construction in & around 
those identified areas, or in the case of the discovery 
of any burial sites or Maori artefacts. 

Policy 5.2.3.4 To maintain & enhance tangata whenua access to & 
use of the District's forests & significant waterbodies, 
wetlands, high country & coastal areas, having regard 
to their status as taonga, & traditional importance as 
sources of mahinga kai. 
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9.3 Chapter 6 : Recreation and Open Space 
Objective 1 To provide open space, recreational areas & facilities that 

are equitably distributed or conveniently located 
throughout the district to meet the diverse needs of 
residents & visitors.  

Through the use of roads and 
reserves around the overland 
flow paths and detention areas, 
around 32% of the site is open 
space. 
 
Specific recreation areas have 
not been identified, rather 
passive recreational areas 
such as seating, have been 
designed into the Road 
Reserve and around the top of 
the cul-de-sac.   
 
Although not riparian streams, 
the Applicant will protect the 
ephemeral overland flow paths 
by way of reserves to vest, and 
will enhance them with 
plantings. 

Policy 6.2.2.1 To develop or facilitate the development & maintenance of 
a wide variety of recreation areas & facilities, ranging from 
indoor facilities to neighbourhood & District recreation 
areas, in locations that are convenient & accessible for the 
anticipated users. 

Policy 6.2.2.2 To take into consideration the following matters when 
deciding whether to acquire or receive land for recreation 
areas, or whether to dispose of existing areas:  
a. the amount of use the land is likely to get & whether the 
activities that could potentially take place on the land can 
be easily accommodated elsewhere; b. whether the land 
has or is able to have, legal & physical access & how 
close the land is to people who will use it; c. the amount of 
other land serving the same or similar functions in the 
same area & the ability of such other areas to 
accommodate additional use; d. the role of land in 
providing access linkages, for example, walkway & 
cycleway links.; e. the size of the land & its ability to 
accommodate its likely or intended use including the 
provision of car parking.; f. the role of the land in providing 
open space & plantings which enhance the amenity of the 
environment or which protect significant landscapes or 
views; g. the proximity of the land to river margins, lake 
shores, wetlands or the coast & its role in providing for 
public access to or along such waterbodies for the 
protection of the natural values of the water margins or the 
maintenance of water quality & aquatic habitats; h. any 
effect of the recreational area on the natural character of 
the coastal environment, wetlands, lakes & rivers & their 
margins; i. the role of the land in protecting & enhancing 
significant areas of indigenous vegetation, habitats of 
indigenous fauna & trout & salmon, or the margins of 
lakes, rivers, wetland & the coast; j. the role of the land & 
the buildings or structures on it in protecting historic & 
cultural values of significance to the District's 
communities.  

Policy 6.2.2.3 To require financial contributions towards public recreation 
areas & facilities from subdivision & development in urban 
areas to provide for the following:  
a.  additional neighbourhood parks including waterfront 
areas, walkways & cycleways. needed as a result of 
additional household & visitor accommodation growth 
across the District;  
b.  additional recreation areas to enhance the visual 
amenity of the built environment;  
c.  development & maintenance of existing land set aside 
for neighbourhood parks & recreation areas.  

Objective 2 To provide for activities on the surface of water where 
adverse effects on other activities & on amenity, 
ecological functioning & habitat values are adequately 
avoided, remedied or mitigated. 

Policy 6.3.2.4 To encourage the use of riparian plantings in & along the 
margins of waterbodies to control surface runoff. 
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Policy 12.2.2.4 To promote the efficient use of roads by ensuring the 
size, location & type of access to properties is 
appropriate. 

consider lowering the speed limit 
of Ludstone Road.   
 
The Applicant has designed the 
proposed internal roading in 
accordance with the provisions 
of NZS4404.  The road width is 
8m wide which enables on road 
parking.  
 
There are two exceptions to the 
roading design, the first in 
relation of footpath design, to 
have one footpath of 2m in 
width.  The second to reduce the 
western intersection spacing of 
the crescent.  As the speed 
environment is slow from turning 
into the subject property, it is 
considered that the reduced 
intersection setback is suitable.   
 
Each allotment has sufficient 
frontage for access.  The 
Applicant seeks to not form 
turning bays on the two Rights of 
Way as there is sufficient room 
on site for turning.  
 
Each of Proposed Lots 1-65 are 
of sufficient size to 
accommodate on site parking. 
The Applicant seeks reduced 
parking within the MURCs to 
one park per residential unit and 
visitor parkin for every 5 units.  
 
Accesses are to be formed at 
the time of development, 
enabling purchasers to make the 
most use of their allotments. 
 
The subdivision has been 
designed so that there are no 
additional access links across 
the railway reserve.   
 
The Applicant takes on board 
the response from KiwiRail in 
relation to reverse sensitivity of 
the operation of the Railway 
network and volunteers 
conditions on building design 
and complaints.   

Policy 12.2.2.5 To reduce congestion & loss of efficiency of roads by 
ensuring off-road parking & loading is provided for 
activities. 

Policy 12.2.2.6 To promote & encourage cycling as a safe & efficient 
use of the Districts roads. 

Policy 12.2.2.10 To support the new development of safe pedestrian 
links, & to upgrade existing pedestrian links, in order 
to promote & provide for the safe, direct & pleasant 
movement of pedestrians & to reduce short vehicle 
trips & congestion. 

Policy 12.2.2.11 To improve connections between rail & other 
transport modes, particularly pedestrian access, to 
the commercial areas of the township. 

Policy 12.2.2.12 To encourage any new urban development in 
Settlement Zones to locate within or on the periphery 
of existing settlements to reduce the length of, & 
need for, vehicle trips. 

Objective 12.3.1 To avoid remedy or mitigate actual & potential 
adverse effects of transportation. 

Policy 12.3.2.1 To encourage new residential development to locate 
within or on the periphery of existing settlements to 
reduce the length of & need for vehicle trips. 

Policy 12.3.2.3 To support the development of pedestrian & cycling 
links within the settlements & urban areas, having 
regard to the needs of disabled persons by making 
these facilities safe & pleasant. 

Policy 12.3.2.5 To ensure new roads are designed to visually 
complement the surrounding area. 

Policy 12.3.2.6 To encourage the incorporation of tree & landscape 
plantings within new roads & roading improvements, 
wherever possible, having due regard to traffic & 
pedestrian safety. 

Policy 12.3.2.7 To ensure any adverse effects arising from road or 
railway maintenance, protection, upgrading, 
construction or realignment on the following are 
avoided, remedied or mitigated: significant habitats of 
indigenous fauna, indigenous plants; the natural 
character of the coastal environment & waterbodies; 
outstanding landscapes & natural features; mahinga 
kai & taonga; & habitats of salmon & trout &; people 
& communities. 

Policy 12.3.2.8 To ensure parking & loading associated with 
activities, does not adversely affect the amenity 
enjoyed by neighbours. 

Objective 12.4.1 To maintain & provide for access & ease of 
pedestrian & vehicle movement throughout the 
District. 

Policy 12.4.2.1 To encourage the development of pedestrian areas, 
walking routes, & cycleways, having regard to the 
needs of disabled persons. 

Policy 12.4.2.2 To ensure access is available through the provision 
of new roads & related facilities. 
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Objective 3 To provide for allotments which are suitable for a range 
of sustainable land uses, except where special sites 
are required as provided for in Issue 4.  

 
The Applicant seeks to not form 
turning bays on the two Rights of 
Way as there is sufficient room 
on site for turning.  
 
The Applicant seeks reduced 
parking within the MURCs to 
one park per residential unit and 
visitor parkin for every 5 units.  
 
 

Policy 13.4.2.1 To require all allotments created as a result of 
subdivision to be of a size & shape which is suitable for 
a range of sustainable land uses, except where special 
sites are required as provided for in Issue 4. 

Objective 4 To recognise the need for special lots to be created for 
activities where small lot sizes are required for 
activities such as utilities, recreation, roading & access 
or to protect values such as heritage, conservation or 
Ngai Tahu values.  

Policy 13.5.2.1 To provide for small lots to be created to provide for 
activities such as utilities, recreation, roading or access 
& the protection of heritage, conservation & Ngai Tahu 
values.   

Objective 5 At the time of subdivision, to avoid, remedy or mitigate 
adverse effects on sites having ecological, 
conservation or, heritage values or on sites of 
importance to Ngai Tahu.  

Policy 13.6.2.1 To encourage the protection of sites of ecological, 
conservation, heritage value or sites of importance to 
Ngai Tahu at the time of subdivision through the use of 
mechanisms such as voluntary agreements, esplanade 
reserves, esplanade strips, access strips, conservation 
covenants, bonds & caveats. 

Policy 13.6.2.2 To encourage the maintenance & enhancement of 
indigenous biodiversity within & adjacent to areas of 
subdivision. 

Objective 6 To ensure subdivisions are designed & constructed to 
create a pleasant amenity, so that solar energy is taken 
advantage of & so that erosion is avoided.  

Policy 13.7.2.1 At the time of subdivision, to encourage the retention of 
existing vegetation where possible & to consider 
alternative methods of run-off control, such as bunding 
& mechanical silt traps, in order to improve amenity, 
reduce erosion & reduce the amount of run-off. 

Policy 13.7.2.2 To encourage subdivision design & construction which 
results in the creation of pleasant environments. 

Policy 13.7.2.3 To encourage developers to take advantage of the 
benefits of solar energy wherever possible. 

Objective 7 To ensure that subdivision of potentially contaminated 
sites is either avoided or undertaken so that there is no 
increase in risk to human health from contaminants.   
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11.14 Of note, Objective 4 recognises that over time, our urban environments and planning 
framework need to change in response to the diverse and changing needs of people, 
communities, and future generations.  Residential A zoned land is mostly developed in 
a range of section sizes from 500m2 to 2000m2.  To enable the larger sections to action 
the principles of Residential A will require individuals to take action, and this will only 
incrementally provide development opportunity.  The proposal seeks to enable a number 
of smaller allotments to be released which provide for the smaller housing type.  As 
noted above, the proposed layout, size and shape of the allotments provides some 
opportunity for future intensification without adversely effecting existing housing stock, 
thereby providing a variety of options within the township.   
 

11.15 Policy 11 enables Councils to remove car parking requirements subject to supply and 
demand of parking spaces.  It is noted that Proposed Lots 1-65 have sufficient room to 
accommodate at least 2 parks on site, whilst the MURCs will have one park per 
residential unit plus a guest park per 5 units.  The road has been designed with an 8m 
wide carriage to enable on street parking. 

 
11.16 The writer considers that the proposal is able to meet with the objectives and policies of 

the NPS-UD. 
 

New Zealand Coastal Policy Statement 2010 
 
11.17 Section 104 (1)(b)(iv) of the Act requires the Council have regard to any relevant 

provisions of a National Policy Statement. 
 
11.18 The purpose of the New Zealand Coastal Policy Statement 2010 (NZCPS) is to state 

policies in order to achieve the purpose of the Act in relation to the coastal environment 
of New Zealand. 

 
11.19 The proposed stormwater from the subdivision is being detention to ensure that their 

flow rates do not result in an increase peak of stormwater flows into Lyell Creek. 
 
11.20 The subject property is located around 600m from the coastline, set behind existing 

commercial and residential development and would not be considered to be Coastal, 
although it does have views.  As such, the writer considers that the NZCPS is not 
triggered. 

 
National Policy Statement for Highly Productive Land 2022. 
 

11.21 National Policy Statement for Highly Productive Land 2022 (NPS-HPL) seeks to protect 
highly productive land for use in land-based primary production, both now and for future 
generations. 
 

11.22 The application site has been mapped by ECan as being Land Use Capability Class 3 
(LUC 3), even though the land is already zoned Residential B.   
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complete an application or to clarify details. While Council officers try to request this information in the 
early stages of the process,,requests for information may be required until a decision is reached. 
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MEMORANDUM 

Recipient 
name 

William Loppe Recipient 
company  

KPMO 

Copied 
recipients  

Malcolm Smith – Staig and Smith Memo 
date 

18 November 2022 

Author  Chris Thompson 

Project 
reference  

773-CHCGE301387 

Memo 
subject  

Vicarage Views Subdivision - Geotechnical RFI Response 

1. INTRODUCTION 

KPMO, on behalf of Vicarage Views Ltd, has engaged Tetra Tech Coffey to provide geotechnical engineering 
services for the proposed Vicarage Views Subdivision at 2 Mt Fyffe Road, Kaikoura. Tetra Tech Coffey has 
previously prepared a Geotechnical Assessment Report (GAR, dated 12 May 2022) for the project which 
commented on the hazards identified in Section 106 of the Resource Management Act and concluded that the 
site was suitable for development subject to additional work to assess the risk of karst formations below the 
site.  

In addition to the karst assessment, additional comment has been requested on liquefaction risk for the 
project.  

Our comments on these items are provided below.  

2. KARST ASSESSMENT 

To assess the risk of karst formation (sinkholes developed through weathering of limestone) Tetra Tech 
Coffey recommended that an Electrical Resistivity Tomography (ERT) survey be conducted across the site. 
This work was carried out by Southern Geophysical Ltd and a copy of their report is attached to this memo. 
The results of the survey indicate that there is a low risk of unfilled sinkholes (i.e. underground voids) currently 
underlying the site within the top 10-15 metres, based on the ERT survey, infra-red aerial imagery and lidar 
data.  

Tetra Tech Coffey carried out a walkover assessment of the site and the identified sinkhole to the south. No 
features were observed on site that would indicate the potential for sinkholes to develop similar to the location 
to the south. Whilst the risk still exists, it is considered low, which aligns with the results of the ERT survey.  

The site is considered suitable for development following this karst risk assessment.  
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3. LIQUEFACTION RISK 

Additional comment on liquefaction risk for the project has been requested. In Section 8.3.2 of our GAR, we 
consider that the liquefaction of the underlying soils is low. This assessment is consistent with the work 
carried out by Golder for KDC in 2019 (report ref.: Liquefaction Study for Kaikoura District, ref. 
1894330_7407-003-R-Rev2, dated September 2019). This assessment concluded that for this site 
liquefaction damage is unlikely and that a desktop assessment is required (see Figure 1 below). Our GAR 
used existing geotechnical data from the site that identified residual soils overlying limestone with 
groundwater levels at least 5m below surface levels and typically within the limestone.   

 

Figure 1: Figure B1 1 from Golder report, site marked with red  dot  
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4. SUMMARY 

�x Based on the ERT survey conducted, the presence of ‘open’ karstic features (voids) below the site is 
considered low.   

�x Our assessment of liquefaction risk aligns with that of the Golder assessment for KDC, that this site is 
unlikely to experience liquefaction triggering as the limestone typically weathers to clayey soils which are 
less susceptible to liquefaction.  

�x The site is considered suitable for NZS3604:2011 type foundations.  

5. CLOSURE 

If you have any queries or require any further clarification on any aspects of this memo, please contact the 
undersigned.  

 

Prepared by     Reviewed by 

 

 

Chris Thompson     Andreas Giannakogiorgos  
BSc(Tech)     BSc MSc DIC CMEng CPEng IntPE(NZ)  

Associate Engineering Geologist  Senior Principal Geotechnical Engineer  
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IMPORTANT INFORMATION ABOUT YOUR TETRA TECH COFFEY 
REPORT  

As a client of Tetra Tech Coffey you should know that site subsurface conditions cause 
more construction problems than any other factor. These notes have been prepared by 
Tetra Tech Coffey to help you interpret and understand the limitations of your report. 
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Issue Date: 6 May 2021   1 
Uncontrolled when printed 

Your report is based on project specific criteria 
Your report has been developed on the basis of your unique project specific requirements as understood by 
Tetra Tech Coffey and applies only to the site investigated. Project criteria typically include the general nature 
of the project; its size and configuration; the location of any structures on the site; other site improvements; 
the presence of underground utilities; and the additional risk imposed by scope-of-service limitations imposed 
by the client. Your report should not be used if there are any changes to the project without first asking Tetra 
Tech Coffey to assess how factors that changed subsequent to the date of the report affect the report's 
recommendations. Tetra Tech Coffey cannot accept responsibility for problems that may occur due to 
changed factors if they are not consulted. 

Subsurface conditions can change 
Subsurface conditions are created by natural processes and the activity of man. For example, water levels 
can vary with time, fill may be placed on a site and pollutants may migrate with time. Because a report is 
based on conditions which existed at the time of subsurface exploration, decisions should not be based on a 
report whose adequacy may have been affected by time. Consult Tetra Tech Coffey to be advised how time 
may have impacted on the project. 

Interpretation of factual data 
Site assessment identifies actual subsurface conditions only at those points where samples are taken and 
when they are taken. Data derived from literature and external data source review, sampling and subsequent 
laboratory testing are interpreted by geologists, engineers or scientists to provide an opinion about overall site 
conditions, their likely impact on the proposed development and recommended actions. Actual conditions may 
differ from those inferred to exist, because no professional, no matter how qualified, can reveal what is hidden 
by earth, rock and time. The actual interface between materials may be far more gradual or abrupt than 
assumed based on the facts obtained. Nothing can be done to change the actual site conditions which exist, 
but steps can be taken to reduce the impact of unexpected conditions. For this reason, owners should retain 
the services of Tetra Tech Coffey through the development stage, to identify variances, conduct additional 
tests if required, and recommend solutions to problems encountered on site. 

Your report will only give preliminary recommendations 
Your report is based on the assumption that the site conditions as revealed through selective point sampling 
are indicative of actual conditions throughout an area. This assumption cannot be substantiated until project 
implementation has commenced and therefore your report recommendations can only be regarded as 
preliminary. Only Tetra Tech Coffey, who prepared the report, is fully familiar with the background information 
needed to assess whether or not the report's recommendations are valid and whether or not changes should 
be considered as the project develops. If another party undertakes the implementation of the 
recommendations of this report there is a risk that the report will be misinterpreted and Tetra Tech Coffey 
cannot be held responsible for such misinterpretation. 

Your report is prepared for specific purposes and persons 
To avoid misuse of the information contained in your report it is recommended that you confer with Tetra Tech 
Coffey before passing your report on to another party who may not be familiar with the background and the 
purpose of the report. Your report should not be applied to any project other than that originally specified at 
the time the report was issued. 
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Interpretation by other design professionals 
Costly problems can occur when other design professionals develop their plans based on misinterpretations 
of a report. To help avoid misinterpretations, retain Tetra Tech Coffey to work with other project design 
professionals who are affected by the report. Have Tetra Tech Coffey explain the report implications to design 
professionals affected by them and then review plans and specifications produced to see how they 
incorporate the report findings. 

Data should not be separated from the report 
The report as a whole presents the findings of the site assessment and the report should not be copied in part 
or altered in any way. Logs, figures, drawings, etc. are customarily included in our reports and are developed 
by scientists, engineers or geologists based on their interpretation of field logs (assembled by field personnel) 
and laboratory evaluation of field samples. These logs etc. should not under any circumstances be redrawn 
for inclusion in other documents or separated from the report in any way. 

Geoenvironmental concerns are not at issue 
Your report is not likely to relate any findings, conclusions, or recommendations about the potential for 
hazardous materials existing at the site unless specifically required to do so by the client. Specialist 
equipment, techniques, and personnel are used to perform a geoenvironmental assessment. Contamination 
can create major health, safety and environmental risks. If you have no information about the potential for 
your site to be contaminated or create an environmental hazard, you are advised to contact Tetra Tech Coffey 
for information relating to geoenvironmental issues. 

Rely on Tetra Tech Coffey for additional assistance 
Tetra Tech Coffey is familiar with a variety of techniques and approaches that can be used to help reduce 
risks for all parties to a project, from design to construction. It is common that not all approaches will be 
necessarily dealt with in your site assessment report due to concepts proposed at that time. As the project 
progresses through design towards construction, speak with Tetra Tech Coffey to develop alternative 
approaches to problems that may be of genuine benefit both in time and cost. 

Responsibility 
Reporting relies on interpretation of factual information based on judgement and opinion and has a level of 
uncertainty attached to it, which is far less exact than the design disciplines. This has often resulted in claims 
being lodged against consultants, which are unfounded. To help prevent this problem, a number of clauses 
have been developed for use in contracts, reports and other documents. Responsibility clauses do not 
transfer appropriate liabilities from Tetra Tech Coffey to other parties but are included to identify where Tetra 
Tech Coffey's responsibilities begin and end. Their use is intended to help all parties involved to recognise 
their individual responsibilities. Read all documents from Tetra Tech Coffey closely and do not hesitate to ask 
any questions you may have. 
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Executive Summary: 
Southern Geophysical Ltd. undertook an Electrical Resistivity Tomography (ERT) survey on 

the paddock directly north of 2 Mt Fyffe Road, Kaikoura, on the 9th of November 2022. The 

objective of the survey was to image the subsurface through the means of electrical resistivity, 

highlighting any potential sinkholes, if present below the survey lines. 

A total of six survey lines were captured, five running west to east and a tie line running south 

to north (Figure 1). The ground surface was extremely dry and hard, therefore a small hole 

was dug at each electrode location and filled with salt-water to improve contact resistances. 

The data collected was very high quality, with very little electrical noise present in the datasets. 

The survey successfully imaged sub-horizontal structures which correlate well with borehole 

logs obtained from the NZGD database. A more conductive limestone was identified in the 

resistivity profiles (Figures 2 to 4), which may represent potential sinkholes infilled with clay 

material. However, lidar and infra-red aerial imagery (Appendix B) show no features indicative 

of potential sinkholes in those areas; therefore, the more conductive limestone may be due to 

compositional changes or increased weathering in those areas.  

Site description: 
The survey area was located in the paddock directly north of 2 Mt Fyffe Road, Kaikoura. The 

paddock is approximately 1200 square meters and has gently undulating topography, with 

swampy low points to the north and north-west. The ground was extremely dry, hard silt/clay 

which was very difficult to dig, or hammer electrodes into. The infra-red aerial imagery does 

not show any discrete low points with increased vegetation which are often associated with 

sinkholes (Appendix B). The lidar aerial imagery also shows no significant signs associated 

with sinkholes throughout the paddock.  

Methodology: 

Survey design: 

Electrical Resistivity Tomography (ERT) is a geophysical survey method which measures the 

electrical resistivity of the subsurface. The survey typically involves inducing a current in the 

ground using current electrodes and measuring the voltage response at receiver electrodes. 

We can calculate a resistance value approximately half-way between the current and receiver 

electrodes by using the difference in voltage potential between the two receiver electrodes. 

The larger the separation between current and receiver electrodes the deeper the 

measurement. There are many different survey configurations, each with their own strengths, 

therefore suited to different environments or targets of interest. For example, a Dipole-Dipole 

configuration is more sensitive to sub-vertical features and can be collected rapidly with a 
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4 metres. Low resistivity values are likely increased moisture content and vice versa for very 

dry ground. 

Middle layer �± Medium to high resistance values (100 to 500 ohms/m). Correlates well with 

nearby borehole logs from the NZGD database (Appendix C), stating very strong limestone 

with closely spaced fractures. This layer is broken into two types. �³Limestone 1�  ́ resistivity 

values range from 200 to 500 ohms/m�����³�/�L�P�H�V�W�R�Q�H�����´���U�H�V�L�V�W�L�Y�L�W�\���Y�D�O�X�H�V���U�D�Q�J�H���I�U�R�P�����������W�R 250 

ohms/�P�����³�/�L�P�H�V�W�R�Q�H�����´���P�D�\��show lower resistance values as the material properties may be 

�G�L�I�I�H�U�H�Q�W���W�R���³�/�L�P�H�V�W�R�Q�H�����´�����R�U���W�K�Hre is the potential for these areas to represent infilled sinkhole 

formations. 

Bottom Layer �± Low to medium resistance values with localised areas of high resistance. 

(typically 40 to 200 ohms/m). This layer likely represents the water table and therefore 

saturated limestone (or other underlying stratigraphy). The localised areas of high resistivity 

likely represents significant changes in the material properties at those locations, possibly 

indicative of a change in rock/sediment type.  

Conclusions and Recommendations: 
The paddock directly north of 2 Mt Fyffe Road was successfully surveyed using a series of 

ERT lines. The subsurface resistivity profile correlates well with the borehole logs acquired 

from the NZGD database (Appendix C), which show a clay/silt/sand layer overlying limestone 

with varied weathering characteristics. The survey also detected a more conductive horizon 

below 2 m relative to MSL, which likely represents the water table. 

The limestone layer contains areas of lower resistivity (more conductive) and was therefore 

�D�Q�Q�R�W�D�W�H�G���D�V���W�Z�R���G�L�I�I�H�U�H�Q�W���X�Q�L�W�V�����³�/�L�P�H�V�W�R�Q�H�����´���D�Q�G���³�/�L�P�H�V�W�R�Q�H�����´�� �³�/�L�P�H�V�W�R�Q�H�����´���D�U�H���W�K�H���P�R�U�H��

conductive areas, which likely represent a change in the material properties in these areas, 

such as an increase in clay content. However, it is possible that the more conductive limestone 

may represent potential sinkholes which have been infilled with the more conductive layer 

above (often higher in saturation too). If additional investigation is required, we would 

recommend �W�D�U�J�H�W�H�G���L�Q�Y�D�V�L�Y�H���L�Q�Y�H�V�W�L�J�D�W�L�R�Q�V���R�I���W�K�H���³�/�L�P�H�V�W�R�Q�H�����´���D�U�H�D�V��  
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Disclaimer: 
This document has been provided by Southern Geophysical Ltd subject to the following: Non-
invasive geophysical testing has limitations and is not a complete source of testing. Often 
there is a need to couple non-invasive methods with invasive testing methods, such as drilling, 
especially in cases where the non-invasive testing indicates anomalies.  

This document has been prepared for the particular purpose outlined in the project proposal 
and no responsibility is accepted for the use of this document, in whole or in part, in other 
contexts or for any other purpose. Southern Geophysical Ltd did not perform a complete 
assessment of all possible conditions or circumstances that may exist at the site. Conditions 
may exist which were undetectable given the limited nature of the enquiry Southern 
Geophysical Ltd was retained to undertake with respect to the site. Variations in conditions 
often occur between investigatory locations, and there may be special conditions pertaining to 
the site which have not been revealed by the investigation and which have not therefore been 
taken into account. Accordingly, additional studies and actions may be required by the client. 

We collected our data and based our report on information which was collected at a specific 
point in time. The passage of time affects the information and assessment provided by 
Southern Geophysical Ltd. It is understood that the services provided allowed Southern 
Geophysical Ltd to form no more than an opinion of the actual conditions of the site at the time 
the site was visited and cannot be used to assess the effect of any subsequent changes for 
whatever reason. Where data is supplied by the client or other sources, including where 
previous site investigation data have been used, it has been assumed that the information is 
correct. No responsibility is accepted by Southern Geophysical Ltd for incomplete or 
inaccurate data supplied by others. This document is provided for sole use by the client and 
is confidential to that client and its professional advisers. No responsibility whatsoever for the 
contents of this document will be accepted to any person other than the client. Any use which 
a third party makes of this document, or any reliance on or decisions to be made based on it, 
is the responsibility of such third parties. Southern Geophysical Ltd accepts no responsibility 
for damages, if any, suffered by any third party as a result of decisions made or actions based 
on this document. 
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Appendix A: Field Photographs 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Figure A1: Survey line laid out, ready for 

capture 

Figure A2: Electrode in small hole with salt 

water for improved contact resistance 

Figure A4: Survey line laid out, capturing data 

with a mobile setup 

Figure A3: Electrode in small hole with salt 

water for improved contact resistance 
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