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Kia Ora Kautou Katoa, 
 
My name is Adam Dekker, managing director of KPA Properties.  
KPA Properties is a locally owned and operated company which primarily develops land 
and manages the building of affordable new homes. We own a number of properties 
around the region, including 3 parcels of land in Bulls of varying zonings and in varying 
stages of the property development process. 
We have been procuring parcels of land in and around the Manawatu for over 22 years. 
This includes a very successful 32 lot subdivision completed in Feilding in 2019 of a very 
similar nature to what we intend to undertake in Bulls. 
We have discussed with Craig Pocock the future of Bulls and the collaboration of KPA 
Properties and Rangitikei District Council in support of the growth of the Bulls 
community. This was a refreshing and productive conversation, where Craig provided 
great insights for us to consider when making further decisions around our plans for 
development in Bulls. We hope to have also provided Craig with information in support 
of his research from a developer’s point of view. 
 
Proposed Plan Change 3 – Urban Growth  
KPA is in support of RDC submission in regard to our parcel of land being 
recognized for future residential potential.  
 
KPA Properties is the landowner of identified growth area BUL03 at the end of Flower 
Street in Bulls. 
KPA Properties is also the landowner of adjoining residential land to the South (between 
Flower Street and Johnson Street), as well as to the North-East (off Bridge Street). 
We purchased these 3 parcels of land in 2020 and 2021 with intentions to develop it, as 
we saw great potential in Bulls as a desirable central lower North Island location that 
we could forecast growth occurring in. 
We currently hold a Resource Consent for 88 new residential greenfield lots within our 
Johnson Street to Flower Street development. 
It was exciting to hear about part of our rural property being in the proposed plan 
change as our intention was always to propose this to council to allow us to develop it 
into residential sections in the future. 
In preparation for this meeting, we have put together a conceptual scheme plan which 
displays how we would intend to utilise this land should the land be rezoned. You will 
notice that our adjoining Bridge Street property is otherwise landlocked for residential 
sections should this secondary area not be rezoned.  
This means that by rezoning BUL03 to residential, we could not only unlock this area, 
but also develop the additional residentially zoned site in Bridge Street (creating 
upwards of 42 sections in total). This subdivision (which we reference as stage 2) will 
also be hugely complimented by our neighbouring subdivision (stage 1 - between 
Johnson and Flower). 
Alternatively, the already residentially zoned 2.3 hectare Bridge Street property is 
unlikely to be developable due to its access off State Highway 3 being unsafe for this 
number of properties. We believe this would be a disappointing outcome for Rangitikei 
District Council and would go against the growth plan for the Bulls community. 



I would like to add that our Bridge Street property is very visible from the State Highway 
3 entrance into Bulls which we believe alongside George Street will continue to 
increase the beatification of this once-underwhelming entrance into Bulls. 
We would like to acknowledge that while part of the BUL03 parcel is identified as a 
potential flood zone area under the 1 in 200-year flood maps; when the Tutaenui Stream 
flooded in June 2023 I personally walked the entire site to investigate the effects of this 
flooding on our land. I found the site to be unaffected by the flooding, regardless of its 
proximity to the stream. I have video evidence of this day that can be provided on 
request. It is my professional opinion that any potential hazard in this regard can be 
mitigated through civil construction works and landscaping. We have also spoken with 
the Tricker family who have been farming this land since World War I and they have 
stated that flooding is not an issue on the proposed BUL03 site. 
KPA Properties are also landowners of the secondary rural title adjoining BUL03 which 
has not been identified under this plan change. I would like to mention that we are open 
to the incorporation of this area into any potential new subdivision for the purpose of 
mitigating stormwater issues or in any other way that this area may be able to support 
the development of our surrounding land and the wider community of Bulls. Infact, we 
are already in discussions with Rangitikei District Council and the developer of George 
Street and will likely be assisting to mitigate the stormwater issues related to the 
George Street subdivision as part of our design.  
In direct response to Craig Pocock’s ‘Recreation and Open Space Network Survey and 
Analysis for Bulls’, it is important to note that KPA Properties and its directors are 
favourable of ideas to integrate small commercial blocks and public spaces amongst 
our subdivisions. This includes Haylock Park which neighbours our Resource 
Consented development, as well as the potential for some of our rural block which is 
currently less suitable for building residential homes.  
We believe that something like this could hugely benefit the community and further 
compliment the abundance of new homes that we plan to build in this area, making a 
more desirable and practical location for residents. 
 
Summary 
Myself and the other directors of KPA Properties also own well-known construction 
company, Humphries Construction, as well as architectural, prefabricated sheds, pre-
cast panel companies and a variety of commercial and development properties around 
the region. As a collective we supply work for thousands of people throughout our wider 
region, which by undertaking these developments in Bulls would also involve further 
work opportunities for residents of Bulls and the wider district over this 5-10 year 
project. 
In summary, KPA Properties is very much in support of the initiative and growth of 
BUL03 being rezoned to residential. We are impressed with Council’s proactive 
ambition to identify areas for urban development in order to future-proof the 
community. 
Should BUL03 be rezoned to residential, this means KPA Properties will have the 
capability to add upwards of 130 new homes to the Bulls community in total, increasing 
the number of houses in Bulls by almost 15%. These homes will be of a good standard, 
have all the benefits of new homes such as being Healthy Homes compliant, attractive 
and generally enhancing the quality of living in Bulls. 
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and ensure the operation of RNZAF Base Ōhakea is not compromised (extracts are 
included in Appendix 1 and 2). There is currently no mention of RNZAF Base Ōhakea 
or MDEF-02 in the District Plan other than in the designations chapter itself. 

 
5. NZDF is neutral on PC3, provided that the Plan Change appropriately recognises the 

importance of RNZAF Base Ōhakea and protects its continued safe and efficient 
operation.  

 
Height restrictions 

 
6. The Bulls Residential Intensification Area and new General Residential areas are 

within Designation MEDF-02 Height Restrictions RNZAF Base, Ohakea. MDEF-02 
sets height limits in the areas around RNZAF Base Ōhakea, as shown in the Ohakea 
Aerodrome Height Thresholds diagram in the designation (copied below). The 
purpose of these height restrictions is to protect aircraft safety by ensuring that no 
obstacles obstruct the flight paths of aircraft. The height restrictions apply to both 
permanent and temporary structures. 
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7. The height limit in the General Residential Zone (GRZ-S3) is 8m (with an additional 
1.5m allowed for features such as chimneys and aerials). PC3 proposes to provide for 
residential intensification through smaller minimum lot sizes in identified Residential 
Intensification Areas (250m2 rather than 400m2). While changes are proposed to 
standard GRZ-S3, NZDF understands that the maximum height is proposed to remain 
9.5m. Regardless of maximum heights permitted under the District Plan, approval 
from the Minister of Defence (as the requiring authority for MDEF-02) is required for 
any proposed breach of height restrictions set under MDEF-02 (pursuant to section 
176(1)(b) Resource Management Act). 
 

Noise 
 

8. Aircraft operations at RNZAF Base Ōhakea produce noise which can extend beyond 
the boundaries of the designation into the surrounding environment. RNZAF Base 
Ōhakea is therefore vulnerable to reverse sensitivity effects caused by the 
establishment of new noise sensitive activities nearby. This is a particular risk where 
residents new to the area may not be aware of noise effects from the Base, resulting 
in complaints or actions against the lawful operation of the Base. Ultimately, reverse 
sensitivity effects could result in pressure to change or constrain use of the Base, and 
compromise its continued operation. It is therefore important to acknowledge that 
there is potential for noise effects from RNZAF Base Ōhakea to extend beyond its 
boundaries, and to recognise that RNZAF Base Ōhakea must be protected from 
reverse sensitivity effects. 

 
Relief 

 
9. NZDF requests that RNZAF Base Ōhakea and MDEF-02 be considered and 

addressed in the Section 32 analysis for PC3. 
 

10. To increase awareness of Base Ōhakea and MDEF-02, and to assist Plan users to 
understand the effect of the designation, NZDF requests that PC3 is amended to 
reference RNZAF Base Ōhakea and designation MDEF-02. This could be achieved 
through the insertion of text in the General Residential Zone chapter e.g. through 
amendment to GRZ-I1, through the addition of introductory text and/or as a note in 
GRZ-S3. Suggested text is below: 
 

RNZAF Base Ōhakea is located approximately 3km south of Bulls. Areas 
within and in proximity to Bulls are subject to Designation MDEF-02 Height 
Restrictions RNZAF Base, Ohakea. Permanent and temporary structures 
must not infringe the height limits imposed by the designation. 

 
 
NZDF could not gain an advantage in trade competition through this submission. 
 
NZDF wishes to be heard in support of this submission. 
 
If others make a similar submission, we will consider presenting a joint case with them at 
the hearing. 
 
 

R Davies 
      Date:    13/04/2026 

Person authorised to sign  
on behalf of New Zealand Defence Force
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Appendix 1: National Policy Statement for Infrastructure 
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Appendix 2: Horizons One Plan – Regional Policy Statement 
 

 
 


