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Rototuna Town Centre is influenced by a range of existing physical, 
environmental, movement, and land use conditions that inform 
how future development can be integrated within the surrounding 
context.

A defining feature of the site is the Te Awa o Katapaki stream corridor 
and associated wetland network, which provide ecological value, 
stormwater management functions, and opportunities for enhanced 
landscape amenity and recreational connections. Existing vegetation, 
open space areas, and strong connections to Korikori Park further 
contribute to the site’s green infrastructure network and create 
opportunities to integrate development with surrounding natural 
systems.

The site’s topography varies considerably across the northern and 
western portions of the Town Centre, with elevated ridgelines, 
changes in ground levels, and overland flow paths influencing 
the location of future roads, development platforms, and public 
spaces. These natural site characteristics present both opportunities 
for outlook and placemaking, and constraints that require careful 
consideration through future design and infrastructure delivery.

Existing movement networks provide strong regional accessibility. 
North City Road, Resolution Drive, and Borman Road form key 
transport connections, while established pedestrian routes, 
underpasses, and public facilities such as the library, aquatic centre, 
schools, and surrounding recreational assets generate significant 
movement and activity throughout the area. These connections 
create opportunities to strengthen walking, cycling, public transport, 
and open space linkages across the Town Centre.

Existing development, land ownership patterns, approved 
infrastructure, and consented works, including the stream crossing 
associated with Turakina Rise, also influence how the remaining 
undeveloped portions of the Town Centre can evolve. Future 
development will need to respond to these existing conditions while 
maintaining integration with surrounding land uses, open spaces, 
transport networks, and community facilities.

Together, these site features establish the opportunities and 
constraints that have informed the Key Moves, Guiding Principles, 
and Design Strategies contained within the Concept Masterplan. 

C2.
Existing 
Site Features
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Figure 6. Existing site features and opportunities
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A comprehensive assessment of the site’s opportunities and constraints has been undertaken to 
understand the key factors influencing future development potential. The opportunities identify 
aspects of the site that can be leveraged to support high‑quality, integrated urban outcomes, while the 
constraints highlight physical and infrastructural considerations that will require careful management 
through the design and implementation process. 

C3.
Site Opportunities 
and Constraints

Strategic location with strong transport access. Direct access to key arterial 
roads of Resolution Drive and Borman Road; supports efficient vehicle movement, 
public transport operations, and service access.
 
Low flood hazard risk. Minimal flooding constraints reduce the need for 
extensive stormwater interventions. This enables larger building floorplates, more 
efficient site coverage, and flexible building placement.
 
Ability to respond to unique site character. The site’s elevated position and 
proximity to an existing stream and nearby parks create opportunities for buildings 
to leverage views, natural features, and green space character.
 
Extensive interface with parks and open space. Adjoining consolidated 
sports facilities, recreation areas, and play spaces provides strong amenity, outlook 
opportunities, and integration with community activities.
 
Potential for pedestrian greenway connections. Natural overland flow 
paths can be formalised as footpaths or greenways, strengthening walkability and 
connecting the site to the broader open space network.
 
Functional location for a future bus hub. A well‑placed bus interchange can 
enhance public transport connectivity and reinforce pedestrian access to the town 
centre, supporting an integrated multimodal movement network.

Challenging topography. The hilly nature of the site limits the extent of useable 
building platforms and may necessitate substantial engineering interventions such 
as cut‑and‑fill earthworks, retaining walls, or terraced layouts. Topography will 
require careful consideration in the design of accessways, internal circulation, and 
the arrangement of built form.
 
Presence of an open swale. An existing open swale traverses the site and 
functions as part of the broader stormwater management system. Roading 
alignments and urban form must be designed around this feature to ensure 
adequate flow capacity, safe functioning, and integration with planned stormwater 
infrastructure.
 
Fragmented land ownership. Multiple landowners across portions of the site 
may constrain the ability to undertake coordinated development, particularly for 
infrastructure delivery and staging. This fragmentation could delay or complicate 
implementation.
 
Overland Flowpaths affecting site layout. Several defined overland flowpaths 
traverse the site and must be incorporated into the development layout. Buildings, 
parking areas, and circulation routes will need to be set back or designed to 
accommodate these flows, ensuring that stormwater resilience is maintained and 
downstream inundation risks are appropriately managed.

Existing land uses and development pattern. Existing and consented 
development across the Town Centre area influences future site layout, 
infrastructure provision, and staging. Development has occurred incrementally 
across multiple sites and landholdings, creating constraints for achieving a fully 
integrated town centre form and requiring future development to respond to 
established buildings, access arrangements, and infrastructure commitments.
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ROTOTUNA TOWN CENTRE
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+ Outcomes 



Hamilton City Council 15

Key Move 1.
Civic Heart
Establish Rototuna Town Centre as a 
pivotal development north of the city; 
providing local services and employment, 
recreational needs, and a range  of 
residential living options.

Site response:
Opportunities

Constraints

Key Move 2.
Movement and 
place function
Deliver a roading network that 
is well connected and safely 
accessible; responding to safe 
access and transport needs within 
the town centre and beyond. 
Built form that responds to its 
environment and the community.

Site response:
Opportunities

Constraints

Key Move 3.
Balancing built 
and green spaces

Key Move 4.
Employment 
anchor
Encourage harmony of land 
uses within the town centre and 
surrounding area; ensuring that 
commercial and employment 
activities avoid negative effects 
on amenity values for adjoining 
precincts and are developed 
and operated in a manner that 
mitigates any adverse impacts 
of those activities.

Site response:
Opportunities

Constraints

D1.
Key Moves 
and Spatial 
Drivers

3 4 5

8 10

1 5

6 7 9

3 4 52

7 9

1 2

6 8 10

Commercial Anchor
Pedestrian pull
Activity Intensity Active Frontage

PT Network

Open Space
Stream amenity
Green connections Employment centre

The Rototuna Town Centre Concept Masterplan is guided 
by four coordinated Key Moves that establish the strategic 
framework for the future evolution of the centre. Informed 
by technical investigations, stakeholder and landowner 
engagement, and community feedback, the Key Moves 
respond to the opportunities, constraints, and aspirations 
identified throughout the masterplanning process and 
provide the foundation for the spatial structure of the Town 
Centre. 
 
Building on this framework, the Guiding Principles establish 
how the Key Moves are translated into the design and 
development of streets, public spaces, parks, buildings, 
transport infrastructure, and development precincts. 
Together, the Key Moves and Guiding Principles provide 
a cohesive approach to delivering a vibrant civic heart, an 
integrated movement network, strong connections to open 
space and natural systems, and a resilient employment and 
commercial centre.

Community Engagement
 
The Concept Masterplan reflects ongoing collaboration 
with Hamilton City Council, Waikato Regional Council, 
mana whenua, infrastructure providers, technical specialists, 
landowners, and the wider community. Landowner 
engagement has been particularly important in testing 
the practicality and deliverability of the proposed urban 
structure, infrastructure networks, staging approaches, and 
development outcomes across multiple ownership parcels. 
 
Community aspirations and feedback have also informed 
the refinement of the Concept Masterplan. A summary of 
the outcomes from the Have Your Say (HYS) engagement 
process is provided in Appendix F1.0, which outlines the 
key themes, opportunities, concerns, and aspirations raised 
throughout consultation.

Enable high-quality, productive land uses 
that are functional, attractive, and well 
integrated with the natural environment; 
to be delivered in a timely, integrated 
manner, and support the community.

Site response:
Opportunities

Constraints
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MAIN 
STREET

Public Art, wayfinding elements and street 
furniture to express cultural narratives, for 
greater depth of meaning, added interest, and 
general attractiveness.

A pedestrian and cycle-friendly streetscape with 
wide covered footpaths, dedicated cycle lanes,  
and safe and accessible bus stops.

Provide safe and legible movement networks that is 
accessible to people of all abilities.

Generous pedestrian paths and flush crossings 
provide spatial capacity for street furniture and 
street activity, as well as modes of travel such as 
cycling, E-bikes & scooters.

Streetscapes are designed as an integral part of the 
wider public realm environment, is welcoming, has 
elements of interest, things to do, and encourages 
social interaction.

PUBLIC 
SQUARE

Establish the square as the heart of the village, 
and the primary community space with 
capacity to support performances and events.

A carefully designed square with a mix of open 
and intimate spaces, for opportunities to engage 
with public activity and events, or to seek quiet 
space for conversation or contemplation. 

Develop a square that is well connected to the 
surrounding environment, complementary spaces, the 
street and buildings, both visually and physically.

A flat, hardscape space that can accommodate a 
range of uses such as markets, community events, 
alfresco dining or impromptu play.

A stage for impromptu social interaction and 
performances, that can also be programmed for 
organised events such as markets, cultural festivals and 
outdoor movies.

PLAY 
SPACE

The play space design provides an opportunity 
for expression of cultural themes and 
narratives.

A space that is welcoming to people of all ages 
and abilities, that promotes participation, positive 
social interaction and comfortable spaces to 
supervise children.

A space that is highly visible and accessible, with 
functional connections to the adjoining public realm, 
Korikori Park, parking and public transport.

Include non-prescribed and flexible ‘free-play’ 
where children of all ages can let their imagination 
run wild, without the limitations of conventional 
play equipment. Kindred to nature play.

The play space should be multidimensional, fostering 
community engagement and social interaction 
through the integration of gathering and viewing areas 
throughout.

SKATE 
SPACE

Cultural expression should extend into ‘youth’ 
spaces, promoting creativity, custodianship and 
creating something to be proud of.

Providing multi-use ‘hang out’ spaces to promote 
social inclusion and places for non-skaters to 
passively engage with and enjoy the space.

The skate and youth spaces should be incorporated as 
part of the village hub and feel like they are part of a 
cohesive public realm. 
They should not be treated as separate entities.

Provide a range of elements and functions to adapt 
to changing trends in urban play and the various 
modes of equipment, such as skateboards, scooters 
and BMX.

Provide a range of elements and functions to adapt to 
changing trends in urban play and the various modes 
of equipment, such as skateboards, scooters and BMX.

BUS HUB
Integrate Mahi Toi through wayfinding and 
art that reflects iwi/hapū narratives, creating a 
sense of place and pride.

Provide safe, legible movement networks with 
sheltered waiting areas and clear signage for all 
abilities.

Position the hub as a key node linking the town centre, 
parks, and wider transport network, reinforcing Mauri 
Tū by encouraging low-emission travel.

Design adaptable spaces for evolving transport 
modes, including e-bikes, micro-mobility options, 
and infrastructure for electric buses.

Create welcoming areas for gathering and 
conversation, supporting Kanohi ki te Kanohi 
engagement.

AQUATIC 
CENTRE

Incorporate water as a taonga, referencing 
whakapapa and local waterways through 
design motifs and material choices.

Ensure universal access with clear routes, tactile 
surfaces, and inclusive facilities for all ages and 
abilities.

Strong visual and physical links to Korikori Park and 
adjacent public spaces, reinforcing Taiao principles.

Spaces designed for multiple uses: swimming, 
recreation, and cultural event that are adaptable to 
seasonal needs.

Provide gathering zones and viewing terraces that 
encourage whānau participation and social cohesion.

BORMAN 
CORNER 

TURAKINA

Use tohu and heritage markers to acknowledge 
significant sites and narratives, embedding 
identity in the streetscape.

Safe pedestrian crossings and cycle-friendly paths 
to connect residential areas with the town centre.

Act as a gateway, visually and physically linking the 
wider rohe to the village heart.

Spaces that can host pop-up markets or cultural 
installations, supporting Ahi Kā presence.

Seating and shaded areas for informal gatherings, 
fostering Kanohi ki te Kanohi relationships.

STREAM
Celebrate the stream as a living system, 
integrating planting and interpretation panels 
that share its whakapapa.

Provide boardwalks and paths that allow safe, 
inclusive access while protecting ecological values.

Connect ecological corridors and walking trails to the 
wider park network, reinforcing Taiao outcomes.

Design spaces for passive recreation, education, 
and cultural activities such as waiata or storytelling.

Create viewing platforms and resting spots for whānau 
engagement and environmental learning.

WETLAND 
PARK

Express Mauri Tū through restoration planting 
and art that reflects local biodiversity and iwi 
narratives.

Ensure paths and signage are clear and inclusive, 
with opportunities for sensory engagement.

Link the wetland to adjacent parks and the town centre, 
forming part of a green network.

Spaces for seasonal events, nature play, and cultural 
gatherings, adaptable to environmental conditions.

Provide areas for education and group activities, 
fostering stewardship and shared experiences.

DESIGNED FOR 
PEOPLECULTURAL HEART

D2.
Guiding 
Principles

The Rototuna Town Centre core is envisioned as a vibrant, 
pedestrian-focused centre that serves as the civic heart of the 
wider community. The Concept Masterplan is guided by four 
Key Moves that establish the long-term outcomes for the town 
centre. Key Move 1.

Civic Heart

CONNECTED TO 
PARKS

FLEXIBLE AND 
ADAPTABLE

A STAGE FOR 
COMMUNITY LIFE
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MAURI TU MAHI TOI TOHU AHI KA MANA WHAKAPAPA TAIAO KANOHI KI TE KANOHI

PR
IN

CI
PL

ES Environmental health is protected, 
maintained, and/or enhanced

Iwi/hapu narratives are 
captured and expressed 

creatively and appropriately

Mana Whenua significant 
sites and cultural landmarks 

are acknowledged

Iwi/hapu have a living and 
enduring presence and are 
secure and valued within 

their rohe

The status of iwi and hapu as 
mana whenua is recognised 

and respected

Maaori heritage and names are 
celebrated

The natural environment 
is protected, restored, 

and/or enhanced

Face to face, in person, in the flesh

O
U

TC
O

M
ES

Restoration and planting of 
waterways, and encouraging lower 

polluting modes of transport

Contaminated areas of soil 
remediation

Rainwater collection systems

Hard landscape and building 
materials which are locally sourced 

and of high cultural value

Iwi/hapu narratives 
are reinscribed in the 

environment through public 
art and design

Civic/shared landscapes are 
created to reflect local iwi/

hapu identity and contribute 
to sense of place

Cultural narratives are 
appropriately translated into 

the design environment

Recognition of tohu, 
including waahi tapu, awa, 

mahinga kai

Visual connections to 
significant sites to be 
preserved or created

Wider cultural landmarks 
and narratives to inform 

building/spatial orientation 
including reference to Lake 

Tunawhakapeke

Heritage trails, markers, and 
interpretation boards

Access to natural resources 
for traditional activities or 

training

Civic/iwi joint venture 
developments ensure Ahi 

Ka and sense of place 
relationship are enhanced

Iwi/private sector joing 
venture developments 

enhance employment and 
Ahi Ka relationships

Identify any primary mana 
whenua groups and interests 
in the proposed development

Maintaining strong 
relationships will maximise 
opportunities for design 

outcomes

Recognition of traditional place 
names and history through 

signage and wayfinding

Mana whenua consultation for 
appropriate names

Establishment of local 
biodiversity

Creating and connecting 
ecological corridors

Creating relationships, giving 
people the ability to connect, 

participate, and engage

Designing spaces and elements 
that encourage congregation 

and interaction such as seating 
arrangements and meeting places

D3.
Te Aranga Maori 
Design Principles 
+ Outcomes

The Te Aranga Māori Design Principles embed mana whenua values 
into the design of Rototuna Village, ensuring that cultural identity, 
environmental stewardship, and community wellbeing are expressed 
throughout the development. These principles guide both the 
physical form and the experience of place, recognising the enduring 
relationship of iwi and hapū with the land. 
 
The design approach integrates cultural narratives, acknowledges 
significant sites and histories, and incorporates Māori identity 
through public art, landscape, materials, and naming. At the same 
time, it promotes the restoration and enhancement of natural 
systems, including waterways, planting, and ecological connections. 

Outcomes focus on creating a living, connected environment 
where mana whenua presence is visible and respected, 
biodiversity is strengthened, and spaces are designed to enable 
gathering, interaction, and shared experiences. 

Implemented holistically across streets, public spaces, and 
buildings, these principles ensure Rototuna Town Centre reflects 
both its cultural foundations and its role as a contemporary 
community hub.
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ROTOTUNA TOWN CENTRE

E
Masterplan 
Concept
Masterplan
Concept Masterplan
Concept Layout
Zoning Standards

Movement and Access
Road Hierarchy
Movement Network
Walking and Cycling Network
Street sections

Key Development Precincts
Te Aranga Opportunities Plan
Design Strategies
Site Concepts

Figure 8. High level concept masterplan
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Figure 8. High level concept masterplan

E1.1
Concept 
Masterplan
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E1.2
Concept 
Layout

The concept layout establishes a compact, 
mixed‑use centre with a strong street‑based 
structure focused on a central core of retail, 
civic, and community activities. The conceptual 
built form illustrated reinforces the town centre 
hierarchy, with higher intensity mixed‑use 
development focused around the main street 
and plaza, transitioning to lower‑scale uses 
at the edges. Buildings are oriented to streets 
with active frontages, while parking and 
servicing are integrated to maintain a strong, 
pedestrian‑focused public realm.

Active frontages and building orientation support 
a pedestrian‑focused environment, with strong 
connections between streets, the plaza, and 
the central watercourse.  A mix of uses and an 
integrated movement and green network create 
a well‑connected, vibrant centre aligned with the 
vision for Rototuna Town Centre.

1 Main Street; active frontage shop units. 
The streetscape features wide footpaths to 
accommodate outdoor dining and public events.

Ground floor shops, first floor offices; generate 
significant activity along North City Road

Aquatic centre; lane pools, gym, and related 
commercial/retail activities

Playspace; Urban style for all ages and abilities

Podium level commercial, residential 
upper levels; retail activity on ground to first 
floor, and residential units 

Commercial development; two to three 
storey shops, drive-through food & beverage, 
potential petrol station, etc.

Wetland; stormwater catchment

Large format retail; provide for need of bulk 
retail and trade

Higher density residential; varying 
typologies (townhouses and apartment buildings) 
to supply housing appropriate for the adjoining 
town centre activities and maximizes adjacent 
green space amenity

Medium density residential;  larger lots 
with terraced and attached house options at a 
considerable proximity from the centre

Visitor accommodation;  overlay for hotel/
motel uses

Bus hub; commercial on active frontage 
integrated with bus slots and driver facilities to 
service town centre
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Conceptual guidance only: This concept plan provides indicative development layouts to demonstrate how the Rototuna Town Centre concept masterplan could evolve over time. It illustrates preferred outcomes 
for land use, built form, access, and public realm, but does not represent a fixed or final design. All development areas are subject to further detailed design, technical assessment, and consenting processes.

Figure 9. High level concept layout

Rototuna Town Centre
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Existing buildings
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E1.3
Zoning 
Standards
With the proposed zoning framework for the 
Rototuna Town Centre Precinct, we tested potential 
changes into the standards such as setbacks from 
different road classifications, glazing requirements 
for varying frontage types, and floor area ratios 
to maximize space and enable more flexible 
development.

Community Facilities
Within Community Facilities Zone, the maximum permitted 
building height is 15 metres, and a maximum building 
coverage of 50% is proposed and considered appropriate 
for development within this area. For buildings facing the 
Transport Corridor and Open Space Zone, a minimum of 
30% of the façade must be constructed in clear glazing to 
enable passive surveillance from within the building.

Community Facilities

Business Zone 5

Business Zone 4

Business Zone 1

Scenario 1
•	 Community Facility Zone
•	 along North City Road
•	 adjoining Residential to the left and 

Business Zone 4 to the right

1

SITE COVERAGE 50%
SITE AREA 1000m²
# OF STOREYS 4

Zone within 
Rototuna Town 
Centre Precinct

Building 
Height 
(maximum)

Height in Relation to 
Boundary

Site 
Coverage 
(maximum)

Building Setbacks Percentage of clear 
glazing facade facing 
Transport Corridor 
and Open Space Zone 
(minimum)

Transport 
corridor 
boundary

Boundary 
with 
Residential 
Zone

All other 
boundaries

Community 
Facilities Zone 15m

3m & 45° (Except 
business Zone or 
Transport corridor 
Zone)

50% 5m 5m 3m 30%

Resulting Standards
The assessment results indicate that the combination of 
building coverage, setback, and height control standards 
effectively reduces potential adverse visual effects associated 
with building bulk and dominance. Overall, the scenario 
demonstrates that the proposed development envelope 
is capable of achieving the intended outcomes of the 
Community Facilities Zone, which seeks to enable a range of 
community facility activities while maintaining and protecting 
local amenity values.

The development scenario was modelled using the 
maximum permitted building height of 15 metres and the 
applicable height control provisions for the area, including 
a 45-degree height control plane measured from a point 3 
metres above the site boundary. Within the Rototuna Town 
Centre Precinct, the height control plane requirements were 
removed where site boundaries adjoin a Business Zone or 
Transport Corridor Zone. A maximum site coverage of 50% 
was applied to the scenario, and minimum building setbacks 
were incorporated in the scenario to reflect the relevant 
development standards. 

1

SITES TESTED
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Business Zone 5 (BZ5)
Within Business Zone 5, the maximum permitted building 
height is 26 metres, and a maximum building intensity ratio 
of 4:1 is considered appropriate for development within this 
area. For buildings located along Primary Frontages and 
Secondary Frontages, the proposed minimum percentage 
of ground-floor walls facing a street transport corridor or 
public space to be constructed in clear glazing is 75% and 
50%, respectively.

Resulting Standards
The results indicate strong support for multi-storey built 
form within the Rototuna Town Centre. The intensity ratio 
enables efficient use of the site, supports a mixed-use built 
environment, and promotes a scale and form appropriate 
for the area.

In addition, the proposed glazing interface standards are 
expected to contribute to creating a more vibrant and 
liveable community by enhancing street-level engagement, 
supporting local businesses, and improving safety; 
particularly through increased passive surveillance.

Scenario 1
•	 Business Zone 5
•	 along North City Road
•	 adjoining community facility

Scenario 2
•	 Business Zone 5
•	 corner of Turakina Rise and Fergy Place
•	 adjoining Business Zone 5

Scenario 3
•	 Business Zone 5
•	 along North City Road
•	 adjoining community facility

SITE AREA 1000m²
FLOORPLATE 665m²
# OF STOREYS 6
TOTAL FLOOR AREA 4000m²

SITE AREA 1000m²
FLOORPLATE 665m²
# OF STOREYS 6
TOTAL FLOOR AREA 4000m²

SITE AREA 1000m²
FLOORPLATE 1000m²
# OF STOREYS 4
TOTAL FLOOR AREA 4000m²

Zone within Rototuna 
Town Centre Precinct

Building Height 
(maximum)

Floor Area Ratio 
(maximum)

Building Setbacks Percentage of ground floor 
wall within the Primary 
Frontage to be in clear

Percentage of ground floor 
wall within the Secondary 
Frontage to be in clearPrimary and 

Secondary Frontage Front boundary Rear and Side 
boundaries

Business Zone 5 26m 4:1 0m

0m,
5m when fronting 
arterial transport 
corridor

0m,
5m where the 
boundary adjoins 
a residential zone

75% 50%

The development scenarios have been tested using the 
maximum height of 26 metres to reflect the established 
height limit, along with the maximum building intensity 
ratio of 4:1. The proposed maximum building setback 
and glazing interface standards have also been applied in 
these scenarios.

SITES TESTED

1
3

2
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Business Zone 4 (BZ4)
Within Business Zone 4, the maximum permitted building 
height is 16 metres, and a maximum building intensity ratio 
of 1:1 is considered appropriate for development within this 
area.​ These scenarios have been tested using the maximum 
height of 16 metres to reflect the established height limit, 
along with the maximum building intensity ratio of 1:1. 
The proposed maximum building setbacks have also been 
applied in these scenarios.​

Resulting Standards
The intensity ratio ensures an efficient development pattern 
while maintaining a low-rise character that is consistent with 
the intended scale of the Rototuna Town Centre.

1

3

2

Scenario 1
•	 Business Zone 4
•	 Along Resolution Drive and 

new road to the rear
•	 adjoining Business Zone 4

Scenario 2
•	 Business Zone 4
•	 Along North City Road
•	 adjoining Business Zone 4 to the left and 

Business Zone 1 to the right

Scenario 3
•	 Business Zone 4
•	 along North City Road
•	 adjoining community facility to the 

left and BZ4 to the right

1 2 3

SITE AREA 1000m²
FLOORPLATE 500m²
# OF STOREYS 4
TOTAL FLOOR AREA 2000m²

SITE AREA 1000m²
FLOORPLATE 500m²
# OF STOREYS 4
TOTAL FLOOR AREA 2000m²

SITE AREA 1000m²
FLOORPLATE 500m²
# OF STOREYS 4
TOTAL FLOOR AREA 2000m²

Zone within Rototuna 
Town Centre Precinct

Building Height 
(maximum)

Floor Area Ratio 
(maximum)

Building Setbacks

Front boundary Rear and Side 
boundaries

Business Zone 4 16m 2:1

0m,
5m when fronting 
arterial transport 
corridor

5m (except for 
any internal site 
boundary within 
Business Zone 4)

The scenarios indicate a high level of support for low‑rise 
building form, suggesting alignment with the desired urban 
character and intensity for the Rototuna Town Centre.

SITES TESTED
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Business Zone 1 (BZ1)
Within Business Zone 1, the proposed development 
outcomes support a flexible, mixed‑use environment 
that can accommodate a range of retail, commercial, and 
service activities at the edge of the town centre core. 
Building heights and floor area ratios enable efficient use 
of land while maintaining an appropriate scale relative to 
surrounding uses and transport corridors. 

Resulting Standards
The proposed standards for Business Zone 1 provide 
a balanced development outcome, enabling efficient 
land use while maintaining a human‑scaled, active street 
environment. The combination of building height, intensity, 
and setback controls ensures development can respond to a 
variety of contexts within the town centre. Glazing interface 
requirements along primary and secondary frontages 
support active engagement with the street, contributing to 
improved amenity, safety, and vibrancy through increased 
passive surveillance.

Scenario 1
•	 Business Zone 1
•	 along corner of North City Road and 

Turakina Rise adjoining BZ1

Scenario 2
•	 Business Zone 1
•	 adjoining Business Zone 4

Scenario 3
•	 Business Zone 1
•	 along corner of Borman Road and 

Turakina Rise adjoining BZ1
•	 adjoining community facility

1 2 3

SITE AREA 1000m²
FLOORPLATE 600m²
# OF STOREYS 5
TOTAL FLOOR AREA 3000m²

SITE AREA 1000m²
FLOORPLATE 600m²
# OF STOREYS 5
TOTAL FLOOR AREA 3000m²

SITE AREA 1000m²
FLOORPLATE 600m²
# OF STOREYS 5
TOTAL FLOOR AREA 3000m²

2

3

Zone within Rototuna 
Town Centre Precinct

Building Height 
(maximum)

Floor Area Ratio 
(maximum)

Building Setbacks Minimum percentage of 
ground floor wall within the 
primary frontage to be in clear 
glass

Minimum percentage of 
ground floor wall within the 
secondary frontage to be in 
clear glassFront boundary Rear and Side 

boundaries

Business Zone 1 18m 3:1

0m,
5m when fronting 
arterial transport 
corridor

5m (except for 
any internal site 
boundary within 
Business Zone 4)

50% 30%

SITES TESTED

The scenarios demonstrate how development can respond 
to different site conditions, including frontage to key streets 
and adjacency to community facilities or higher intensity 
business zones. Interface treatments, including setbacks 
and glazing, are applied to support active edges, pedestrian 
engagement, and a cohesive streetscape.

1

Figure 10. Proposed Road Hierarchy
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E2.1
Road 
Hierarchy
The road hierarchy for Rototuna Town Centre 
is designed to support its role as a growing 
suburban hub, balancing efficient movement 
with a strong focus on place and accessibility. 
The network connects key arterial routes, 
including Resolution Drive and Borman Road, 
to an internal street system that supports local 
circulation and future development.

Turakina Rise: Retained and extended 
from its intersection with the Bourn 
Brook Avenue extension, Turakina Rise 
remains the primary collector spine. It 
accommodates the main public transport 
route and connects directly to the 
proposed bus hub, supporting efficient, 
legible, and accessible transit movement.

Bourn Brook Avenue: Designed as a 
lower‑speed local street, supporting 
access along the greenway edge and 
reinforcing a more people‑focused 
environment. Together, the hierarchy 
provides a connected, legible, and 
adaptable transport network for 
Rototuna’s future growth.

Road 1: Intended to function as a key 
collector road, Road 1 will provide an 
important east–west connection between 
employment areas and the town centre 
core. Its alignment helps distribute 
traffic away from North City Road while 
maintaining a pedestrian‑focused 
environment within the main street. 

Existing Roundabout
Existing Signalised Intersection

Potential Roundabout
Potential Signalised Intersection

Rototuna Town Centre
Major Arterial Road
Minor Arterial Road

Main Street 

Collector Roads
Future

Business
Residential

Local Roads
Existing

Business
Bourn Brook Extension

Bus Hub
Road closures

1

ROTOTUNA 
HIGHSCHOOL

TURAKIN
A RISE

2

3

1

3

2

RESO
LU

TIO
N

 D
RIVE

Future Northern River 
Crossing (to be confirmed)

Future road alignments to 
be confirmed

Conceptual guidance only: This concept plan provides indicative development layouts to demonstrate how the Rototuna Town Centre concept masterplan could evolve over time. It illustrates preferred outcomes 
for land use, built form, access, and public realm, but does not represent a fixed or final design. All development areas are subject to further detailed design, technical assessment, and consenting processes.

Figure 10. Proposed Road Hierarchy
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Rototuna Town Centre 
Existing Arterial Road

Existing Collector Road
Proposed Collector Road

Existing Local Road
Arterial road setback (5m from ROW)

Built Roads
Proposed Roads

Proposed Local Road
Proposed Residential Local Road

Proposed Bridge or Culvert
Connection points to existing roading

Existing section of the road to be closed
Existing Residences

Existing Residence (encroached by roading)
Business Zone 5 
Business Zone 4
Business Zone 1

Community Facilities Zone
Medium Density Residential Zone

Sports and Recreation Open Space Zone
Natural Open Space Zone

Existing Stormwater Ponds
Proposed Stormwater Ponds

Proposed Bus Hub

E2.2
Movement 
Network
Proposed Roads
New roads are introduced within the internal road 
network to prioritise convenient access, safe and 
attractive streets, and functional layout to effectively 
service the needs of the surrounding business zones:

•	 Turakina Rise Extension. adjusted to accommodate 
the stream realignment, serves as the alternative 
collector road easing traffic from North City Road

•	 Bourn Brook Avenue Extension. slow street 
providing greenway edge access to the proposed  
bus hub

•	 Road 1. serves as the main spine connecting the 
employment area (Business Zone 4) to the town 
centre core commercial area

•	 Road 2. provides a diversion and eases traffic from 
Road 1 unto Turakina Rise

•	 Road 3. continues from Turakina Rise, bisects the 
residential areas north of the town centre RESO

LU
TIO

N
 D

RIVE

PROPOSED 
AQUATIC 
CENTRE

TE TOTARA 
PRIMARY 
SCHOOL

ROTOTUNA 
HIGH SCHOOL

Conceptual guidance only: This concept plan provides indicative development layouts to demonstrate how the Rototuna Town Centre concept masterplan could evolve over time. It illustrates preferred outcomes 
for land use, built form, access, and public realm, but does not represent a fixed or final design. All development areas are subject to further detailed design, technical assessment, and consenting processes.

Figure 11. Proposed Movement Network Figure 12. Proposed Walking and Cycling Network
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E2.3
Walking 
and Cycling 
Network
Walking and cycling is a high priority within the 
town centre, and the key design responses for the 
masterplan include:

•	 Shared paths along the reserves and stream 
edge roads to form a continuous greenway and 
off-road commuter options.

•	 Indicative future links to within the residential 
zones (medium and high density) to remain 
continuous with existing stream crossing paths.

•	 Safe crossing points (raised tables/refuges) at 
collector-local intersections where paths meet 
streets.

•	 Direct links to existing paths and underpasses 
along Resolution Drive into the town centre 
must be explored.

•	 Optimised CPTED-led design by having active 
frontages to paths, good lighting/sightlines, 
low or visually permeable fencing to public 
edges.

Rototuna Town Centre
Existing walking and cycling paths on 

Resolution Drive
Potential connections from Resolution Drive

Existing pedestrian paths along stream
Proposed pedestrian paths along stream

Existing walking and cycling paths
Potential future walking and cycling 

connections
Existing off-street walking paths

PROPOSED 
AQUATIC 
CENTRE

TE TOTARA 
PRIMARY 
SCHOOL

ROTOTUNA 
HIGH SCHOOL

Conceptual guidance only: This concept plan provides indicative development layouts to demonstrate how the Rototuna Town Centre concept masterplan could evolve over time. It illustrates preferred outcomes 
for land use, built form, access, and public realm, but does not represent a fixed or final design. All development areas are subject to further detailed design, technical assessment, and consenting processes.

Figure 12. Proposed Walking and Cycling Network
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E2.4
Street 
sections

Sections A and B: West of North City Road 

West of North City Road prioritises walking and cycling 
while maintaining efficient vehicle access through a 
safe and legible street network. Wide footpaths, shared 
paths, landscaped berms, and street trees create strong 
connections between the town centre core, plaza, 
bus hub, surrounding open spaces, and the wider 
green network. The street design responds to site 
topography and incorporates a consistent arrangement 
of pedestrian and cycle facilities on both sides of the 
corridor, improving accessibility, safety, amenity, and 
connectivity while encouraging active modes as the 
primary means of movement within the centre.

These sections are indicative 
only and represent ideal design 
outcomes intended to illustrate 
the desired form and function 
of the Town Centre. 

They are subject to further 
assessment, refinement, and 
detailed design through future 
planning and consenting 
processes. The final alignment, 
design, and delivery of roads 
and transport infrastructure will 
be undertaken in accordance 
with the relevant Regional 
Infrastructure Technical 
Specifications (RITS) standards, 
Hamilton City Council 
engineering requirements, and 
applicable Operative District 
Plan provisions, which will take 
precedence where necessary.

Sections C: Turakina Rise West and D: Road 1

Turakina Rise West and Road 1 together form key 
movement corridors connecting the employment 
area, town centre core, bus hub, and surrounding 
development areas. The corridor supports efficient 
public transport operations and two-way vehicle 
movements while providing safe, direct, and 
accessible connections for pedestrians and cyclists. 
Footpaths and shared cycle routes on both sides of 
the street strengthen connectivity across the wider 
movement network, while landscaped berms and 
street trees create separation from traffic, enhance 
amenity, reinforce a consistent streetscape 
character, and support a people-focused, 
multimodal environment.
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Conceptual guidance only: This concept plan provides indicative development layouts to demonstrate how the Rototuna Town Centre concept masterplan could evolve over time. It illustrates preferred outcomes 
for land use, built form, access, and public realm, but does not represent a fixed or final design. All development areas are subject to further detailed design, technical assessment, and consenting processes.
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Section E: Bourn Brook Avenue Extension

A low‑speed local street running alongside the 
stream corridor, prioritising access and amenity. 
It integrates the bus hub, footpaths, and adjacent 
shared green space, providing direct connections 
to the town centre and wider greenway network. 
Generous footpaths also support retail activity, 
enabling spill‑out edges and creating an active, 
pedestrian‑friendly frontage.
 
The street edge transitions into the natural stream 
environment, responding to changes in topography 
and enhancing ecological and recreational values. 
The section supports a calm, people‑focused 
environment that balances local access with strong 
connections to open space and active transport 
routes.

Section F: Stream

Integration of a pedestrian‑focused edge alongside 
the naturalised stream corridor, creating a continuous, 
high‑amenity greenway through the town centre. A 
shared path runs parallel to the stream, providing 
a safe, off‑road connection for walking and cycling 
between key destinations.
 
The footpath environment is framed by planting and 
open space, reinforcing a strong relationship between 
people and the natural landscape while maintaining 
clear visibility and accessibility. This edge supports 
both movement and informal use, shaping a calm, 
people‑oriented interface that enhances the ecological 
and recreational value of the corridor. 
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Conceptual guidance only: This concept plan provides indicative development layouts to demonstrate how the Rototuna Town Centre concept masterplan could evolve over time. It illustrates preferred outcomes 
for land use, built form, access, and public realm, but does not represent a fixed or final design. All development areas are subject to further detailed design, technical assessment, and consenting processes.
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The Te Aranga design principles promote expression 
of cultural themes and narratives, recognizing all 
groups holding mana whenua over the project area, 
and underlying environmental custodianship. These 
principles follow previously identified opportunities 
present in the Rototuna Village Comprehensive 
Development Plan (2019). Key locations are identified 
on the Te Aranga Opportunities Plan in the image. 

The Rototuna Town Centre public realm presents 
numerous opportunities to apply the Te Aranga 
principles and, through the overall urban design 
philosophy; guide the creation of places, spaces, and 
connections, and, specific landmark elements such as 
public artworks and performance stages.

These opportunities will be developed in more detail 
in partnership with Mana Whenua for the specific 
public spaces and buildings that are yet to be built.

E3.1
Te Aranga 
Opportunities 
Plan

Environmental 
health is protected, 
maintained, and/or 

enhanced

Iwi/hapu narratives 
are captured and 

expressed creatively 
and appropriately

Mana Whenua 
significant sites and 
cultural landmarks 
are acknowledged

Environmental 
health is protected, 
maintained, and/or 

enhanced

The status of iwi and 
hapu as mana whenua 

is recognised and 
respected

Mana Whenua 
significant sites and 
cultural landmarks 
are acknowledged

The natural 
environment is 

protected, restored, 
and/or enhanced

Face to face, in 
person, in the flesh

Guides the integration of cultural values, identity, 
and environmental stewardship across the town 
centre, ensuring development reflects mana 
whenua narratives, strengthens sense of place, 
and enhances natural systems.

Te Aranga Maori 
Design Principles

MAURI TU MAHI TOI TOHU AHI KA MANA
WHAKAPAPA TAIAO

KANOHI KI TE KANOH
I
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Conceptual guidance only: This concept plan provides indicative development layouts to demonstrate how the Rototuna Town Centre concept masterplan could evolve over time. It illustrates preferred outcomes 
for land use, built form, access, and public realm, but does not represent a fixed or final design. All development areas are subject to further detailed design, technical assessment, and consenting processes.

Figure 13. Te Aranga Opportunities Plan
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