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This section captures and presents the key findings and insights gained through the investigation phase of the 
Ōtorohanga Town Concept Plan (ŌTCP) project. 

The purpose of the investigation phase was to learn and document as much relevant knowledge as possible about 
Ōtorohanga in order to help provide a rich picture and shared understanding of the historic and current states of the 
settlement for those involved in the ongoing implementation of the ŌTCP. It involved gathering knowledge from a 
range of sources including primary sources such as field research, direct observation, co-design workshops, interviews 
and focus groups, as well as secondary sources such as existing datasets, technical reports, literature reviews, and 
archives. The investigations are organised into the themes natural environment, people, existing land uses and 
facilities, built environment and infrastructure, transport and circulation and economic assessment. 

3. inVeSTiGaTionS  / RanGaHaU
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Natural Environment / Taiao refers to the environmental and ecological foundations of Ōtorohanga. It recognises 
the ability and capacity of nature to sustain and maintain whole living systems and regenerate its own mauri, while 
contributing to the mauri of people and land. From an anthropocentric point of view, it also refers to the quantity and 
quality of natural resources available for human utility, such as energy, minerals, soils and trees, as well as the services 
a functioning ecosystem can provide, including maintaining water quality and sequestering carbon. 

This section:

• Provides an overview of Ōtorohanga’s environmental context including prevailing weather conditions, flood plains 
and alignment of the main river systems.

• Outlines some of the key environmental drivers that will continue to shape Ōtorohanga over the coming decades - 
ecological footprint, climate change, energy and food.

• Provides a more detailed look at the town hall and the swimming pool facilities.
• Presents a summary of the investigations in terms of the development potential of the underlying land and a 

potential ecological network that if implemented, will help to ensure the long term environmental sustainability of 
Ōtorohanga.  

3.1 | naTURal enViRonMenT / Te Taiao MĀoRi
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environmental Context

Scale: 1_15 000 @A3
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Valued for both their amenity and their intrinsic value, the protection of the natural environment and connection to the Waipā River 
and other natural features were constant themes throughout the consultation and engagement process.

waipā River and the natural environment

Limited access to valued water bodies - Waipā 
River and Huipūtea Reserve
Limited areas of existing native 
vegetation and wildlife habitat

Poor water quality from existing land use 
practices
Extensive areas prone to flooding
Large areas of fertile soils 

Nature first - Let the natural environmental patterns of water, 
soil and landform determine the spatial pattern and extent of 
Ōtorohanga.
Develop an ecological network and green belt for Ōtorohanga

Weave nature through town with street trees, rain gardens, 
pollinator pathways and stands of native trees.
Enable access and connection to valued water bodies
Celebrate Ōtorohanga’s forgotten natural heritage
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waipā River and the 
natural environment

Limited access to valued water bodies
While there are highly valued walkways along the stop banks and around 
the lake, Waipā and Mangapu rivers and the lake in Huipūtea Reserve are 
difficult to access from the town centre and main residential areas.

Limited ecology
There are limited areas of intact or regenerating native vegetation and 
wildlife habitat in and around Ōtorohanga - this includes forest coverage 
on the rolling landforms and alluvial plans, wetlands in low lying areas or 
along permanent and ephemeral water ways including Waipā, Mangau and 
Mangawhero rivers. 

Poor water quality
The Waipā River headwaters are clear and stained from natural tea coloured 
tannic acid from bush and wetlands1. Water quality in the Waipā River has 
significantly improved since the 1950s after improvements in wastewater 
treatment. However sampling of five sites between 1993 and 2012 showed 
a significant increase in total nitrogen with poor water clarity and high 
levels of E. coli and phosphorus2. This water quality continues to be under 
threat from adjacent and upstream land uses. These threats include but are 
not limited to excessive nutrient loading from existing farming practices, 
unmitigated runoff from roads and industrial areas.

Extensive flooding 
The flooding of Waipā, Mangapu and Mangawhero rivers significantly limit 
the long term potential footprint of the Ōtorohanga urban area. In addition, 
flood models developed by Waikato Regional Council suggest that the 
existing stop banks will not be enough to protect the town from a 1 in 100 
year flood event, meaning that Ōtorohanga should expect a flood similar 
to the 1958 flood at some point during this century. While it is too early to 
determine, changes in weather patterns may exacerbate this issue.

Fertile soils
Strongly linked to the challenges associated with flooding, the low lying 
alluvial land in and around Ōtorohanga is home to highly fertile soils which 
form the foundation for the town’s rural economy. Whilst not a physical 
constraint in the same way the flood plains are, the fertile soils limit the long 
term potential footprint of the Ōtorohanga urban area.

Constraints / Challenges

Key map

1.  https://www.waikatoregion.govt.nz/Environment/Natural-resources/Water/Rivers/Waipa-River/How-clean-is-the-Waipa-River/
2. https://www.waikatoregion.govt.nz/environment/natural-resources/water/rivers/Waipa-river/trends-in-Waipa-river-water-quality/
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Nature first
Let the natural environmental patterns of water, soil and landform 
determine the spatial pattern and extent of Ōtorohanga.

Develop an ecological network for Ōtorohanga
Protect, maintain and enhance the Ōtorohanga landscape and biodiversity 
through the creation of an interconnected ecological network composed of 
riparian corridors along Waipā, Mangapu and Mangawhero rivers as well 
as unnamed ephemeral waterways, restoring water bodies and low lying 
areas including the lake in Huipūtea Reserve. Create new patches of dense, 
multilayered forest large enough to support a range of habitats for native 
wildlife that are distributed in a way that creates stepping stones for wildlife 
moving through the catchment and to improve landscape connectivity and 
ecological integrity. 

Weave nature through town
Weave the ecological network for Ōtorohanga through its urban areas 
by integrating green infrastructure devices through parks, streets and in 
private gardens - green infrastructure devices could include but should not 
be limited to street trees, rain gardens, pollinator pathways, stands of native 
trees and green roofs. 

Access and connection to valued water bodies
Create safe and accessible access to Waipā, Mangapu and Mangawhero 
rivers and the lake in Huipūtea Reserve and expand the existing recreational 
opportunities including swimming and kayaking to ensure that they are 
defining features of Ōtorohanga Town.

Celebrate Ōtorohanga’s forgotten natural heritage
Protect and enhance existing natural features including the kahikatea tree 
in Huipūtea Reserve and where possible, highlight and restore areas of the 
historic alignment of Waipā River still visible through Ōtorohanga’s parks, 
reserves and urban areas.

Opportunities

waipā River and the 
natural environment

Key map
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Development potential

Scale: 1_15 000 @A3
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This map summarises the biophysical 
constraints and opportunities of the 
Ōtorohanga Ward and surrounding landscape 
identified through the investigation phase. 

It is a combination of the underlying landform, 
waterways and their associated riparian 
corridors, existing areas of vegetation, the 
productive potential of soils, steep and 
erodible slopes, overland flow paths,  and 
areas affected by flooding - the lighter the area 
the more suitable the land is for development. 
This map forms the environmental basis for 
the Ōtorohanga development strategy.
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ecological network
Scale: 1_15 000 @A3
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Establish a matrix of forest patches of 6.25ha areas for 
core sanctuaries 5km apart; 1.6ha areas for stepping 
stones 1km apart; and 0.01ha areas for stepping stone 
and feeding stations approximately 0.2km apart to 
ensure the generalised dispersal of seeds and pollen 
by birds and wind.

1km

This map presents a potential ecological 
network for Ōtorohanga to restore the 
ecological function of the streams, improve 
landscape connectivity and protect and 
enhance biodiversity. If implemented, the 
ecological network will help to ensure the 
long term environmental sustainability of 
Ōtorohanga. It is composed of ecological 
corridors along streams and roads to 
link areas of ecological significance and 
between green spaces and patches of dense, 
multilayered forest large enough to support a 
range of habitats for native wildlife.
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environmental Drivers - ecological Footprint

Developed in the early 1990’s by Mathis 
Wackernagel and William Rees, the 
Ecological Footprint is a way of measuring 
humans’ behaviour and their impact on 
the environment1. The Ecological Footprint 
measures both the demand side and supply 
side of the equation. 

On the demand side, the Ecological Footprint 
tracks six different productive uses - cropland, 
grazing land, fishing grounds, built-up land, 
forest area and carbon demand on land - 
to measure the amount of natural capital 
required to maintain existing lifestyles of 
human populations as well as the area needed 
to absorb our waste products, including 
carbon. 

On the supply side, the biocapacity represents 
the productive potential of a given area of 
land, for example the Waikato region. In 
this way, a place’s Ecological Footprint can 
be measured against its biocapacity - If a 
bioregion’s biocapacity exceeds its Ecological 
Footprint it has an ecological reserve and is 
living within its carrying capacity2. Conversely, 
if a population’s Ecological Footprint exceeds 
the bioregion’s biocapacity then demand 
for natural capital exceeds supply and the 
population is in ecological overshoot. So 
long as additional biocapacity is available 
elsewhere, a bioregion in overshoot can meet 
its ecological deficit by importing goods and 
services and exploiting its own natural capital. 

In 2016, New Zealand’s ecological footprint 
was 4.8 global hectares3 per person and 
as a whole there was a biocapacity of 4.6 

hectares per person. While New Zealand has 
the advantage of having large per person 
biocapacity due to low population density, if 
everyone alive in 2016 lived the same lifestyle 
as a typical New Zealander we would need the 
equivalent of 3 earths to meet the demands 
of our ecological footprint. Improving and 
maintaining the wellbeing of Ōtorohanga’s 
communities while changing lifestyles in a 
way that reduces their ecological footprint to 
sustainable levels that fit within the carrying 
capacity of the Waikato bioregion is one of the 
most profound challenges of the 21st century.
In 2013 the Royal Society of New Zealand 

released a paper exploring the carrying 
capacity of New Zealand. The paper highlights 
the inherent link between economic activity 
and resource consumption, stating “most 
economic activity depends directly or indirectly 
on environmental resources and services, 
which are subject to natural limitations of 
supply, renewability, quality and ability to deal 
with wastes”4. It also notes that the prevailing 
assumption and policy direction is that 
economic growth, with an emphasis on New 
Zealand’s primary production, will continue 
to put pressure on resource use which will 
increase New Zealand’s Ecological Footprint. 

This is accentuated by New Zealand’s economic 
dependence on food exports and importing 
most of the technological goods and cultural 
services that we use.

The environmental impact of most households 
in New Zealand depends strongly upon 
income, with few effects due to lifestyle 
differences. Using household income 
as a strongly corresponding variable to 
environmental impact, the paper generates a 
finer grain estimate of the Ecological Footprint 
of the typical New Zealand lifestyle compared 
to a ‘Fair Earth Share’ of 1.7 hectares per 
person - A measure of equal distribution of the 
world’s productive land between the world’s 
population. 

The paper highlights two significant findings:

• New Zelanders with a higher than average 
income have an Ecological Footprint 
almost double those with a lower than 
average income; and

• New Zealanders with a lower than average 
income still have an ecological footprint 
almost twice a ‘Fair Earth Share’. 

1. https://www.footprintnetwork.org/our-work/ecological-footprint/
2. The Human Carrying Capacity (HCC) is the measure of a specified area’s ability to sustainably support human activity given aggregate lifestyle and development choices and 

the means used to achieve these, and is expressed in terms of number of people.
3. Both the Ecological Footprint and biocapacity are expressed in global hectares—globally comparable, standardized hectares with world average productivity.

4. Sustainable-Carrying-Capacity-v3.0-Final.pdf
5. National Footprint Accounts 2019 edition (Data Year 2016): building on World Development Indicators, The World Bank (2019); U.N. Food and Agriculture Organization
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New Zealand Greenhouse Gases1

In 2018 New Zealand generated 78.9 million 
tonnes of greenhouse gases. This was 24% 
more than 1990 and 1% lower than 2017. 
During 2018, gross emissions were primarily 
made up of carbon dioxide, 44.5%; methane, 
43.5% and nitrous oxide 6.6%.

Emissions from transport were up 2.3 percent 
from 2017 and up 89.7 percent from 1990. 
Transport emissions were mainly made up by 
road vehicle emissions, 90.7%; and domestic 
aviation, 6.7%. Transport also produces 
the majority of carbon dioxide emissions, 
producing 47% of New Zealand’s total carbon 
dioxide emissions and manufacturing 
industries and construction made up 17.9% 
and public electricity and heat production 
generated 9.4%. The net uptake of carbon 
dioxide from the atmosphere by land use, 
land-use change and forestry was 17.6% lower 
than 1990 due to higher harvesting rates of 
planted forests.

1. https://www.stats.govt.nz/indicators/new-zealands-greenhouse-gas-emissions.
2. https://theconversation.com/nz-introduces-groundbreaking-zero-carbon-bill-

including-targets-for-agricultural-methane-116724

environmental Drivers - Climate Change

Carbon Intensity of Travel

Agricultural activity accounts for approximately 
48% of New Zealand’s greenhouse gases and 
transport makes up approximately 20%. As 
New Zealand transitions toward a renewable 
energy network and a reduction in carbon 
emissions, settlements like Ōtorohanga 
will need to decarbonise its transport 
infrastructure and develop communities in a 
way that means most essential services are 
within walking or cycling distance.

The Carbon Intensity of Travel: g CO2e/pkm3
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While there is a significant amount of data 
available for energy demand by sector and 
type at a national level, there is limited data 
available for local energy use. While this 
information can not be extrapolated down 
to represent the energy use in Ōtorohanga 
specifically, it does provide a high level 
overview of the energy mix. New Zealand is 
a net energy importer with approximately 
60% of New Zealand’s energy coming from 
fossil hydrocarbons and 40% was from 
renewable sources. Energy dependency on 
non renewable sources of energy leaves the 
economy and its communities vulnerable to 
changing market conditions and inevitable 
reduction in availability once stocks of non 
renewable resources start to dwindle.

Residential buildings account for 
approximately one third of all of New Zealand’s 
electricity use. Cold, damp homes also 
contribute significantly toward respiratory 
issues and other preventable health conditions 
including rheumatic fever and skin infections. 
Improving the energy efficiency of residential 
buildings presents a significant opportunity 
for reducing New Zealand’s overall energy 
demand and there is strong evidence, 
nationally and internationally, of improved 
health outcomes resulting from warmer and 
drier homes.

1. https://www.mbie.govt.nz/dmsdocument/11679-energy-in-new-zealand-2018
2. http://www.energymix.co.nz/our-consumption/new-zealands-consumption/
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environmental Drivers - energy
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Food is a prerequisite for all life and a key 
contributor to wellbeing, yet it is often 
taken for granted in our modern industrial 
society. Today, our food gets to us via a 
complex system involving all the processes 
and infrastructure involved in feeding 
a population: production, processing, 
distribution, marketing, consumption, and 
disposal of organic and food related items. 
While there is a wide range of data available 
relating to the different actors in New 
Zealand’s food system such as agriculture and 
primary production, transport, environmental 
health and community wellbeing, there is 
limited information about how the system 
works as a whole and limited data is available 
for local food systems. Unlike other critical 
infrastructure such as transport or water, 
food is a global commodity and there is no 
national or regional body responsible for core 
system functions. For example Waka Kotahi 
/ NZTA provides national oversight of our 
roading network and Watercare manages 
Auckland’s drinking water, however no agency 
or authority is responsible for ensuring food 
security, or sustainable and resilient food 
systems at regional, national or global scales. 

Some key concepts and considerations: 

• New Zealand’s food system was estimated 
to use 30% of the nation’s primary energy 
demand.

• Agriculture accounts for 48% of New 
Zealand’s Greenhouse gas emissions.

• New Zealand’s national food system is 
industrial, relying on significant non-
renewable energy inputs. Industrial food 

systems in the United States of America 
consume 12 calories of energy to produce 
1 calorie of food. 

• Increasing pressure on farmers to increase 
production through intensification of land 
use, increasing scale of operations to 
achieve economies of scale, and improved 
technological efficiency has resulted in 
negative impacts including loss of soil 
fertility, loss of biodiversity, dependence 
on fossil fuels, reduced viability of family 
farms, and reduced human health and 
quality of life in rural communities. As 
Parliamentary Commissioner for the 
Environment Jan Wright wrote, New 
Zealand faces a “classic economy versus 
environment dilemma”.

• 60% of New Zealand’s income comes 
from farms and 87% of New Zealanders 
live in towns and cities. In addition the 
connection between producers and 
consumers of food is broken in both 
directions6. This dynamic has created 
misunderstandings between rural and 
urban New Zealanders that inhibit 
meaningful dialogue around significant 
challenges to New Zealand’s food system 
such as water quality and climate change.

• Food insecurity is a daily reality for many 
New Zealanders including those living in 
Ōtorohanga. Food insecurity is a situation 
of limited or uncertain availability of 
nutritionally adequate and safe foods 
or limited or uncertain ability to acquire 
acceptable foods in socially acceptable 
ways. Food security exists when a 
community, family, individual have physical 

and economic access to sufficient, safe and 
nutritious food to meet their dietary needs 
and food preferences for an active and 
healthy life at all times. 

• 20.1% of New Zealand households 
experience food insecurity.

• Houses with 7 or more people are more 
likely to experience food insecurity than 
households with less people. 

• Nationally, New Zealand throws away $872 
million worth of uneaten food per year.

• The average New Zealand family wastes 
$563 worth of food each year.

• As a nation we throw 122,547 tonnes of 
food away every year.

• Unhealthy diet is the leading preventable 
risk for poor health in New Zealand.

• Over a third of all health loss in New 
Zealand results from preventable causes, 
such as poor diet, tobacco and alcohol 
consumption and not enough exercise.

• Māori and Pasifika living in areas with high 
social deprivation suffer from higher rates 
of food related ill-health and are less likely 
to meet the daily recommended intakes 
of the fruit and vegetables. The same 
group of people also have increased risk 
of obesity - 17% of Māori and 20% Pacifika 
children are considered obese.

• Food sovereignty is a situation where 
the people who produce, distribute, and 
consume food control the mechanisms 
and policies of food production and 
distribution, rather than the private 
companies and market institutions that 

characterise industrial food systems. 

• A regional food system is a description 
of a geographically localised method 
of food production, distribution, sales, 
consumption and nutrient cycling of 
food waste, rather than nationally and/or 
internationally based systems.

environmental Drivers - Food



| 51Ōtorohanga Town Concept Plan  |  Rev E  |  October 2022

Final Town Concept Plan

Ōtorohanga’s growing population is becoming more diverse and multicultural. The consultation and engagement 
process confirmed that Ōtorohanga has a deeply held sense of community and there is a wide perception of the town 
being friendly and welcoming. There is also a clear request for a rebrand of the town’s “story”, more creative events, 
and the desire for an energetic new cultural hub. The people of a town add to the life-force of a place - feeding off the 
mauri of a place as well as adding to the mauri which will remain in this space for future generations. 

The energy, feelings, experiences, and the way people live in a place transcends through generations.

This section outlines key population demographic trends which inform the outcomes and 30-year vision for 
Ōtorohanga. Creating places for people sits at the forefront of good urban and environmental planning practice. In 
order to achieve good outcomes, one must understand the people these outcomes are co-designed with and for.

3.2 | people / nGĀ TĀnGaTa
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Ōtorohanga population and Demographics

Understanding the distribution of current 
and projected population, and demographic 
information, is necessary to inform and plan 
for future growth, business, and infrastructure 
investment of a town. The population 
demographics for the Ōtorohanga District are 
based on the 2018 census, Stat.NZ database 
as well as MBIE’s Regional Economic Web Tool 
to show estimates and projections after the 
year 2018. Their statistics are described by 
four key indicators - Population and Dwellings, 
Workforce, Income, and Housing. 

Recent overview of Ōtorohanga District

• Ōtorohanga District population (2021): 
10,750 

• Ōtorohanga District Māori Population: 
3,030

• Ōtorohanga Town Population (2021):  
3,270 

• Population Density (2021):  5.377/km2

• 69.9% of the district’s population were 
rural and 30.1% were urban as of June 
2019 (MBIE’s tool).

• Average Household Income 2019:  
$101,000 

• Mean Weekly Rent 2021 (MBIE’s tool):  
$361 

• GDP per Capita 2020 (MBIE’s tool):  $46,360

• Mean House Value in the year to May 
2022:  $545,606

The population projections based on the MBIE 
Regional economic tool show that as of 30 
June 2020, the estimated resident population 
was approximately 10,700 in the Ōtorohanga 
District, with an increase rate of 0.9% between 
the years 2019 and 2020, while the estimated 
resident population in the Waikato Region was 
496,700. 

Following the current estimated projections, 
these show that the population of the 
Ōtorohanga District can be expected to 
reach 11,300 in June 2023. Continuing on 
this linear path, the projected population 
for the Ōtorohanga District is projected at 
around 13,850 by 2048. This latter figure may 
change substantially in light of the recent 
migration trends in a post-Covid 19 global 
pandemic world. These trends are yet to be 
better understood in the New Zealand context, 
with overseas experiences possibly setting 
somewhat of a precedent for what may also 
happen in New Zealand. In all, the next Census 
day will provide interesting data for pre- and 
post-pandemic growth trends.

As in June 2021, the population of Ōtorohanga 
township was 3,270. This represented an 
increase of approximately 0.31% between the 
years 2020 and 2021 - in comparison to 3.81% 
between the years 2018 to 2021. This shows 
that there has been a substantial slow-down in 
growth trends in Ōtorohanga during the peak 
period of the Covid-19 global pandemic. The 
next census data will better reveal the rate of 
growth during this period and since the last 
census data from 2018, but that information 
will not be available until mid to late 2023 with 
the 2022 census date shifted forward to early 
2023. 
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Ōtorohanga population and Demographics

There was an even split between males and 
females in Ōtorohanga, with 1,620 male and 
1,660 female population count in the 2021 
projections. These had a median age of 36.1 
years for the total population, 34.9 years for 
male and 36.9 years for female population 
as of June 2021. When considering the total 
population of the Ōtorohanga community in 
separate age-groups, most of the population 
sat in the 15-39 years old age group (1,120 
in total), with numbers decreasing through 
the 40-64 and the 65 and over age groups as 
shown in the diagram to the right - “Population 
- Ōtorohanga Town vs Ōtorohanga District”.

Population by gender, 2021

16201660

Population Median Age, 2021

Ōtorohanga Town-Sub National Population by Gender and Age, 2021

Population Ōtorohanga Town vs Ōtorohanga District
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The graph below shows ethnic groups of 
people that are living in the Ōtorohanga 
District. European - Pakeha are the largest 
ethnic group being approximately 77% of the 
district’s population, followed by Māori who 
make up approximately 30% of the district’s 
population.

Workforce

In the Ōtorohanga District, around 50.9% of 
the district’s residents were employed full 
time and 3.6% unemployed, which aligns with 
the national figures of 50.1%  employed and 
4% unemployed (as per the 2018 census). For 
the Māori population, the data shows around 
43.6% Māori were employed and about 6.7% 
were unemployed. 

Ōtorohanga population and Demographics

Total personal income for people in Ōtorohanga District and New Zealand, 2018

Ethnic Group of People living in Ōtorohanga, 2018

European
77,5%

Middle Eastern / Latin American / 
African
0.3%

Other Ethnicity
1.2%

Pacific People
2.2%

Asian
4%

Māori
30%

Average Household 
Income $101,000

$25,001 - $30,000

$30,001 - $40,000

$40,001 - $50,000

$50,001 - $60,000

$60,001 - $70,000

$70,001 - $100,000

$100,001 - $150,000

$150,001 or more

New Zealand 

Ōtorohanga District 

$20,001 - $25,000

$15,001 - $20,000

$10,001 - $15,000

$5,001 - $10,000

$1 - $5,000

Zero Income

Loss

122 108640
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Housing

In the Ōtorohanga District, the proportion of 
people that generally own their own home 
was 47.0 % and about 16.7% had a house in 
a family trust. In 2018, the median weekly 
rent was $200 per week that increased from 
$120 and $170 in the years 2006 and 2013 
respectively. The table below shows the 
individual percentage of weekly rent paid by 
households in the Ōtorohanga District, as per 
2018 Census.

Dwelling occupancy status for private dwellings in Ōtorohanga District and New Zealand, 2018 
Census 

Dwellings 

As per 2018 census data, there were about 
3,519 private dwellings, and 723 unoccupied 
private dwellings and 21 non-private dwellings 
in the Ōtorohanga District. (Note: Private 
dwellings that include flats, houses, and 
apartments, usually accommodate people but 
not for public use while non-private dwellings 
are for public use, that includes hotels, bed 
& breakfasts, campsites, and hospitals). The 
table to the right shows private dwelling 
occupancy status in the Ōtorohanga District 
compared to New Zealand, as per 2018 
Census.

Ōtorohanga District (count) New Zealand (count) 

Occupied  Dwellings  3,519 1,664,313

Unoccupied  Dwellings  723 191,649

Dwellings under construction 9 15,972

Total private Dwellings 4,254 1,871,934
Category Ōtorohanga District 

(%) 2018 Census

$600 and over 0.6

$500–599 0.3

$400–499 0.6

$300–399 12.1

$200–299 41.6

$150–199 17.1

$100–149 18.7

Under $100 8.9

Ōtorohanga population and Demographics

Mean Weekly Rent
 $361
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Community, Culture and 
Heritage

Lack of historical knowledge 
Land can hold multiple stories and many events and uses over time, and 
there are some misconceptions and disagreements about the history of 
certain areas in the township. For example - the history of Huipūtea Lake 
has evolved significantly - previously the lake was part of the older, wider 
and deeper Waipā River pre-diversion, it was also a place to gather paa 
harakeke and pingoa, as well as a place where gravel was quarried to assist 
the laying of the railway. 

Lack of social spaces for youth 
There are minimal attractive spaces and events in Ōtorohanga which 
consistently create a vibrant energy that can both attract, and retain, the 
focus of teenagers and young people, to either stay, or to be swayed to 
return from living elsewhere. 

Ōtorohanga branding 
Kiwiana has been utilised and explored as a brand and thematic drawcard 
for the town for many years, however it has reached a natural saturation 
point, has become outdated as the country as a whole develops, and does 
not represent the many truly unique stories of the area.

Drawcard annual events 
The Steamfest railway event of 2017 was very popular with a huge public 
turnout, confirming the public hunger for unique large scale events and how 
crucial they can be to the local economy and a sense of town pride. However 
it did have financial challenges which meant it was not repeated as an 
annual event.

Lack of coordination between community organisations 
There are a wide variety of  community led clubs and groups, but a lack of 
communication and awareness of each other’s programmes. 

Constraints / Challenges

Demographic trends show that Ōtorohanga’s growing 
population is becoming more diverse and multicultural. 
The consultation and engagement process confirmed that 
Ōtorohanga has a deeply held sense of community and 
there is a wide perception of the town being friendly and 
welcoming. There is also a clear request for a rebrand of 
the town “story”, more creative events, and the desire for 
an energetic new cultural hub with a consistent calendar of 
events and outputs.

Create a Cultural Precinct 
Creation of a vibrant, busy, energetic destination area which offers culture, 
recreation and social events by linking and platforming facilities located 
around Kākāmutu Street. This cultural precinct connects the Museum, 
Medical Centre, Domain, Kiwi House, caravan park, Rotary Redwood 
Reserve, mini golf, mountain bike tracks, and a revamped Guide Hall. The 
Council owned Guide Hall is centrally located in this area, is currently under 
utilised and can become a support for arts and craft centre/gallery/teenage 
make space/performance space, and a night-time music venue to address 
the lack of varied night life on offer. 

Create destination events 
Identify, platform, and share contemporary and authentic interpretations 
of the unique stories and environments of Ōtorohanga. Create a distinct 
destination events space and an annual rolling programme that can be 
promoted consistently. Create an arts lead position in conjunction with 
external funding bodies such as Creative Waikato, to support activation of 
existing spaces, and communicate and unify promotion across all sites and 
events. Create destination events which promote; the history of Huipūtea, 
local food, harakeke harvesting, pā tuna (eel weirs), swimming holes, local 
artists, weavers, and carvers, the walking tracks with long distance running 
competitions, children’s BMX races, waka ama races, the historic connection 
of the national railway by mana whenua, the observation of stars during 
Matariki and native bird life.  

Enhance historic buildings 
Maniapoto Street contains a rare stretch of multiple heritage buildings 
that have distinctive and significant early and mid-century character. This 
collection of early architecture can be enhanced.  Following the example 
of Napier and its successful art deco trail there is potential to research 
historically authentic colours by working with colour expert, to enhance 
details and unify the heritage buildings into an ‘outdoor museum’. This 
could develop into retail signage, the choice of new verandas to be 
historically authentic, and old fashioned sign-writing on store fronts. This 
links to the built environment section above. 

Rebrand Ōtorohanga 
Develop a new brand for Ōtorohanga that draws inspiration from its rich 
heritage and its surrounding natural environment. Focus on identifying 
and platforming stories that are unique and authentic to the area. Promote 
these stories through creative signs, gateways, wayfinding, sculptural 
installations, murals, annual events, and promotional advertising. See also - 
Bilingual Signage and Wayfinding, Built Environment section p.75. 

Create a “What’s On Guide” 
Develop a coordinated “What’s On Guide” for Ōtorohanga district and 
town which promotes the town’s social and cultural offerings, which can 
encourage local participation and work as marketing to attract migration to 
the area. 

Opportunities
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This section:
• Presents land uses as they currently exist in the district plan as well as use by building, which highlights the main 

business, housing, and industrial areas in Ōtorohanga. 
• Maps the existing parks and identifies community facilities, providing a high level overview of their uses and 

facilities.
• Provides an assessment of the option for a town hall and the swimming pool facilities.

3.3 | eXiSTinG lanD USeS anD FaCiliTieS / 
nGĀ MoMo wHaKaMaHinGa wHenUa Me nGĀ UTanGa o RUnGa
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Current District plan 
Zoning and land Uses

Scale: 1_15 000 @A3

0 0.1 0.5 1KM

For official planning maps refer to the Ōtorohnaga District Plan - 
https://www.otodc.govt.nz/council/plans-reports/district-plan/

Parcel Boundaries
Roads

Rural 
Urban Services
Approved Resource Consent
Urban Limited Services

Pedestrian Precinct
Pedestrian Precinct Affected Properties
Open Space (not currently part of the 
Ōtorohanga District Plan)

River Hazard Zone

Designations - Areas
Land designated for any project or public 
work.

New Zealand Archaeological Association sites
New Zealand Archaeological Association area
Notable Trees

KeY

EFFECTS AREAS

HAZARDS

DESIGNATIONS

UTILITIES

NOTATIONS

Transpower Transmission Lines
Transpower Structures
Gas Transmission Pipeplines
Railways
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land Use by Building

School / Special Land Use
Low Density Housing
Commercial | Mixed Use
Industrial
Rural
Open Space Facilities
Visitor Accomodation

SPECIAL LAND USE
Education 
Museum
Library
Police Station
Fire Station
Medical Centre
Train Station
Cricket / Football Fields
Rugby Fields
Swimming Pools

KeY

Scale: 1_15 000 @A3

0 0.1 0.5 1KM



1

7

1
2

2

8

3

9

4

10

3

5

11

4

6

5

6

7

8

9

11

10

| 60Ōtorohanga Town Concept Plan  |  Rev E  |  October 2022

Final Town Concept Plan

existing parks, Reserves 
and Facilities

Scale: 1_15 000 @A3

0 0.1 0.5 1KM

Parks/Reserves
Other Council Owned Land
Cemeteries/Urupā
Ōtorohanga District Council
Elderly Housing
Library
Swimming Pools
Ōtorohanga Domain
Ōtorohanga Kiwi House
Rotary Park / Bob Horsfall Reserve
Ōtorohanga Tennis Club
Island Reserve
Windsor Park
Ōtorohanga Outdoor Bowling Club
Reg Brett Reserve
Huipūtea Reserve
Ripley Jones Reserve
Ōtorohanga Memorial Park

KeY



# NAME ACTIVITIES FACILITIES

1 Ōtorohanga Domain Cricket, Soccer etc. Sports and active recreation

2 Ōtorohanga Kiwi House Tourism Community

3 Rotary Park / Bob Horsfall Reserve Walking Informal recreation

4 Ōtorohanga Tennis Club Tennis Sports and active recreation

5 Island Reserve Sports Sports and active recreation

6 Windsor Park Active recreation, Children playground Informal recreation

7 Ōtorohanga Outdoor Bowling Club Bowls Sports and active recreation

8 Reg Brett Reserve Jim Barker Memorial Playground, skateboard 
facility and basketball court Informal recreation

9 Huipūtea Reserve Walking Informal recreation / Conservation

10 Ripley Jones Reserve Conservation

11 Ōtorohanga Memorial Park Community

12 Cemeteries/Urupā Community
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parks and Reserves

Ōtorohanga Domain

Reg Brett Reserve

Ōtorohanga Memorial Park

Island Reserve

Huipūtea Reserve

Ripley Jones Reserve
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parks and Community 
Facilities

Ōtorohanga’s parks and community facilities are highly valued by the community. Facilities that are able to combine services, places 
and consolidate space (reduce vehicle movement), will promote important connections through the town centre.

Parks and community facilities are places that support and help to build a strong, healthy town identity and culture by providing 
spaces for active sports, passive recreation, gatherings, socialising and learning. These assets support affordable and accessible 
social inclusion and community participation for people of all ages and abilities.

Parks and open spaces are disconnected by main roads 
and railway line 
Huipūtea Reserve is isolated from town 

Parks and facilities are under-utilised and degraded
Community facilities and services are disconnected from 
one another. 

Develop a public space and open spaces management 
plan
Redevelopment Huipūtea Reserve
Link together key parks and open spaces

Create a new park along the river - Waipā River Park
Develop a Sports and Recreation Hub for Ōtorohanga 
Develop a new multipurpose community facility
Develop a Community Hub for Ōtorohanga 
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parks and Community 
Facilities

Disconnected parks and open spaces
Many of Ōtorohanga’s parks and open spaces are disconnected by main 
roads, with busy intersections, and are divided by the railway line making 
them difficult to access. Safety is also a challenge, and this is particularly 
true of Huipūtea Reserve, Reg Brett Reserve and to a slightly lesser extent, 
Island Reserve. 

Huipūtea Reserve
In addition to being disconnected from the town, the cultural significance 
and the potential value Huipūtea Reserve could bring to the community is 
significantly compromised by the truck wash station and surrounding land 
uses - namely the Kiwi Rail land and a private business.

Under utilised and degraded
With the exception of Huipūtea Reserve, no park or reserve was constantly 
identified as underperforming. However it is generally agreed that 
Ōtorohanga’s parks and streets are run down and are in need of some 
investment and care.

Community facilities and services
There is a disconnection between some of Ōtorohanga’s main community 
facilities, including the museum, swimming pool and library. This is partly 
due to their relative locations, but also the buildings’ on site position. Their 
relative locations mean it is difficult to share equipment, resources and 
infrastructure and their proximity away from the street and public view 
reduces their prominence in the community and making it difficult to find 
for visitors, tourists and for new community users.  

Constraints / Challenges

Key map
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parks and Community 
Facilities

Public space and open spaces management plan
Develop a management plan for all of Ōtorohanga’s parks and reserves to 
ensure that there is a coordinated approach that is responsive to evolving 
community needs. The management plan should cover existing parks as 
well as any new parks that emerge through the town plan process, such as 
Waipā River Park - see below for details.

Huipūtea Reserve
This reserve is a culturally significant space adjacent to the town centre with 
untapped potential. Many people have identified Huipūtea Reserve as an 
excellent opportunity to create a central park for Ōtorohanga. There is a 
large undeveloped site north of Huipūtea Reserve, and one on the other side 
of Huipūtea Road that could potentially house the truck wash station and 
private business to unlock the site.

Link together key parks and open spaces
Link together Ōtorohanga’s significant parks and reserves to create a 
connected network of safe, attractive, and accessible public spaces. The 
parks and open spaces that should be linked together should include but are 
not be limited to Ōtorohanga Domain, Rotary Park / Bob Horsfall Reserve, 
Windsor Park, Ōtorohanga Library Village Green, Huipūtea Reserve, Reg 
Brett Reserve, Island Reserve, Ōtorohanga Tennis Club, Ōtorohanga Outdoor 
Bowling Club and Ripley Jones Reserve. 

Waipā River Park
Create a new park along the Waipā River including the stop bank walkway. 
The park will include, as a foundation, upgraded walking and cycling 
facilities, ecological restoration and access to the river for swimming, 
kayaking and waka ama. Additional recreational facilities aimed at families, 
teenagers and visitors should also be woven through the reserve - activities 
could include but should not be limited to off leash dog areas, pump track 
and biking facilities, nature play, harakeke planting and harvesting. 

Ōtorohanga Sports and Recreation Hub
Explore the development of a sports and recreation hub for Ōtorohanga 
- a physical facility, or collection of facilities including buildings, fields, 
courts etc. as a “hub” as well as clubs or other organisations working 
in partnership either virtually or within physical infrastructure to share 
expertise in governance and management structure. A sports and recreation 
hub is “a partnership where organisations collaborate and share expertise, 
programmes, facilities and/or services strategically, sometimes via an 
independently governed group, within a defined geographical area, to 
provide sustainable, quality sport and recreation experiences” - Sports New 

Zealand. This opportunity may or may not result in the physical relocation of 
existing sports facilities.

Multipurpose community facility 
Develop a multipurpose community facility in the centre of town. This facility 
could act as a learning centre including an upgraded library, host the main 
civic functions of a Town Hall, and host activities such as i-Site, tourism 
office, civic gatherings, performing arts, regular markets and meeting 
spaces for the community. This facility could also incorporate a dedicated 
destination creative space. 

Ōtorohanga Community Hub
Use the Sports hub model to help coordinate community activities. The hub 
could help  link possible cultural precinct developments with a multipurpose 
community facility. The different community organisations, groups, and 
individuals involved could work together sharing equipment, resources, 
knowledge and expertise and help to reinforce the heart of the town centre, 
assisting in an active and vibrant mainstreet. 

Opportunities

Key map
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# NAME ACTIVITIES FACILITIES

1 Ōtorohanga District Library Community Activities  & Learning Public

2 Railway Station Cafe Transport

3 Public Toilets Bathroom Public Toilets

4 Wintec Classroom Learning Education

5 Police Station Law,  Order & Emergency Police

6 Fire Station Fire & Emergency Emergency

7 Place of Worship Religion Religious

8 Island Bay Rugby Facilities Rugby Club & Sports

9 Ōtorohanga i-SITE Visitor Information Centre Tourism Information Tourism

10 Kiwiana Leisure Park Ōtorohanga Mini putt, Paint ball, Batting Cage Tourism

11 Ōtorohanga Netball Centre Netball Club & Sports

12 Ōtorohanga Motor Camp Camping Ground Accommodation

13 Ōtorohanga College Hall TaeKwondo Event/Club Hire

14 Ōtorohanga Kiwi Holiday Park Tent & Motor Camp Accommodation

15 Ōtorohanga NZMCA Park Campervan Park Accommodation

16 Ōtorohanga Table Tennis Club Tennis Club & Sports

17 Ōtorohanga Adult Riding Club Horse Riding Club & Sports

18 Waitomo Golf Club Golf Club & Sports

19 Ōtorohanga Country Line Dancing Dancing Club & Sports

20 Ōtorohanga Dance Company Dancing Club & Sports

21 Waitomo Rockers - Rock & Roll Club Music Club & Sports

22 Ōtorohanga District Council Local Government Civic

23 Beattie Home Elderly Housing Health Care

24 * Ōtorohanga Memorial Pool Complex Swimming & Gym Health & Recreational

25 * Ōtorohanga Town Hall (1915) Public Gatherings & Events Civic
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Community Facilities

Ōtorohanga Museum

Ōtorohanga Memorial Pool Complex

Railway Station

Ōtorohanga District Library

Ōtorohanga Medical Centre

Fire Station
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Ōtorohanga Town Hall

The 1914 Town Hall previously located on 
Maniapoto Street was eventually demolished 
after prolonged community debate in the early 
2000s. The idea of a new Town Hall was raised 
through the recent Long Term Plan process. 

The question about the need or desire for 
a new town hall has been raised through 
the engagement. In general, there has 
been limited support for a new (traditional) 
Town Hall as many people felt the concept 
is outdated and the facilities would likely be 
too formal and specific. There was however 
significant support for a multiple purpose 
community facility that integrated a range of 
additional uses with the gathering functions of 
a town hall (civic role). Two themes emerged 
through the engagement process:

Ōtorohanga Sports and Recreation Hub 
- a physical facility, or collection of facilities 
including buildings, fields, courts etc. will 
require clubs and/or other organisations to 
work in partnership either virtually or within 
physical infrastructure to share expertise in 
governance, management and operations.

A Multipurpose Culture, Community and 
Arts Facility - a multipurpose community 
facility in the centre of town with a focus 
on culture and arts. As well as fulfilling the 
functions of a town hall, the facility would 
integrate a range of additional uses to meet 
the needs of the Ōtorohanga community 
today and provide options to adapt in the 
future. Key features could include: library and 
learning centre; a gathering space for civic 
functions and community meetings; Space 
for performing arts, artist studios and/or a 
dedicated destination creative space; Office 
spaces and associated facilities including 
kitchenette.  
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Memorial pool Complex

Address - Kakamutu Rd, Otorohanga 3900.

Ōtorohanga Memorial Pool Complex was 
opened in 1959 in recognition of the Second 
World War and in conjunction with a memorial 
court in the same area. The swimming pool 
complex was altered and expanded in 1999 
and has remained unchanged outside of 
general maintenance. 

The swimming pool complex hosts two uses:

• Gymnasium - The gym has a good level of 
attendance with approximately 450 users a 
month and also offers fitness classes. The 
current allocated area is too small and the 
equipment is lower quality compared with 
standard public gym equipment. 

• Pool - The pool operates water programs 
and services for the community that 
include Toddler and Youth Programs 
(SwimMagic Programme) and pool user 
groups including sport clubs as well as 
families. The current number of pools and 
sizes are adequate for current services and 
patronage.

Condition Report 

• Weather tightness issues need to be 
addressed

• General basic upgrade to the building,  
bathroom and changing rooms required

• The outdoor area requires new facilities 
and upgrade

• The outdoor pool is due for a relining
• The pool pumps require minor 

replacement
• Carbon Reduction: There are no specific 

services or equipment to reduce carbon 
operation costs.

Options for development 

1. Upgrade and extend existing facilities 
- This option will be a complete 
refurbishment of the pools, changing 
rooms and outdoor area and include 
a substantial extension to incorporate 
a new weights gym, and an indoor 
gymnasium that will also be used to host 
large events and indoor markets. The 
new pool complex design will consider 
the opportunity of improving a visual 
connection and link to the Domain and 
Kakamutu Road by reviewing the new 
buildings floor levels and direct access 
from the street. This will promote the pool 
facility in a high tourist and well used area  
that can also support this second built up 
area with a cafe or health food retail. The 
current pool site size and levels will be a 
constraint for the development. 

2. Integrate with Ōtorohanga Sports and 
Recreation Hub - A new pool complex 
housing heated indoor and outdoor pools, 
weights gym and gymnasium facility will 
be an anchor project for a new Sports 
Hub and is a natural complement to the 
various sport fields and clubs that will 
attract a high volume of users and will 
potentially translate to improved levels of 
membership and patronage allowing for 
additional commercial uses.       

 
A physical facility, or collection of facilities 
including buildings, fields, courts etc. and will 
require clubs and/or other organisations to 
work in partnership either virtually or within 
physical infrastructure to share expertise in 
governance, management and operations.
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Built environment and infrastructure includes all of Ōtorohanga’s buildings, energy, transport, water and 
communication networks, tools, machines and all technological systems. In essence it refers to any uniquely 
human made environment or artefact. Durability, resource and energy availability, and sustainability are important 
considerations for the development and long term maintenance of the built environment. 

This section:

• Provides an overview of Ōtorohanga’s Centralised Infrastructure

• Presents existing land uses as they currently exist in the district plan as well as use by building, which highlights the 
main business, housing, and industrial areas in Ōtorohanga. 

3.4 | BUilT enViRonMenT anD inFRaSTRUCTURe / 
nGĀ HanGanGa o Te Taiao Me nGĀ TŪĀpapa 
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infrastructure Roading and drinking water were the only infrastructure items raised through the consultation and engagement process. 
Notwithstanding, in addition to land transport and water supply, the physical infrastructure of wastewater treatment and disposal, 
stormwater management, flood protections, waste management and minimisation, power and telecommunications create the often 
unseen preconditions for a town like Ōtorohanga and with the exception of power and telecommunications, Ōtorohanga District 
Council is responsible for delivering the services related to this infrastructure.

Uncertainty regarding 3 waters reform
Condition and capacity of existing 3 waters infrastructure 
for growth is currently unknown
Land transport is the Council’s largest budget expense 
with less support from central government for next
three years.
Water supply is the council’s second largest budget 
expense.

Wastewater treatment and disposal is the Council’s third 
largest budget item. 
Stormwater network has limited capacity.
Flood protection is managed by Waikato Regional Council.
Waste management and minimisation - up to 40% of 
domestic waste in Ōtorohanga was recyclable, half of 
which was organic waste. 

Assess, prioritise and target upgrades and renewals 
of existing stream and stormwater assets
Integrate Water Sensitive Design initiatives such 
as rain gardens and tree pits into existing and new 
developments. 
Investigate the feasibility of a Local Resource Recovery 

Centre.
Continue waste minimisation initiative.
Explore the create an ‘Ecodistrict’- a development 
with shared infrastructure for heat generation, on site 
renewable energy, harvesting and recycling rainwater 
and waste; and enhanced IT infrastructure.
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infrastructure

Uncertainty regarding 3 waters reform
It is assumed the Ōtorohanga District Council will continue to deliver three 
water activities until 2024, however the central government reform of 
management and delivery of New Zealand’s three waters is creating some 
uncertainty about the role local government will play in management 
and delivery of these services in the future. At this stage, it is anticipated 
that when a reform comes into effect the 2024 - 2034 Long-Term Plan will 
respond to any changes and implications necessary.

3 waters instructure capacity
While the extent of the existing 3 waters network is known, the condition 
and capacity of the network for additional growth is currently unknown.

Land transport 
Land transport includes service activities such as local roads and footpaths, 
streetlights, bridges, road safety, litter control, signages, culverts and 
underpasss, and cycleways. This is a mandatory activity under the Local 
Government Act 2002 and is the Council’s largest budget expense. Waka 
Kotahi offers subsidies at the current rate of 61%  for road and footpath 
works, until 2024, however due to national budget constraints, less subsidies 
from Waka Kotahi will be available over the  next 3 years, resulting in a $2 M 
reduction in the roading programme, and delay in restoration work on one 
or two roads only.

Water supply
Water supply includes an on demand reticulated treated drinking water 
supply for Ōtorohanga and is the Council’s second largest budget expense. 
The urban area of Ōtorohanga has a public water scheme, around 1500 
connections, drawn from the Waipā river and then treated. 

The Ōtorohanga water treatment plant is fully compliant with the Drinking-
water Standards for New Zealand 2005 (Revised 2018).  

Council has consent for 5000m3 p/d with a capacity of 180m3 / hour and 
the ability to treat up to 300m3 / hour with further capital investment. The 
water supply system is running close to capacity in peak times. The highest 
demand for water is typically at the same time the water is at its lowest in 
the river and any future development will need to consider available water 
supply. The Ōtorohanga plant provides water for the Waipā Rural Water 
Scheme and up to 40% of available water goes to this scheme in the peak 
times over summer.  

Wastewater treatment and disposal
Approximately 1400 properties in Ōtorohanga are connected via 32km of 
pipeline and 16 pump stations, where wastewater is piped to a ‘long channel 
in-pond treatment system’ at the northern town end, and treated water is 
being discharged into Mangaorongo Stream via a wetland of 2 hectares, 
and is the Council’s third largest budget item. 

Stormwater management
Storwmater management involves collection and disposal of stormwater 
from hard surfaces that generate storm water such as roofs, parking, 
pavements, driveways, and roads to minimise flooding events. Ōtorohanga’s 
existing stormwater systems have 12.5km of pipes and 4kms of open drains, 
where stormwater is directed away from roads and properties to local rivers 
and streams. There has been little investment in this over the last few years, 
except in reaction to development or repairs. While the details are unknown, 
the system has limited capacity so that current developments are required  
to provide on-site storage and ground soakage. The stormwater system 
is also vulnerable to the increases in flood water resulting from climate 
change. 

Flood protection
There is currently an agreement with the Waikato Regional Council to work 
collaboratively with Ōtorohanga District Council to operate and maintain 
Ōtorohanga’s flood protection system where Waikato Regional Council is 
legally responsible for its management.

Waste management and minimisation
Waste management is currently contracted to Envirowaste who undertakes 
urban rubbish and recycling services, servicing of the rural recycling 
depots and operation of the transfer stations. As with most New Zealand 
communities, as of 2020, up to 40% of domestic waste in Ōtorohanga was 
recyclable, half of which was organic waste. Management and monitoring 
of the closed landfills is managed by Ōtorohanga District Council in 
accordance with Waikato Regional Council resource consent requirements.

Constraints / Challenges
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infrastructure

Water Supply
Water supply pipes are in good condition and additional storage has 
been added to town with the recently built 500m3 reservoir on Mt View 
Road. A high level feasibility study has been completed to build a dam 
on Te Raumauku road to provide additional water. This would require 
considerable capital investment towards the $10 million projected cost, but 
could provide a storage capacity of 300,000m3 of water.

Wastewater treatment and disposal
Long Term Plan projects have been identified to deal with immediate 
capacity issues within the network and pipe renewal programme over the 
next 10-15 years. Rough estimates suggest that the current plant could 
provide 50% additional capacity with some improvements and treatment 
measures, equating to approximately 500 - 700 additional homes. Some 
capital investments to align with population increases may include a grit 
removal system, increased aeration, bio-mass growth media, raising the 
embankments of the ponds, increase the size of the pond by acquiring 
further land and increasing the retention time within the ponds, increased 
chemical treatment, further sludge removal and disposal considerations 
and/or UV filtration.

Strategic stormwater infrastructure renewal programme 
Assess, prioritise and target upgrades and renewals of existing stream 
and stormwater assets to increase capacity of the network, improve water 
quality, enhance ecosystem health, and reduce the fossil carbon intensity 
of maintenance practices. Seek opportunities through existing, proposed 
and future projects to enhance existing assets to achieve better water 
quality outcomes. For example, explore how streetscapes, open spaces, and 
carparks can become part of an integrated water sensitive design network.

Water Sensitive Design
Water sensitive design (WSD) is an approach to stormwater management 
that integrates ecological outcomes into the management of stormwater. 
Where possible, integrate WSD features into existing and new developments. 
WSD devices include but are not limited to roofing material that reduces zinc 
leachate, rain gardens and tree pits in streets, car parks and large paved 
areas, proprietary treatment devices on down pipes, and living roofs. Where 
possible on site infiltration of stormwater is encouraged to reduce loads on 
centralised systems and recharge ground water.

Local Resource Recovery Centre 
Undertake a feasibility study to establish a local resource recovery centre - 
currently planned for 2023 / 2024.

Waste minimisation initiatives
Continue to utilise Ministry for the Environment funding to support waste 
management and waste minimisation initiatives such as EnviroSchools, Pare 
Kore and organic waste collection. This is particularly applicable to higher 
density communities where onsite organic waste management is more 
difficult to achieve.

Create an ‘Ecodistrict’ 
Explore the idea of creating an ecodistrict either as part of the creation of a 
walkable, mixed use town centre or as a new development area currently not 
connected to the centralised infrastructure. An ecodistrict is a development 
which shares infrastructure such as heat generation, on site renewable 
energy, harvesting and recycling rainwater and waste; and prioritises 
pedestrians and cyclists and access to public transport, as well as combining 
mixed residential and commercial development, neighbourhood scale parks, 
schools, community centres and services, and enhanced IT infrastructure.

Opportunities
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Urban Morphology

Scale: 1_15 000 @A3
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The built environment includes all of 
Ōtorohanga’s streets and buildings including 
the town centre. Industry and housing were  
consistent themes through the consultation 
and engagement phase, and together with 
Ōtorohanga’s parks and community facilities, 
the built environment and the uses they host, 
set the stage for living, working, learning and 
playing in Ōtorohanga. It is the combination 
of these uses, the relationship they have to 
one another, and people’s ability to access 
them, that determine whether or not people 
can meet their daily needs in Ōtorohanga, or if 
they need to go elsewhere. The concentration 
and mix of uses also determines the value the 
built environment brings to the community 
and sets the physical baseline for the 
infrastructure required to service the town.

Huipūtea Tree
Museum Courthouse
Our Lady of the Sacred Heart
WWI Memorial
Railway Station
Former Post Office

Heritage Building



| 73Ōtorohanga Town Concept Plan  |  Rev E  |  October 2022

Final Town Concept Plan

Key Heritage Buildings

Huipūtea Tree

WWI Memorial

The Union Bank of Australia

Museum Courthouse

Railway Station

Farmers Trading Company Building

Our Lady of the Sacred Heart

Former Post Office

The Regent Theatre

Ōtorohanga township has a number of listed 
buildings and landmarks through Heritage New 
Zealand. The current listings are:

1. Huipūtea Tree
2. Museum Courthouse
3. Our Lady of the Sacred Heart
4. WWI Memorial
5. Railway Station
6. Former Post Office

In addition to this list the following buildings 
have strong architectural character that deserve 
protection and enhancement:

7. The Union Bank of Australia - This building’s 
strong neoclassical architectural style is 
typical of its time and was adopted by 
banking institutions to reflect confidence, 
security and strength and is a reflection of a 
colonial era and culture. 

8. Farmers Trading Company Building - 
Has very significant character defining 
elements and materiality  of its time and 
the preservation of the building, and 
architectural style would be a significant 
asset to the main street and inform some of 
the history and safeguard the heritage of the 
township. The Farmers Trading Company is 
a national brand for over 100 years and has 
significant historical value in New Zealand. 

9. The Regent Theatre - Has some significant 
character defining elements of its time 
and the preservation of the building and 
architectural style would be a significant 
asset to the township and inform some 
of the history and safeguard the heritage 
of the township. The Regent Theatre is a 
recognised international single screening 
theatre and has significant historical value in 
New Zealand. 
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Built environment

The town centre is tired and due for an upgrade. 
Heritage buildings require earthquake strengthening and 
updated verandas. 
Incomplete neighbourhood - Many people living in 
Ōtorohanga leave the township to meet daily needs.
Legibility and wayfinding - Some areas of the town do not 
have a clear purpose and lack the clear distinction and 
there are no signs which help guide visitors between 
disconnected destinations. 

There is limited capacity for industrial development.
There is limited housing choice with a shortage of smaller one 
and two bedroom properties for sale or rental. 
Approximately 28% of homes in Ōtorohanga are damp and 
17% have visible mould in them.
The cost of building and the average cost of housing and land 
are significant limiting factors for people entering into the 
property market or just managing to live in the rental market. 
Some residential areas of the town are deemed to be unsafe.

Develop a walkable, mixed use town centre.
Upgrade Ōtorohanga’s heritage buildings
Upgrade Maniapoto Street 
Upgrade Turongo Street 

Develop a streetscape strategy and plan for Ōtorohanga 
Develop bilingual signage and wayfinding signage for  
Ōtorohanga.
Promote a wide range of warm healthy homes.
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Built environment

Town centre is tired
The town centre, including Maniapoto Street, Turongo Street and the 
buildings that line these streets are tired and due for an upgrade. 
Compounding this challenge are the multiple land and building owners that 
will need to be coordinated to address the challenge.

Heritage buildings
There are a significant number of existing heritage buildings within the 
town centre, however these require earthquake strengthening and updated 
verandas. As a result of the COVID-19 pandemic related tourism downturn 
however, it may not be financially viable for many retailers to fund a 
refurbishment.

Incomplete neighbourhood
Many people living in Ōtorohanga leave the township to meet daily needs. 
Included in the reasons people leave Ōtorohanga are shopping for clothing 
and food, banking, sports, education and medical facilities. See also 
Economic Wellbeing and Prosperity - Economic leakage p.87.

Legibility and wayfinding
Some areas of the town do not have a clear purpose and lack the clear 
distinction with adjacent land use areas. This limits the ability to create 
distinctive areas and spaces and reduces the legibility of the town. For 
example, the residential areas intermingled with industrial developments to 
the east of the town centre and to the south to the Waipā River. There is little 
wayfinding to key community facilities, attractions and destinations; the 
welcome signs are tied to the previous Kiwiana theme which is somewhat 
tired; and there is little to no celebration of mana whenua at gateways. 
There are no signs which help guide visitors between spaces as all sites are 
disconnected. 

Industrial development
Industrial land to the east of the town centre is running out of capacity and 
is situated in the floodplain.

Housing supply
There is limited housing choice with a shortage of smaller one and two 
bedroom properties for sale or rental. 

Cold damp homes
Approximately 28% of homes in Ōtorohanga are damp and 17% have visible 
mould in them, both increasing the risk of respiratory issues and other 
preventable health conditions1.

Affordability
The cost of building and the average cost of housing and land are 
significant limiting factors for people entering into the property market or 
just managing to live in the rental market. In December 2021, the average 
house price in the Ōtorohanga district was $495,000; 41.76% below the 
average house price sale in the Waikato Region (McKnight, 2022). In 2018, 
the median income of people in Ōtorohanga District was $30,200 where 
12.9% of the population had an income of over $70,000. The median weekly 
rent as in December 2021 is $200 and around 91.3% of people can access all 
basic amenities in the district (StatsNZ).

Safety
In addition to challenges with road safety, some residential areas of the 
town are deemed to be unsafe.

Constraints / Challenges

1. https://www.stats.govt.nz/tools/2018-census-place-summaries/otorohanga
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Walkable, mixed use town centre

Build on the existing town centre precinct and intensify and diversify 
the mix of uses and housing types with opportunities for shopping and 
workplaces close to home   so that the people who live, work, play and learn 
in Ōtorohanga have the opportunity to walk to meet all of their daily needs. 
See also Economic Wellbeing and Prosperity p.87-88.

• In the heart of the town, development could increase to 4 - 6 story 
buildings to increase the number of people and activity in the middle 
of the town. The town centre developed in its current location because 
of its relative location to the rail line and train station. By continuing to 
build on this heritage, Ōtorohanga will be future proofing the town for 
increased regional connectivity through rail, bus and other forms of low 
carbon transport. 

• Beyond the town centre, adjacent neighbourhoods can also be 
intensified and diversified to increase the number of people and uses 
within 15 minutes walking distance from the town centre.

Upgrade Ōtorohanga’s heritage buildings
Reminders of historic environmental events are present with 1958 flood 
markers represented as levels on buildings, and there are still cultural 
buildings which occupy these same flood prone areas. There is a current 
project by the Ōtorohanga District Development Board (ŌDDB) to repaint 
main street buildings which has some support. See also the Culture and 
Heritage section p.87-88. 

Maniapoto street upgrade 
Upgrade Maniapoto Street to improve the safety for people of all ages 
and abilities, bring pride to the town and allow for a wider range of uses. 
Upgrades could include but may not be limited to new street facades, 
particularly key heritage buildings; improved crossing facilities and traffic 
calming; street trees and new plantings; wider footpaths for pedestrians; 
additional seating areas, and spaces for socialising and dining.

Turongo street upgrade
Originally designed as the main street, Turongo Street has a 30 metre wide 
carriageway that could accommodate a wide range of environmental, 
cultural and community outcomes and could contribute significantly to 
other outcomes sought in this plan - in particular the linking together of key 
parks and open spaces, specifically Ōtorohanga Domain, Windsor Park and 
Island Reserve. 

Ōtorohanga Street Network Plan 
Using the One Network Framework as a basis, develop a streetscape 
strategy and plan for Ōtorohanga to provide guidance and for the systemic 
improvement of Ōtorohanga streetscapes to improve their environmental 
performance, cultural significance, and safety and accessibility as well 

as community outcomes including provisions for fruit trees and amenity 
planting. The Healthy Streets* framework is an excellent starting point when 
considering the potential of local streets.  

Bilingual signage and wayfinding
Create trail like signage to connect attractions - Develop wayfinding 
which is creative, modern, aesthetically pleasing, and culturally unique, 
to connect parks, spaces, and facilities into a trail through the town. This 
can become an easy and fun ‘day out’ option for domestic tourism and day 
trippers- and should take into consideration walking and cycling between 
sites. Signage itself can be a creative act which adds vibrancy, encourages 
bi-lingual expression, and assists tourists with planned and impromptu 
recreation/’sightseeing’ when visiting. Improve contemporary signage to 
highlight and celebrate stories of place, culturally significant sites including 
the marae. 

Promote a wide range of warm healthy homes
Rezone areas of Ōtorohanga to allow for a wide range of mixed-density, 
intergenerational housing including papakāinga developments, elderly 
living as well as one and two bedroom houses and apartments. Where 
possible there should be a focus on affordability. Residential areas should 
also allow for a small amount of mixed use development to contribute 
towards the development of a live, work, learn, play community.

Opportunities

Note:  Healthy Streets framework utilises 10 indicators that focus on the human experience needed on all streets, everywhere, for everyone. 
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public life

Scale: 1_4 000 @ A3
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NEIGHBOURHOOD ONE BOUNDARY

The frontage of buildings and the degree to 
which they generate public activity makes a 
significant difference to the ‘life of the street’. 
This map illustrates the interface between 
public and private land in the Ōtorohanga 
town centre. 

Ōtorohanga District Library
Railway Station
Public Toilets
Wintec
Police Station
Fire Station
Place of Worship
Island Reserve Rugby Facilities
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 - Places to Rest, Eat and Drink
Active Street Frontages
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Vehicles and roading were frequently raised through the engagement and consultation process. Key themes 
included the volume and speed of heavy vehicles, Huipūtea Drive by-pass, vehicle speeds, the safety and function 
of three key intersections within the town, and provision of on-street parking. Some interest in rail and for public 
transport and taxis were also expressed. 

Walking and cycling were also consistently raised through the engagement and consultation process with an 
emphasis on upgrading existing facilities to create an integrated network of safe and accessible paths for a range 
of transport modes including walking, cycling, scooters, mobility scooters and wheelchairs. 

This section:

• Provides the overview of national direction including Waka Kotahi’s strategic drivers such as ‘Road to Zero’ 
campaign

• Spatially maps key transport factors affecting Ōtorohanga 
• Identifies key outcomes regarding walking and cycling, including strategic links such as the proposed rail 

crossing to connect the town centre with Huiputea Reserve and eastern neighbourhoods
• Outlines key issues regarding heavy-vehicles / freight traffic through the town centre, and the required safety 

and operational improvements at key intersections
• Addresses concerns raised in regards to the provision of on-street parking.

3.5 | TRanSpoRT anD CiRCUlaTion / RaUTaKi wHaKaTiKa 
ReRenGa waKa, ReRenGa TĀnGaTa
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As Ōtorohanga grows, there is a need to re-
examine the existing transport network to 
determine if the needs and desires of the town 
will be met over the next 30 years. Presently, 
there is a dependence on private vehicle use 
to travel to-and-from desired destinations, 
both within town and to other key areas in the 
region. Opportunities to travel by other modes 
are limited or unattractive when compared 
to private vehicles, due to factors such as 
frequency, convenience, safety, and access to 
destinations.

However, national direction set out by multiple 
agencies, aims to move away from private 
vehicle predominance, with the reasons behind 
this being multifaceted. Arataki V2—the 10-year 
plan developed by Waka Kotahi to deliver on 
the government’s land-transport direction—
notes the six key drivers influencing the future 
of New Zealand’s land-transport system. 
These include demographic change, climate 
change, technology and data, customer desire, 
changing economic structure, and funding 
and financing challenges—many of which 
underpin the need for developing this plan for 
Ōtorohanga. 

overview

Understanding the challenges and 
opportunities that the community will 
likely face in the near future enables better 
preparation for change. To address this, Waka 
Kotahi have developed 5-step changes to help 
deliver on these challenges and opportunities. 
As Ōtorohanga develops, these step changes 
will be aligned with in the following way:

1. Improve urban form – integrating 
Ōtorohanga’s growth strategy and 
development with a well-connected 
transport network that offers choice and 
serves the communities’ growing needs

2. Transform urban mobility – alleviate car 
dependence in town by encouraging viable 
and attractive transport choice

3. Significantly reduce harms – aligning with 
vision set out in road to zero by better 
addressing competing transport needs 
through the town centre to avoid safety risk 
for all modes

4. Tackle climate action – supporting mode 
shift where possible to more sustainable 
modes of transport through land-use 
and transport initiatives to help reduce 
transport greenhouse gas emissions

5. Support regional development – freight 
movement is a key consideration through 
town, and it is necessary to continue to 
support this movement, but in a way that 
better supports high amenity town centre 
mainstreet conditions in Ōtorohanga 
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Transport and Circulation

Scale: 1_15 000 @A3
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The map to the right shows the existing transport 
network in Ōtorohanga. This indicates that transport 
choice is limited, with access to/from the town 
predominantly enabled via the state highway 
network. The town centre itself is located along 
State Highway 3, and consequently this results in 
movement conflicts between speeding traffic, car 
parking demands, high levels of heavy-vehicle traffic, 
and pedestrian movement. There have been several 
recorded safety incidents within the town boundary, 
in particular related to heavy-vehicles and private 
vehicles travelling through the town centre at faster 
speeds that considered appropriate - these movement 
conflicts are generally clustered around the SH3 and 
SH31-39 intersection and along the Maniapoto Street 
mainstreet segment south of Kakamutu Road.  

3

39

Road above 2000 ADT
Old Main Street
Roads
Possible future route
On Street Parking
Intersection
Existing gateways
Crash (between 2017 and 2021)

Serious Crash
Minor Crash
Non-injury

Train Station
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Other Bus Stops

Walkways
Pedestrian Crossing
10min and less bike time
15min and less walk time
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walking and Cycling

Walking and Cycling opportunities are 
currently underutilised in Ōtorohanga, largely 
due to a network that is predominantly limited 
to a fragmented recreation network with 
limited connectivity between key destinations. 

There are no dedicated cycle facilities, other 
than the unofficial use of the recreational 
footpaths around the river. Notably,  safety 
perceptions are often a barrier for cycling 
uptake, meaning it is possible that a  lack of 
any on-road facilities, which requires mixing 
with heavy-vehicles and fast-moving traffic, 
is a deterrent for all but the most confident 
of cyclists in Ōtorohanga. Therefore, there  is 
an opportunity to  connect destinations both 
locally and regionally via new cycle facilities to 
capture possible latent demand. 

Walking, however, tends to be better serviced 
in the centre of town via footpaths along a 
walkable, well-connected street network. 
Regardless, many of these facilities are not 
readily accessible for all, due to the design of 
footpaths and crossing facilities, preventing 
safe and easy movement around town for 
people of different ages and abilities. 

To address these challenges, incremental 
change to existing facilities based on priority 
locations, initially through trial initiatives, can 
contribute to improving safety in Ōtorohanga 
for pedestrians and cyclists. This could include 
initiatives such as trial cycle-paths, traffic 
speed treatments, side-road treatments 
to narrow crossing distances, or turning 
underutilised carparks into parklets.

Finally, east-west connectivity is limited in 
certain locations, predominantly due to the 
severance created by the rail corridor, and 
especially when travelling on foot. Attempting 
to travel on foot between the Train Station 
and a perpendicular location on Huipūtea 
Drive results in a 1km re-route (approximately 
a 12minute walk) in comparison to using a 
grade separated crossing of the rail corridor to 
achieve a more direct route. It is reported that 
unofficial ad-hoc crossing of the rail corridor 
currently occurs, which creates a significant 
safety risk for the community and rail 
operations. Whilst providing a grade-separated 
crossing located more centrally within town 
is the desired end-state, a controlled level-
crossing may provide a more manageable and 
safer interim solution, especially as long as 
train frequency remains low enough to allow 
this to occur safely. 
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Key intersections

Within Ōtorohanga, there are several 
challenges as a result of the existing transport 
network, largely due to dependence on 
roading to access key destinations. As a 
consequence, there are conflicts between 
the place function and strategic nature of key 
road corridors, undesirable freight movement, 
and ultimately, key intersections that are 
unsuitable in form to cater for growing 
needs of Ōtorohanga. There are three key 
intersections that have an important function 
for both the local community, and for traffic 
travelling through. Addressing the challenges 
posed by these intersections, in conjunction 
with other key transport moves, will contribute 
to better transport outcomes for Ōtorohanga. 

Maniapoto Street (SH 3) / Te Kanawa Street 
(SH 39)

Maniapoto Street functions as the mainstreet 
for the town, whilst simultaneously forming 
part of the State Highway network, resulting 
in conflicting needs between the place and 
movement context. Additionally, freight traffic 
frequently uses this route, yet travelling 
through the town centre is seen as a key risk 
by both freight drivers, locals, and visitors.  Te 
Kanawa Street also provides a key strategic 
movement function (State Highway 39/31) for 
the town as well, whilst also providing access 
to adjacent land-use. The convergence of 
these two streets, together with Pine Street, 
forms an unsignalised 4-way intersection 
with no safe pedestrian crossing facilities. 
This intersection is deemed as unsafe and 
unsuitable for the needs of the community. 
There have been several recorded crash 
incidents, and queuing is typical along 
both streets during peak hours, resulting 
in rat-running along unsuitable local roads. 
Consequently, there is an opportunity (and a 
necessary safety improvement) to upgrade 
the intersection to better serve the needs 
of the growing community. This will need to 
cater for heavy-vehicle movement, better 
manage traffic flows, and improve safety and 
accessibility for all users. 

Huipūtea Drive / Main Road North (SH3)

Main Road North is the northern extension 
of Maniapoto Street, retaining the strategic 
function of SH3, and providing more of 
a movement function with less access to 
adjacent land-use. Huipūtea Drive functions 
as an informal bypass behind the town centre, 
and predominantly serves industrial land use. 
To mitigate freight risks in the town centre, 
it could be possible to reroute a proportion 
of freight traffic along Huipūtea Drive, as 
opposed to continuing straight along Main 
Road North onto Maniapoto Street. However, 
to do so will likely involve a combination of 
intersection improvements at both ends 
of Huipūtea Drive, locating freight specific 
supporting infrastructure along the corridor, 
and utilising on-board navigation systems 
to encourage travelling along Huipūtea 
Drive. Currently the Huipūtea Drive / Main 
Road North intersection is an unsignalized 
T-intersection, with a refuge island available 
for pedestrians crossing Huipūtea, but no 
facilities to cross Main Road North. 

Safety has been raised as a concern from 
community feedback, and there have been 
several recorded crash incidents, and queuing 
appears to occur during morning peak times. 
To account for more heavy vehicle movements, 
manage traffic flows, and to improve safety 
and accessibility for all users, the intersection 
form needs to be upgraded.

Huipūtea Drive / Maniapoto Street (SH3)

This section of Maniapoto street is the 
southern extension of the main street, 
retaining the strategic function of SH3, and 
provides more of a movement function with 
immediate adjacent land-use demands. 
Currently, this forms an unsignalized 
T-intersection with the other end of Huipūtea 
Drive and provides no pedestrian crossing 
facilities. Safety has been raised as a concern 
from community feedback, and queuing 
appears to occur during peak times and 
interpeak, seeming to extend along most of 
the Huipūtea Drive corridor. Delay appears to 
be worse for right-turning traffic onto SH3, 
despite a flush-median to help the turning 
movement. 

To account for more heavy-vehicle 
movements, better manage traffic flows, and 
to improve safety and accessibility for all users, 
the intersection form needs to be upgraded. 
Additionally, the proximity to the Te Kanawa 
Street intersection needs to be considered, 
regarding managing any traffic delay between 
the two intersections.
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parking Survey

Overall utilisation of parking

The diagram to the right represents the 
average parking occupancy of the streets of 
Ōtorohanga town centre. 

The median parking occupancy of the town 
centre is represented in the graph below.

41%

Notes: 
Survey completed from Monday to Friday at 9.30 am, 12.30 pm and 3.30 pm
Limitiation in data provided - doesn’t include demand split between each side of road.
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on-Street parking 

Town Centre

There is both an oversupply of on-street 
parking and a perception that there is not 
enough parking, particularly along the town 
centre’s mainstreet - Maniapoto Street. Many 
visitors prefer to drive around the block 
looking and waiting for a carpark along 
Maniapoto Street, rather than park and walk 
from adjacent streets or in the public parking 
available near the train station. 

On-street parking currently uses a significant 
proportion of the available space within 
Ōtorohanga streets, which could otherwise 
cater to different uses including additional 
pedestrian and/or cycle facilities. However, 
the community has expressed a strong 
desire to retain on-street parking here, and 
this appears to be especially the case for 
the section of Maniapoto Street between 
Ballance and Tuhoro Streets. This has the 
highest demand (average of 73% occupancy), 
particularly during midday (increases to 83%), 
and consequently may restrict opportunities to 
upgrade the street unless managed carefully. 
In comparison, other sections of Maniapoto 
Street, as well as the majority of adjoining or 
parallel streets, are largely underutilised. This 
suggests that on-street parking around town 
has the potential to be better managed—in a 
way that emphasises there is still significant 
parking availability, and attempts to make 
parking alternatives more attractive. 

Opportunities could include pedestrian way-
finding and beautification between parking 
and the mainstreet, turning underutilised 

parks into multi-functional parklets, or 
managing time restrictions to increase 
efficiency. 

Sportsfields / Organised Sports (weekend 
sports)

Traffic volumes and car parking relating to 
Saturday sports are seen by the community as 
a significant issue. Traffic volume and demand 
for on-street parking  is heightened due to 
the demand at this location and impacts 
surrounding roads due to limited on- and off-
street parking provided around the main park 
and pool complex. Traffic management plans 
to establish how to better manage efficiency 
and safety at this location are recommended, 
especially to determine if a) traffic can be 
calmed (speed reduction through street design 
and speed limits), b) traffic can be shifted by 
investigating if other modes are possible (e.g. 
creating an event to trial biking to weekend 
sports), or c) parking surveys to get a clearer 
idea on parking demands for the existing and 
future community. 
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As Ōtorohanga grows, there will be a continual need to assess how best to leverage its economic opportunities and how to alleviate its 
economic constraints. Ōtorohanga benefits from the ample provision of fertile lands which have traditionally made it a food basket for both 
Waikato and the rest of New Zealand. However, Ōtorohanga has been steadily following the rest of the country and is moving towards a 
more service-based economy. As a result, there needs to be an assessment on whether the current area and mix of land use regulations are 
fit to drive economic prosperity.

The major economic challenge for Ōtorohanga is the lack of dynamism. Agriculture makes up a third of all economic activity, whereas 
professional services make up less than 7%. Agriculture labour has traditionally not been high-paying, and when combined with the lack of 
higher-paying professional services roles, has led to an exodus of youth from the town. Moreover, the lack of dynamism in the town centre 
has been articulated by respondents who report that they often have to leave town in order to purchase retail goods. The economic leakage 
associated with retail spending, while not explicitly quantified in this report, is undoubtedly quite high.

Nevertheless, Ōtorohanga has resources available to it to address these challenges. Through the outcomes identified in the ŌTCP, there is 
enough land for industry and businesses to develop their operations, as well as already-developed but underutilised retail space in particular 
within the town centre. With the appropriate mix of land-use regulations - and both soft and hard infrastructure investment - sufficient 
residential redevelopment opportunities will be made available to house future population growth and drive increased economic growth.

Overall, key policy areas are outlined in the ŌTCP. These seek to demonstrate how to stimulate economic growth within the Ōtorohanga 
District:
• Supporting employment opportunities for youth - this will create a more resilient workforce which will encourage higher-paying industries 

and businesses to set up operations in Ōtorohanga
• Encouraging residential density - increasing residential density will make the town centre more walkable and synergise better with 

transport developments
• Tourism and local enterprise - support investment in new commercial and tourism-based ventures to attract more external economic 

spend and reverse the current economic leakage.

3.6 | eConoMiC aSSeSSMenT / aRoMaTawai ŌHanGa
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Ōtorohanga economics

The Ōtorohanga town centre acts as the centre 
of commerce for the district’s agricultural 
producers and rural-based population, 
and as a result there is a strong share of 
agricultural-based service providers located 
within Ōtorohanga. These service providers 
include fencers, effluent disposal, nutrition, 
and automotive repairs. Consequently, there 
is a lot of economic inflow with respect to 
services to the Ōtorohanga town centre from 
the rest of the district, but not reflected in the 
data provided below. In 2019, Ōtorohanga 
recorded a regional gross domestic product of 
$489 million, ranking 56th out of 68 territorial 
authorities across New Zealand. Ōtorohanga’s 
economy depends largely on agriculture, 
which made up one third of its GDP in 2019.

The rural-based population, including 
agricultural producers and the wider farming 
community, also rely on the Ōtorohanga 
town centre businesses for commodities and  
discretionary spending - e.g. hairdressers, 
beauticians, lawyers, and other professional 
services.

Retail services constitute 3.8% of Ōtorohanga 
District’s overall GDP. This reflects the general 
sentiment of those surveyed that there is 
an insufficient mix of retailers servicing 
Ōtorohanga. Many local residents have told 
us that they have to travel to Te Awamutu or 
beyond to access greater consumer choice, 
even when it comes to grocery shopping, 
as there is only a Countdown available in 
Ōtorohanga with ‘limited range of products’ 

due to its size, whilst Te Awamutu also has 
a Pak’n’Save and Fresh Choice available. It 
is understood, however, that Progressive 
Enterprises plan to invest further in the 
Ōtorohanga Countdown store as growth 
happens and the existing site is likely 
able to accommodate a larger store - e.g. 
3000-3,500m2 GFA. While there was not 
sufficient data to quantify the level of retail 
leakage within the district and town centre, 
our surveyed sample indicates the level 
of economic spend outside the district by 
Ōtorohanga residents is currently quite high. 
This would suggest that there is a latent value 
capture opportunity for additional retail offer 
within the Ōtorohanga urban centre.

The majority of land-use on farms in 
Ōtorohanga is Grassland, as shown in the 
table below:

Ōtorohanga Regional GDP by Industry in $ millions, 2019

Land use on farms in the Ōtorohanga District
By type, as at June 2017, thousands hecates
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economic wellbeing and 
prosperity

Economic leakage
Economic leakage is the process of money leaving a town like Ōtorohanga 
and being spent elsewhere. Many people living in Ōtorohanga leave 
the township to meet their daily needs. Included in the reasons people 
leave Ōtohanga are shopping for clothing and food, banking, sports, 
education and medical facilities. See also Built Environment - Incomplete 
neighbourhood p.74. 

Lack of employment opportunities for youth 
There are limited employment and training opportunities for the youth of 
Ōtorohanga and many people who grew up in Ōtorohanga don’t return 
after completing tertiary education or training. 

Stagnant and volatile economic activity 
In 2020, the local economic growth rate in Ōtorohanga was slightly lower 
than the New Zealand economy as a whole and over the last 10 years, local 
productivity growth has been, on average, approximately 1.5% lower than 
for New Zealand. Economic performance has also had higher volatility than 
the rest of New Zealand. Being a relatively small economy, Ōtorohanga 
is more susceptible to changes at a local level - for example, changes in 
the pay-out to dairy farmers would significantly affect their spending in 
Ōtorohanga (Ōtorohanga Community Profile - Full draft 21 Feb 2022).

Linear economy
Ōtorohanga, like most towns in the industrialised world, has an  economic 
model that uses resources in a linear process that starts with the extraction 
of raw renewable and nonrenewable resources at an unsustainable rate 
and ends with the disposal of wastes into the environment at a rate that 
it is unable to absorb safely. This process systematically undermines the 
economic prosperity of a community by reducing the amount and quality 
of natural capital available and needed as inputs into the economy and by 
undermining the productive potential of the same natural capital by loading 
it with wastes and pollutants. 

Ecological overshoot 
In 2016, New Zealand’s ecological footprint was 4.8 global hectares 
per person and as a whole there was a biocapacity of 4.6 hectares per 
person. While New Zealand has the advantage of having large per person 
biocapacity due to low population density, if everyone alive in 2016 lived the 
same lifestyle as a typical New Zealander we would need the equivalent of 
3 earths to meet the demands of our ecological footprint. Improving and 
maintaining the wellbeing of Ōtorohanga’s communities while changing 
lifestyles in a way that reduces their ecological footprint to sustainable levels 
that fit within the carrying capacity of the Waikato’s bioregion is one of the 
most profound challenges of the 21st century.

Constraints / Challenges

The economic performance of Ōtorohanga was a consistent 
theme through the consultation and engagement 
process, particularly from the business community. The 
Ōtorohanga Town Concept Plan can help to facilitate 
increased economic wellbeing and prosperity by helping 
to focus efforts, consolidate and concentrate economic 
activity and reduce wealth leakage, promote local 
economic activity, and encourage local investment in the 
local economy by attracting skills and investment, and 
increasing Ōtorohanga’s attractiveness as a domestic tourist 
destination.
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economic wellbeing and 
prosperity

Develop a local, circular economic development strategy 
Develop an economic strategy that builds on Ōtorohanga’s high economic 
diversity1 to work toward a local, circular economy and focuses on the well-
being of the Ōtorohanga community, place-based livelihoods and long-term 
local careers. The economic strategy could include but should not be limited 
to:

• Ōtorohanga Local Economic Forum - Explore creating a Local 
Economic Forum (LEF) - an event designed to promote local investment 
by exploring how best to support local entrepreneurs, whether 
financially or through a range of other means. LEFs maximise the 
offering of support for local entrepreneurs, and provide a community 
gathering around its changemakers, innovators and entrepreneurs.

• Local economic development audit - Conduct an analysis of the 
existing economic situation, looking at opportunities for economic 
growth and development, and identify the best strategies to achieve 
economic goals. These may include initiatives such as low interest 
loans that encourage local economic investment, true price initiatives 
(products have additional costs associated with environmental and 
social externalities such as carbon footprint, soil loss, and ensuring 
fairly paid workers) and by promoting activities such as local markets 
that support local markets farmers market, crafts market, local food 
festivals etc.

• Walkable, human scale economy - Build on the existing town centre 
precinct and intensify and diversify the mix of uses and housing types 
with opportunities for shopping and workplaces close to home   so that 
the people who live, work, play and learn in Ōtorohanga have the 
opportunity to walk to meet all of their daily needs. This should include 
but not be limited to promoting core services such as a supermarket 
that meets the needs of the community and financial services/ bank.

• A circular economy - Encourage a market that incentivises the reuse 
of products, rather than sending them to landfill after use and then 
extracting new resources. In a circular economy, all forms of waste - 
organic, clothes, scrap metal and obsolete electronics etc. are returned 
to the economy or used more efficiently. 

• Local and social procurement - Develop tender and procurement 
policies that favour local iwi, local contractors and emerging businesses, 
and incentive youth apprenticeships, pathways to employment for 
locals, and joint ventures with local partners.

• Support the creation of new employment opportunities and 
pathways for youth - Developing pathways to employment that 
support initiatives for rangatahi/youth in order to facilitate the 

development of life skills, and provide skills training and pathways to 
local employment including apprenticeship schemes. 

• Tourism - Support and develop existing tourism attractions such as 
the celebrated Kiwi House and the museum and create new facilities for 
increased tourism. Opportunities identified through the consultation 
and engagement process included but were not limited to river 
recreational activities, linking into national walking and cycle trails, 
rural based retreats and better connection and integration with regional 
tourism destinations such as Waitomo Caves.

• Encourage and enable local investment in local enterprise - 
Support innovation and investment in new commercial and industrial 
activities. Ideas shared through the consultation and engagement 
process included light-Industrial workshop spaces for tools share, 
community workshops, robotics, and precision engineering; value add 
industry reflecting Ōtorohanga’s vibrant rural economy; and creating 
opportunities for “low barrier to entry” pop up retail and hospitality 
outlets. 

• Utilise empty retail space - Create a program of highly visible 
temporary creative pop up spaces or art studios which alter and shift 
the main street’s ‘energy’ as well as the ways people can interact in 
the town centre. This also offers platforming and promotion to local 
creatives and demonstrates Ōtorohanga as a place where ‘things 
happen’, and where creatives can thrive, further encouraging other 
creative people to move to the district.

• Import replacement and value add industries - Create incentives 
for local business and industry to develop products and services that 
replace existing imports - “To be self-sufficient and vital, cities and 
their surrounding regions must replace imports with their own raw 
materials, goods, services and expertise. By replacing imports, cities and 
their surrounding regions may enlarge markets for local and nearby 
rural goods, increase the numbers and kinds of local jobs, increase 
transplants of city work into the local region, create new uses for the 
technology of rural production, and grow city capital” ( Jane Jacobs. 
Cities and the Wealth of Nations: Principles of Economic Life, 1985)

• Local currency - Explore the creation of a local Ōtorohanga currency 
to promote circular local economic development, give residents and 
businesses an incentive to shop locally, enhance local identity and pride 
of place, and significantly reduce wealth leakage. Local currencies 
typically circulate locally and at a community level and are ideally 
accepted by local traders of all kinds, and complementary to an official, 
legal currency. 

Opportunities

1. An economy with high economic diversity has activity spread evenly across all sectors - on the whole, Ōtorohanga’s economy is more diversified 
than New Zealand’s (Ōtorohanga Community Profile - Full draft 21 Feb 2022). This baseline diversity provides an excellent starting point for the 
opportunities outlined below. (The measure used is the Herfindahl–Hirschman Index - Ōtorohanga Community Profile - Full draft 21 Feb 2022).
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Ōtorohanga economics

The size of Ōtorohanga District farms are 
also concentrated around the 100-400ha 
size, as shown below. The data suggests 
that Ōtorohanga farms mainly fall within the 
national average, being 270ha.

Ōtorohanga has a strong primary industry 
workforce, compared with the rest of New 
Zealand. According to the 2018 Census, nearly 
a third of the workers in Ōtorohanga identified 
as managers, and another 15.7% identified as 
labourers - whereas across New Zealand, those 
two roles would make up less than 30% of 
the workforce. It is likely the high level of self-
identified managers and labourers are found 
within the agricultural sector, which makes up 
a third of Ōtorohanga’s GDP, where managers 
are also the owner of the farm.

Ōtorohanga only has about half as 
many professional workers as the rest 
of New Zealand by percentage of the 
workforce. However, it would appear that 
their contribution to the local economy 
is proportional to their population, as 
professional services and IT make up 12.5% of 
the overall GDP. As the number of amenities 
accessible within Ōtorohanga grows, we 
should expect a further influx of professional 
workers who are willing and able to settle in 
Ōtorohanga, and hence we should see the 
share of professional and IT workers rise as a 
proportion of Ōtorohanga’s population. This 
trend could be further supported through the 
provision of high quality infrastructure such 
as accessible transport, reliable high speed 
internet infrastructure, full range of primary 

and secondary schools, sport clubs, and 
accessible quality housing stock.

The land-use section below will begin to drill 
down into how the changing demographics 
of Ōtorohanga can be accommodated from 
a residential and commercial development 
perspective.

According to the 2018 census, the total 
personal median income in the Ōtorohanga 
District was $30,200, where around 12.9% of 
people had an income of more than $70,000. 
With the growing amenities and increased 
residential intensification, we should expect 
the share of higher income earners to rise as 
more professionals move into Ōtorohanga.

Farms in the Ōtorohanga District

Occupation for People in Ōtorohaga District and New 
Zealand, 2018 census

By farm size band (in hectares), as at June 2017
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land ownership

Scale: 1_15 000 @A3
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This map shows the major land holdings 
within Ōtorohanga. This map does not 
illustrate any major private landholdings which 
may be present.

Ōtorohanga District Council owns 8% of the 
land area within the Town Centre, with an 
additional 8% leased. Mana Whenua-owned 
land accounts for 21% of the overall area, 
whilst KiwiRail owns 5%. The balance of 58% is 
held privately. 

When land ownership is cross-referenced 
with the adopted quality score analysis as 
illustrated further in this section, Mana 
Whenua have ownership of highly developable 
land. Significant economic growth can be 
unlocked within these landholdings with the 
right investments and partnerships.

Council
Council Lease
Mana Whenua (multiple owners)
Kiwi Rail

KeY
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parcels to Consider for Development

Urban Economic Analysis

In theory, district plans regulate urban 
development capacity in the form of 
permissible building dimensions and use 
types by zone. When compliance by private 
developers with regulatory limits results in less 
built floor area than would have been provided 
without such limits in a certain location, 
regulatory policy is said to be stringent. When 
private development projects take place but 
do not approach the prescribed limits, the 
limits can be assumed to have had no effect 
on the market-driven outcome, though they 
may in the future.

When development is constrained in 
areas where people want to live, housing 
affordability is worsened due to greater 
scarcity. Conversely, when planned residential 
capacity is provided in areas where demand 
for housing is weak, that capacity is unlikely 
to be fully utilised by developers, meaning 
the provided capacity fails to address the 
scarcity of housing as effectively as planned. 
It therefore becomes important to draw a 
distinction between provided capacity of 
differing levels of quality. High-quality capacity 
will slow the rise of housing prices more 
effectively than low-quality capacity, and by 
extension, lessen transfers of wealth from 
renters and new homebuyers to existing 
property owners.

Quality score – Balancing demand with 
opportunity costs

The methodology applied for the ŌTCP 
uses ratings valuation and LINZ parcel 
data to generate a simple, property-level 
metric to identify the likelihood of near-

term redevelopment and assess the quality 
of provided capacity. This metric has two 
components - capitalisation ratio and land 
value. These components are described as 
follows:

Capitalisation ratio – the proportion of property 
value represented by improvements to the 
property. This is an approximate measure of 
the opportunity cost of redevelopment of the 
property—high improvement values relative to 
land values imply newer, larger, higher-quality 
buildings, and thus a greater sacrifice of value 
to demolish and rebuild.

Land value - the land value per square metre 
of the plot as a percentile rank among all plots 
in zones eligible for consideration for urban 
growth. This is a broad indication of many 
factors influencing demand for space at or 
near the property’s location, including access 
to opportunity, consumption options, and 

aesthetic amenities. It also reflects the relative 
scarcity of similar plots in the area. Where 
the capitalisation ratio describes the value of 
the current use of the property, land value 
percentile describes the relative value of its 
potential use.

Using these two components, we can 
categorise each parcel as described in the 
table below. 

As an example of application, the chart to the 
right shows land parcels in the Ōtorohanga 
district as a coloured scatter plot according 
to the classification dimensions described 
above. The colour ramp depicts the straight-
line distance of an individual parcel from the 
Ōtorohanga District Council office. As in the 
diagram below, the most promising parcels 
for redevelopment are those in the lower 
right area of the chart—these have both 
high access to amenity and low opportunity 

Key: Red = low quality capacity     Yellow = medium quality capacity     Green = high quality capacity

cost of redevelopment. However, there are 
two important missing factors to consider: 
whether existing development regulations are 
constraining potential uses of the land and, 
by extension, land values; and the level of 
marginal infrastructure investment needed to 
enable redevelopment. For the second factor, 
this metric does provide insight into demand 
risk: high-quality capacity has a lower risk of 
development uptake being slower or less than 
expected.

Care should be taken when interpreting 
the quality score results below, as council 
valuations can differ materially from the 
property’s market valuation. Nevertheless, 
as the set of properties that have been 
recently transacted at arms-length is still 
relatively minor, council valuation data is still 
a good input for the quality score due to the 
consistency of the valuation methodology.

Low gross land value High gross land value

High 
Capitalisation

Satellite town
Developed land in low amenity/far from 
urban areas

Existing dense built form
Requires building on top of or demolishing 
highly capitalised pre-existing assets

Low 
Capitalisation

Greenfield/lifestyle blocks
Low value developments or undeveloped 
land in low amenity/distant areas

Highly attractive brownfield
Development capacity in highly attractive 
areas (close to amenities)
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Results

If the quality score of a parcel is in the 70th 
percentile or higher, then it is considered as 
having a high potential for redevelopment 
consideration. The map on the following page 
demonstrates high potential redevelopment 
parcels within Ōtorohanga as currently zoned.

Under the current zoning regulations, there 
are 340 individual titles of land which meet 
the quality score criteria as having good 
potential for development that fall within the 
neighbourhoods being assessed within the 
Ōtorohanga District.

The effects of the proposed land-use 
framework in the ŌTCP for residential 
neighbourhoods as discussed in section 
5.1 have been analysed in respect of 
these individual parcels. Some parcels of 
developable land fall into non-residential 
neighbourhoods and for the purposes of this 
analysis these have been excluded.
The total capital value of this subset is $98 
million, of which $65 million is land value and 
$33 million improvement value. The total area 
of this subset is 77.8 hectares.

Neighbourhood 3
In this medium-density residential 
neighbourhood, 147 titles which exceed the 
quality score threshold to be considered for 
development were identified. Under the ŌTCP 
proposed land-use framework, we forecast 
that an additional 337 new dwellings can be 
built on these titles. Assuming a cost of $2,500 
per square metre to build a 110 square metre 
dwelling on a 500 square metre lot of land, we 
calculate there would be a net gain of $46.9 
million added improvement value within the 
neighbourhood.

Neighbourhood 6
With respect to this existing residential 
neighbourhood, 38 individual titles were 
identified which have the potential to generate 
approximately 242 additional dwellings. 
Assuming a cost of $2,500 per square metre to 
build a 130 square metre dwelling on an 800 
square metre lot of land, we calculate there 
would be a net gain of $73.2 million added 
improvement value within the neighbourhood.

Neighbourhood 4
If designated as a low density residential 
neighbourhood with a minimum lot size of 
750 square metres, 62 individual titles were 
identified with having the potential to develop 
an additional 129 new dwellings. Assuming 
a cost of $2,500 per square metre to build a 
130 square metre dwelling on a 750 square 
metre lot of land, we calculate there would be 
a net gain of $23.9 million added improvement 
value within the neighbourhood.

Overall Residential Development Potential
Based on the quality score metric, 247 
individual sites have been identified as 
having the potential to develop 708 new 
dwellings under the ŌTCP proposed land-use 
framework. Assuming dwelling occupancy 
remains at historical levels, Ōtorohanga would 
be able to house approximately an additional 
1,982 people in such dwellings. The total net 
gain in improvement value to the land would 
be approximately $182 million dollars. 

parcels to Consider for Development
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parcels to Consider for 
Development

Scale: 1_15 000 @A3

0 0.1 0.5 1KM

Land parcels highlighted in brown have quality 
scores exceeding a redevelopment threshold, 
indicating they have a high potential for 
residential intensification (upzoning). However, 
whether these parcels are developed is a function 
of landowner desire, market conditions and the 
prevailing development standards and rules.

Hence, highlighted land parcels are located 
in neighbourhoods deemed appropriate for 
intensification, and either currently have
• low capitalisation value, as there is little 

existing infrastructure on-site; or
• high land value, in which the redevelopment 

premium can be spread across multiple new 
dwellings; and

• close to the town centre, as intensification 
benefits from proximity to amenities and 
increased walkability.

Research shows upzoning significantly increases 
the redevelopment premium of a land parcel, as 
the option of enhancing the land via developing 
more dwellings has been priced in. Overall, 
upzoning reduces the minimum amount of 
land required to produce a dwelling. If the 
redevelopment premium of the land is spread 
across more dwellings per site, the lower the 
average price per dwelling, as the increased 
productivity of the land is captured both by 
consumers and landowners.

Managing transitional development will be 
a key priority, as research shows, upzoned 
properties that exceed a sufficiently high level 
of development decrease in price relative to 
non-upzoned parcels. Essentially, building a 
suboptimal quantity of new dwellings on a site at 
present may make it harder to build the optimal 
quantity on the same site in the future, as the 
intensification will decrease the redevelopment 
premium of the land.



1 5

9

| 97Ōtorohanga Town Concept Plan  |  Rev E  |  October 2022

Final Town Concept Plan

Commercial land-Use

A similar analysis was undertaken for 
commercial development within Ōtorohanga. 
For the commercial land analysis, the 
weighting factors were changed to favour low 
capitalisation over high land value. This is due 
to the assumption that industry prefers lower 
costs of demolishing/retooling any existing 
infrastructure and will not be developing 
multiple dwellings to cover the expense of 
land.

Modelling the anticipated industrial land 
demand for Ōtorohanga used a methodology 
reported by BERL Economics consultancy. 
These land demand models use data arising 
from population projections, labour force 
participation rates, the existing industrial mix 
of the area and reported employees by floor 
space or hectares.

It is anticipated that the Ōtorohanga 
neighbourhoods need between 16 and 22 
additional hectares of land made available for 
commercial use – both at the business and 
industrial level.

Based on the neighbourhood plans outlined in 
section 5.1, land-use modelling for the ŌTCP 
suggests that there are 69.5 hectares of land 
available that meet the quality score threshold 
for development in the three neighbourhoods 
earmarked for commercial development: 
Ōtorohanga Town Centre, Neighbourhood 5 
and Neighbourhood 9. However, the nature 
of land ownership in these Neighbourhoods 
limits the likelihood of commercial/industrial 
development of significant areas. This, 
together with other factors, suggests other 
areas/options for commercial/industrial 
development will need to be considered.  

Ōtorohanga Town Centre

There are a total of 173 individual parcels 
which meet the quality score threshold for 
development. Totalling 15 hectares, these 
parcels range from 55m2 to 8,893m2.  Due 
to the proposed mixed-use nature of this 
neighbourhood, many of these parcels are 
also ripe for redevelopment for residential 
purposes with commercial and/or retail 
activities permeated through the building and 
in particular at ground floor. For commercial 
uses, we see many of the parcels potentially 
addressing business needs, rather than 
industrial needs given their size and proximity 
to town. These business uses could include, 
but are not limited to professional services, 
accommodation, retail, and food and 
beverage.

Neighbourhood 5

There are 41 individual parcels totalling 
10.7ha. This neighbourhood already has 
existing industry, which includes agricultural 
supplies, milking systems, automotive 
dealerships, commercial transport, 
engineering services and recycling centres. 
This neighbourhood also contains a significant 
number of residential properties, a large 
area of which is in Māori ownership, with 
papakainga (housing) development the 
expected outcome.  This neighbourhood is 
expected to continue as a mixed-use area, with 
commercial activities predominantly focused 
on servicing the town and the surrounding 
rural areas.

Neighbourhood 9

There are 17 parcels totalling 43 hectares. 
This neighbourhood has limited business 
and industrial development, although the 
north-western end is the location of the Happy 
Valley Nutrition factory. The location and land 
ownership profile of this neighbourhood 
present complexities and constraints to 
further development. A significant portion 
of the neighbourhood is flood prone and a 
large block is Māori owned, with papakainga 
(housing) development the expected outcome 
for this property.

Business Industry Total

High 9.94 12.39 22.34

Medium   8.61 10.74 19.35

Low 7.32 9.13 16.54

2048 Total Non-Residential Area in Hectares per Population Growth Estimate
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parcels to Consider for 
Commercial Development

Scale: 1_15 000 @A3
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Land parcels highlighted in brown have quality 
scores exceeding a redevelopment threshold. 
Overall, 6% of the Ōtorohanga town centre’s 
land area has been identified as having a 
high potential for commercial redevelopment 
with respect to the ŌTCP proposed land-use 
framework. However, whether these parcels 
are developed is a function of land-owner 
desire, market conditions and the prevailing 
development standards and rules.

Note: portions of a landholdings (title or 
allotment) within parcels that are subject 
to flooding are not considered to be fully 
developable despite being picked up by the 
model as having ‘high development potential’ 
- rather buffer areas between the river and 
avoidance of floodplains is necessary.

Parcels to consider for 
commercial development

KeY
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Ōtorohanga population projections

Statistics New Zealand population growth scenarios for Ōtorohanaga Ward for 2048 range from a 
low of negative 87 people, a medium growth of 433 people and a high growth rate of 963 people. 
Assuming an average parcel size for a new dwelling of 300m2, a medium to high population increase 
for the Ōtorohanga Ward will require between 4.8 to 10.7 additional hectares of land for residential 
development to accommodate the projected population growth by 2048. A 300m2 size lot will 
accommodate a standalone 160m2 3-bedroom house with garden space. Housing a similar population 
in urban centres would require far less land area as townhouses and apartments could be built.

Based on economic forecasts, Ōtorohanga requires between 9 to 12 hectares for industrial use and 
7-10 hectares for business use. Classifications are based on the Australian and New Zealand Standard 
Industrial Classification (ANZSIC06)1 system. The Business category includes professional services, 
retail, food and beverage, accommodation, whereas the industry category covers wholesale trade, 
manufacturing,  electricity, gas and other utilities, and agriculture.

The pie graphs to the right present land area requirements for residential, business and industrial land 
use for the medium and high population growth scenarios. The different size circles reflect different 
residential densities. Note that the circles are to scale in relation to the Ōtorohanga Ward boundary 
which sits behind the pie graphs to give an indication of relative size. 

Dwellings 
(357) 21.4 ha 10.7 ha 5.1 ha 3.6 ha

Business 9.94 ha 9.94 ha 9.94 ha 9.94 ha

Industry 12.39 ha 12.39 ha 12.39 ha 12.39 ha

Dwellings 
(160) 9.6 ha 4.8 ha 2.3 ha 1.6 ha

Business 8.61 ha 8.61 ha 8.61 ha 8.61 ha

Industry 10.74 ha 10.74 ha 10.74 ha 10.74 ha

1. Friends of the Earth is an environmental campaigning community dedicated to the wellbeing and 
protection of the natural world and everyone in it. For more information: https://foe.org: https://foe.org/

Area of land required for high 
population projection

Area of land required for 
medium population projection

KeY
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20% for road corridor 
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