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I, ADRIAN BROUGH, carpenter and construction manager and building professional says as follows: 

 

1. I have been in the construction industry for over 40 years. I have qualified as a carpenter and a 

cabinet maker and have worked extensively in both Australia and New Zealand in the 

construction industry, principally in the residential area. I am a licensed building professional. I 

have worked at all levels of the construction industry.  

 

2. I am aware, through direct involvement, of the issues associated with building consents, 

resource management and health and safety, as is inherent in any building operation.  

 

3. The New Zealand industry is in a state of crisis for a number of reasons.  

1. Over decades it has failed to train sufficient staff. 

2. It has operated as a boom and bust industry and when the bust has arrived, many of the 

trained staff have gone to Australia and not returned.  

3. The risk management issues within contracting are problematic. The Construction 

Contracts Act and the elimination of the contractors liens legislation has had problems 

where, in essence, the sub-contracting community has suffered grievously from the 

liquidation of large primary contractors. 

4. The costs of materials and the relevant monopolies of the material suppliers has left 

housing costs in New Zealnad grossly above those in Australia. 

5. The fixed price arrangements are causing problems for many in the industry, thus Mainzeal, 

Fletchers, Emmetts etc have either gone into liquidation or got into financial difficulty. 

When those companies get into trouble the subcontractor community frequently gets 

wiped out.  

6. The New Zealand industry is very slow to adopt new techniques and building methods. By 

way of example, the comparative lack of steel framing in the New Zealand industry shows 

an inherent conservatism among our trades.  

7. The relative absence of modular housing and similar techniques is also a major issue.  

8. There is a constant frustration with local government compliance issues. The licensing 

inspectors are frequently not properly qualified, they partly due to leaky building process 

have become excessively cautious, they do not like moving outside any kind of simple 

approach. 

9. They seem to be indifferent to the disruption they cause when they fail to appear for 

timetabled inspections.  These inspections are often critical points for as many as three or 
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four trades to arrive on site as, for example, with the closing in of framing when plumbers, 

electricians, gibbers and plasterers are likely to be immediately following that sign-off. 

10. The officials are on a cost plus basis and create huge costs.  

11. The level of documentation in terms of plans is often excessive. Any additional engineering 

or building drawing very rarely costs less than $1,000 to produce. There are very few 

buildings that don’t end up in an ‘as-built’ revised consent.  

12. The fire restrictions, particularly with respect to conversion of existing buildings is a major 

impediment to subdivision, unrealistic and unreasonable. 

  

Cost of affordable housing.  

4. Much of the housing stock in New Zealand is more than 50 years old. It was built in the era of 

the quarter acre, three/four-bedroom house for relatively large families. This is not in line with 

the current pattern of families that typically have one or at most two children. In addition to 

that, divorce creates a significant need for small houses.  

 

5. There is a very substantial unofficial arrangements for the conversion or extension of housing 

into multiple dwelling units. Local government to one degree or another does tend to turn a 

blind eye to it, but it may be required to address the matter full on if they are the subject of the 

complaint.  

 

6. In the North Shore, for example, the number of informal second flats within buildings, within 

houses, is very common, as well as the conversion of garages into further bedrooms.  

 

7. The difficulty with creating affordable housing in the inner cities starts with the unpalatable 

cost of land. Even a 350/400 square metre site is likely to cost more than $800,000. If that was 

to be divided, even into two units, you’re looking at an unaffordable sum of money to create 

affordable homes on a new basis.  

 

Cost of construction.  

8. It has to be remembered that construction costs have many aspects and the numbers quoted 

can be deceptive. The costs of construction are: 

1. The land unit. Depending where it is purchased in the process from a pure greenfields site 

there will be costs of surveying, costs of issuance of title, resource consents, etc which will 



4 
 

add to the cost. They would be typically in the order of $20,000 to $30,000, resource 

consent of course being substantially more.  

2. The greenfields site will then have costs associated with infrastructure connections which 

could well be in the order of $100,000 in terms of sewer lines, stormwater, connection of 

water, telephone/cable, gas and electricity. There are, in addition, what I can describe as 

formal connection charges by the infrastructure providers which are not infrequently in the 

order of $10,000 per unit connection. There are, in addition, several thousand dollars 

charges for the relevant meters.  

3. The physical building itself in this day and age is realistically going to cost in the order of 

$3,000 a square metre. Lower costs are sometimes referred to, but these matters are 

frequently not possible to meet. The prices are also frequently based on the concept of the 

purchase of building 50 or 100 houses a year.  

4. The additional costs of the $3,000 a square metre leaves you essentially with a bare shell. 

That means carpets, curtains, lighting and painting is extra.  

5. In addition, most of the appliances will have to be purchased. Depending upon the 

arrangements, stoves are normally included, but washing machines, dryers and fridges etc 

will not.  

6. In addition, there is the exterior where there will be issues associated with driveways, 

landscaping, fencing, clothes lines and kerbing and channelling and vehicle crossings which 

can easily cost in the order of $30,000 or $40,000.  

7. To create a 100 square metre two-bedroom apartment in construction costs is going to cost 

around $300,000. There is likely to be incremental finishing costs internally of at least 

another $50,000 and could well be over $100,000.  

8. Thirty or forty thousand dollars on the externals is highly likely.  

9. Construction costs per square metre do not include compliance costs. Compliance costs on 

a building, almost of any size, are likely to be more than $60,000 or $70,000, being resource 

consent. The initial resource consent is probably for the subdivision in the nature of a plan 

change. Very few buildings fully comply with the plan and in any event may incur costs 

being validated.  

10. A building consent is likely to cost in the order of $5,000 to $10,000. 

11. Development levies will vary but will be somewhere between $15,000 and $40,000 per unit. 

12. The cost of inspections can add to these and there may be a requirement for specific fire 

inspections, fire reports and noise reports. Very frequently geotechnical reports are 

required, which rarely cost less than $5,000. 
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Health, safety and regulations.  

9. In the period I have been involved in the construction industry, there have been significant 

numbers of innovations which should have massively reduced the cost of construction. 

Examples of productivity tools are such as: 

1. Battery powered machine tools which effectively have now eliminated power leads and 

generators from many building sites. They are also light and quick to work. When I started 

as a builder we had only hand hammers and manual screwdrivers, although sometimes with 

a ratchet. This, compared with nail guns and rattle guns, have made a major improvement 

in productivity.  

2. Also, pre-fabricated framing has made a potential massive improvement in productivity.  

3. The improvement in gib and other lining materials have also meant that matters can be 

done much more rapidly than previously.  

4. The new plumbing materials and joining systems have massively increased the productivity 

of plumbers. In some building systems, the automatic creation of the relevant channels and 

ducts for wiring and plumbing have also considerably lowered costs.  

5. Long run roofing and continuous spouting have also assisted matters.  

6. The use of board products rather than tongue and groove timber has massively reduced 

the time needed for flooring.  

7. The use of AutoCAD tools should have produced a massive reduction in the cost of plans 

and designs. It appears to me that this has not happened because the regulators have 

increased the number and scale of plans they require such that, for example, in many 

instances they now require 3D or visual simulations of how the building will look when 

constructed in the context of the entire environment.  

8. Thrusting techniques have lowered the costs of many aspects of drainage and 

cannulisation. Laser levels and other similar devices have made the process of levelling in 

construction much easier and quicker.  

9. These items have all had major positive impacts on the productivity of our building industry. 

However, while those have improved, the regulatory structures have moved against us. 

These include the following. 

 

Health and safety. 

10. The health and safety regimes are to some extent useful, but have a huge cost involved.  
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Ladders.  

11. Ladders are now effectively eliminated from building sites. This means that all sorts of portable 

scaffolding devices have to be used at considerable increased costs internally. In addition, when 

in an external environment, it can mean that the scaffolding costs for a maintenance or 

renovation job can easily be in the order of 70% or 80% of the cost of the job. It is not unusual 

for the scaffolding costs on a new construction to be $5,000, where previously there was either 

little or none.  

 

Work meetings.  

12. Notionally there’s supposed to be a five-minute health and safety briefing every morning. These 

are, frankly, honoured in the breach and do nothing for the processes of health and safety, but 

bring it in disrespect. High vis vests may be appropriate, but construction helmets in residential 

construction is simply irrelevant.   

 

13. The issues of being able to move objects on a building site is getting almost impossibly difficult. 

The technical restrictions are at 20 kilos. Many frames, etc. and other building objects mean 

that those weights are well-exceeded.  

 

Fire regulations.  

14. Fire is clearly a major issue, but frankly, death in fires tends to result from poor quality housing 

frequently that has been disconnected from the power network arising from use of candles, 

etc. The use of fire retardant materials is appropriate, but the issue that many builders have 

with is the fire wall containment rules between dwellings. This is a particular problem in the 

conversion of existing dwellings, because the spacing and fire rating required is substantial, with 

spacings that will effectively render it impossible to get appropriate head heights in lower parts 

of buildings. Within the existing joists structure, it is possible to get easily three-hour fire ratings 

which, frankly, should be well enough to address any evacuation issue. If these rules were 

looked at in a more targeted approach, we could be in a position to have an entirely new 

approach towards renovation and conversion of existing dwellings.   

 

15. Health and safety regimes merely pass rules to achieve a regime where they meet their own 

personal goals without necessarily understanding or being concerned about the overall cost to 

the economy. The example which is perhaps easiest to understand is the earthquake 

regulations. 
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Earthquake regulations. 

16. Of the casualties in Christchurch, the majority of those people who died were in the Canterbury 

TV building, which it has now been determined was not built to code.  

 

17. Most of the others were killed by common issues associated with unreinforced masonry.  

 

18. The new building codes have moved us into a position where there are substantial additional 

initial investigatory costs.  

 

19. In Christchurch there are many instances where people are being obliged to go down six metres 

or more with their foundations, the building is technically being built to resist 7 on the Richter 

scale. It is slightly ironic that perhaps our most traditional building construction of concrete 

piles, wooden weather board and iron rooves remains our most resilient form of earthquake 

design, but for various reasons concrete pad and tile rooves remain part of the structure. The 

estimates are that it is going to cost the country over $30 billion in compliance. The number of 

lives likely to be saved arising from the improved earthquake standards would have to be highly 

marginal as if the buildings had been of the correct standard, perhaps only 40 or 50 people 

would have died in Christchurch.  

 

20. Even so, if you compare the increased costs of construction arising from the earthquake 

standards and if you used the National Road Board ‘$3 million a life’ regime, clearly the rules 

would be unsustainable.  

 

21. We are left with a very overbuilt structure.  

 

22. The same question could be applied to the limits of our fire rules. If we can obtain a two-hour 

fire rating on a wall, that should be well enough for any form of segregation. Any fire is likely to 

reach its full extent in less than half an hour and evacuation from a residential house in New 

Zealand should take less than five minutes. Provided there is a reasonable network of fire 

alarms, modest fire rating should be an appropriate process. Be it for earthquakes, fire, ladders 

or other matters, the regulations appear to have reached an extent of cost which is 

disproportionate to any actual risk incurred and should, accordingly, be re-evaluated.  
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23. The particular vice of these arrangements are that if there is any major refurbishment or use 

that triggers a building consent, there are requirements to comply with the various new 

standards. The places where this has a particular trigger can be: 

1. New earthquake standards which require potentially tens if not hundreds of thousands of 

dollars’ worth of strengthening of the building.  

2. Stormwater standards that require the installation of tens of thousands of dollars’ worth of 

retention tanks and similar mechanisms.  

3. Extensive reconstruction of the building to provide the higher end fire rating arrangements, 

if not the installation of sprinklers.  

4. Various other fire control rules. 

 

24. Let’s understand the relative risks involved here. New Zealand earthquakes in the last 100 years 

have killed less than 500 people. That is to be compared to the over 600 that die from suicide 

per annum and the nearly 400 who die in motor accidents every year.  

 

Fires.  

25. Typically about 10 people per year die in residential fires. There are about 3,000 residential fires 

a year.  

 

Workplace accidents.  

26. From 2009 to 2016 there were 32 construction deaths. A significant number of those are 

actually motor vehicle deaths.  

 

27. This compares with the 120 in agriculture and the 24 in arts and recreation or the 27 in forestry. 

When you consider the numbers in the construction industry, this is a very small number indeed 

and yet we have this increasing and expensive burden of regulation. It is easy to say you cannot 

put a value on a human life, but what can be said is that people are dying in this country because 

they are homeless and people are dying because of overcrowding in the existing houses. These 

rates of death are sometimes difficult to measure, but they are clearly large enough that our 

reaction to the process should apply a restraint on the extent of our regulation.  

 

Building Issues  

1. The local government has got themselves into a situation where they are creating large 

barriers to development in brownfield sites because of a series of circumstances that they 
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have legislated against but have had unintended consequences. The issues we are dealing 

with is the backlash of additional high compliance arising from the leaky home issues and 

secondly the issues of the infrastructure burden.  The councils obtained obligations  in the 

70s, 80s and early 90s arising from large greenfield site developments where the council was 

left to provide stormwater and sewerage infrastructure for the developed sites.  

 

2. The response to the infrastructure costs on greenfield sites was to create the development 

levies. These were typically $20,000 to $40,000 per title. The difficulty is that these were applied 

to the issuance of any building modification that created two living units.  There was no need 

to issue a legal title whether it was on a greenfield site or a brownfield site.  If there was a 

kitchen sink and a locked door that triggered a development levy and two sets of rates. 

 

3. The issue is that in the greenfield sites, the Council is obliged to create new infrastructure. In 

the brownfield sites, this is not necessarily the case, as in the instance of subdividing an existing 

house there may be some marginal increase in usage, but in general it is well within the usage 

numbers contemplated at the time of construction.  

 

The compliance/building regulation issues. 

4. The councils have found that they have created a new “user pays structure” which allows them 

to require the builder to provide full architectural plans, engineering certificates for the 

structural integrity, geotechnical reports and other similar certificates from various building 

professionals to exclude any responsibility to the Council. The difficulty is that this massively 

increases the cost of compliance for the client.  

5. Councils have not constrained the planning and building departments as they were “user pays”.  

This may be true in a micro sense, but the costs have to be absorbed or responded to by the 

community. 

 

6. The building regulations in New Zealand, although they are ranging from subtropical climates 

in the north of the North Island down to temperate climates of a type found in Northern Europe 

which include annual snow, etc, there is no meaningful variation in the building standards. 

There is to be noted a variation in the standards with respect to earthquakes.   

 

7. There are impediments on development of brownfield sites, include the fact that the building 

may then be required to live up to the new standards for: 
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a. earthquakes, immediate upgrades 

b. insulation, including double glazing 

c. weathertightness, 

d. checking for asbestos and toxic materials 

e.  fire rules including insertion of fire walls,  

f. stormwater, including detention tanks 

g. drainage etc.  

h. severance of service infrastructure 

i. disability access rules if a commercial aspect 

8. These rules do not apply to the existing dwelling, which is incompatible with the needs of the 

community, but as soon as there is an attempt to adapt the dwelling, requiring a building 

consent to a standard necessary, then all of these other very expensive matters may apply. In 

addition, depending upon the nature of the operation, there may also be a requirement to 

meet disability rules, so that a very small building consent could immediately add the need for 

the installation of ramps, accessways, lifts and accessible toilets that had not previously 

existed.  

 

9. In short, each little regulatory body with its own specific target has obtained regulations to be 

put into place. On the face of it, these regulations are a proper and appropriate mechanism, 

however they have the net effect of rendering the most cost-effective method of creating 

affordable housing uneconomic. That method is the conversion of inappropriately structured 

existing housing stock into more appropriate style units.  The risk reward needs to be revisited. 

 

10. It can also be said that, frankly, it is frequent experience that when undertaking these 

conversions it is found that the dwellings themselves do not actually meet the building 

standards as required at the time.  

 

11. The refurbishment should lead to certain improvements in matters such as insulation and fire 

retardant materials, but there should not be a requirement that the brownfield conversions 

meet the new standards when inside an existing building profile. 

 

12. The inevitable cost of these regulations ends up on the person who builds. We have a kneejerk 

reaction that every time there is an earthquake, we need to improve our building standards, 

but we are in a situation where effectively we have less than three lives a year lost from 
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earthquakes as compared to over 300 from road accidents, 120 from drowning and 10 to 20 

from house fires. There needs to be an understanding of what the social consequences are of 

these regulatory costs, because those issues of homelessness, overcrowding, domestic 

violence, disease and exposure are hidden within our various statistics models.  

 

13. In many of the inner city suburbs in Auckland there are significant numbers of four and five-

bedroom houses built from the turn of the century through into the 1980s. Due to empty 

nesting and changes in sizes of family, most of these houses are now occupied by only one, two 

or three people.  

 

14. To put meat on the bones, so to speak, a practical example can be that a three-bedroom house 

with workshop, rumpus room, basement and study was valued at $1.4 million. The property 

then had $150,000 spent on it, creating some apartment divisions in the establishing of 

additional kitchen facilities and modernising bathrooms, etc.  

 

15. The house when originally purchased, although three bedrooms, would probably have also 

been seen as a four-bedroom property with a likely full occupancy of six people (a couple and 

four children). When the property was divided up, initially it divided into a two-bedroom 

property and a three-bedroom apartment. The last stage of work added a further one-bedroom 

apartment. The total work on the site was $250,000, with the option on a further $70,000 to 

create a further apartment within the double garage and adjoining rooms.  

 

16. If that work was to be done, the total cost would be approximately $1.65 million. This would 

represent a cost per occupant of approximately $135,000. That is approximately half the 

$650,000 two-bedroom house package that people are looking at.  

 

17. The benefit of this system, however, is that: 

1. It releases the value within existing housing stock within existing footprints; 

2. It provides housing within the more in-demand inner city and inner circle suburbs; 

3. It does not encroach into any unused land; 

4. It should produce, depending upon the controls, only limited increase in burden on the 

existing infrastructure over the populations for which that infrastructure was planned.  
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Training 

28. The system of training in New Zealand for apprentices has been in decline for almost my entire 

life.  

 

29. The move to take apprenticeships more heavily into the polytechs has had a number of negative 

aspects. In my opinion: 

1. It leaves apprentices with a debt at the end of their apprenticeship for the time spent at 

the polytech. 

2. There are many fine carpenters who have difficulty writing and, like myself, are dyslexic, 

but the systems preclude them from effectively qualifying. 

3. The qualifications to act as a trainee either in secondary schools or at the polytechs 

preclude the very large number of skilled tradesmen at the end of their careers who are, 

due to injury, effectively unable to continue on the tools from becoming trainees. The 

problem is that they are required to train for three years to get a teaching qualification.  

Whether formally or informally, almost all tradesmen have been training people on the job 

for their entire life. A three-month style training programme, I think, would be more than 

adequate. A truncated programme like that operates in Australia, where I did qualify to 

become a training tradesman.  

 

GST. 

30. The regimes on GST make it difficult for capital items as they are not recoverable. The 

recoupment of GST would make a huge difference in these situations, because the Government 

is effectively taking 15 percent on the top of a development.  

 

The obtaining cost when consents are obtained.  

31. In addition to the straight costs of consents and regulatory connections, which I attach an 

example for the conversion of a five-bedroom house into three flats with a regulatory consent 

cost of $115,000, this cost is without taking into account your own drafting planners, architects, 

engineers and other costs that would well be in the order of $20,000 or $30,000. 

 

32. Complying with the consent process causes huge delays, as it is not uncommon to have to wait 

a week to get an inspector to call, and work has to stop in the meantime.  
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33. It is not uncommon for inspectors not to appear on the appointed dates, and this can cause 

massive disruption with the contractors who have been organised for the next phase of the 

project, for example, when the closing of the framing is agreed and the gibbers and electricians 

and plasterers are waiting to step in to the site. 

 

34.  An even more frustrating aspect is when inspectors change their mind or you have a new 

inspector who has a different opinion on a subject. There is, in addition, situations where new 

regulations or new office interpretations arrive halfway through a project. This can cause 

enormous delay and extra cost.  

 

35. I remain sceptical about the quality advantages, often from the inspector’s engagement. 

Frequently I know from my own experience that they are telling me to do the wrong thing, but 

I am obliged to do what they instruct. These instructions can be particularly frustrating. It would 

typically be tens of thousands of dollars in extra costs, merely by the inefficiencies of the 

consent process and delays changing of consent terms etc, etc.  

 

36. In short, the consent process adds time and money to the process and does not, frankly, add 

much benefit, if any. 

 

37. The Government have an opportunity with VAT to provide, for example, remittance or 

recouping of VAT with respect to a sale to a first time buyer who is a New Zealand citizen. This 

would very significantly bring down the price of an affordable home by very explicitly 15 

percent. 

 

38. In addition to the development of brownfield sites, the Government could make its own 

satellite developments where it would acquire tracts of rural land, then establish the relevant 

transport infrastructure and then provide the subdivided lots to private builders with certain 

covenants to ensure that affordable homes were constructed. To avoid any withdrawal from 

that process, the Crown would have the right to repurchase the land at 30 percent less than the 

sale price if the conditions were not met.  

 

39. The process would potentially allow particularly developments along the likely fast train route 

between Auckland and Hamilton, particularly around Pokeno and Huntly, where inexpensive 

property would be available. 
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40. The whole tax and regulatory regime needs to be revisited, for in the absence of such a revisit 

we have a system where the Government is pricing people out of housing or taxing people out 

of housing.  

 

41. This housing problem is soluble, but it is not soluble by these mega projects such as Hobsonville 

or the Unitec site in Mt Roskill.  

 

42. It is the small, singular transition of the huge numbers of four and five bedroom houses that 

will create the material housing stock that we are looking for. 

 

Australian Observation 

 

43. I worked in Australia for more than 15 years. The majority of that time was in Arnhem Land in 

the Northern Territories, working in conjunction with the Department for Aboriginal Affairs in 

constructing houses under their Aboriginal Housing Programme. I, in the process of 

undertaking this work, lived among the Aborigines in a way that the employees of the 

Department of Aboriginal Affairs did not. I became closely linked with the community and was 

invited to partake in many of their ceremonies.  

 

44. I had to build the buildings as required by the Department. These buildings were conventional 

European buildings of typically brick or block with iron rooves, kitchens, toilets in a normal 

Western configuration.  

 

45. My Aborigine friends said that they had talked to the department and had asked for a much 

simpler construction, being, in essence, a shelter with a simple ablution block and a 

barbecue/cooking area. There was no need for ovens, etc.  

 

46. The houses, when handed over, were frequently abused or misused, in that the buildings as 

they were provided were completely inconsistent with Aboriginal needs. 

 

47. For whatever reason, the Aboriginal community and the Department seem to be unable to 

communicate. The lessons to be learned for building in New Zealand would appear to be that 

the construction of housing on Māori land should be to a standard and process more 
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consistent with Māori customs and desires. This could include building standards more 

properly reflecting the more moderate climate of the winterless north, and also standards 

more relevant to a rural environment with low housing densities.   

 

Northland Observations 

 

48. The costs associated with building compliance remain a major impediment to formal consents.  

 

49. A casual drive down many of the rural roads in Northland would suggest that 75 percent or 

more of the houses were not permittable. The reasons include unpermitted and non-standard 

extensions, the conversion of garages and alike into living areas, the failure to maintain the 

weatherproof quality of the building, the failure to maintain proper spouting and similar.  

 
50. The current drought has also underlined the inadequacy of many of the buildings in terms of 

water supply.  

 

51. The sheer cost of connection of infrastructure means that far more buildings in rural 

Northland are off-grid and suffer the consequent increased risks from candle fires, etc. 

 

52. The problems of rural Māori housing is huge and the problem is growing larger as more of the 

whānau drift back from Auckland, firstly, because of the enormous costs of rents over the last 

three years and now for a desire to escape from the virus hotspots of Auckland.  

 

53. What used to be vacant properties are rapidly being reoccupied, even though they do not in 

any way comply with even a reasonable standard of weatherproofness and habitability.  

Signed this 18th day of August 2020 

 

 
……………………………………………… 

Adrian Brough 




