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UNCONSENTED BUILDING WORK

Building work in our district continues to power ahead in both 
the commercial and residential sectors as we make our way 
through a fairly mild winter. 

Kinloch has been the standout area for residential 
development over the last 12 months. The interesting aspect 
here is that many of these houses will be occupied by 
permanent residents rather than the historic holiday home 
market. This was indicated in some of the initial census 
results that came out this year that showed a 50 per cent 
increase in the permanent population in Kinloch, compared 
to very little of this growth in most of the Taupō District. 
Commercially, the Kinloch Golf Course is progressing well 
with its lodge and accommodation units.

Commercial redevelopment in Taupō’s central business 
district (CBD) is going well, but we are still seeing a trend 
of retail shops relocating around the town centre to newer 
buildings rather than attracting new business. The tough retail 
market isn’t only an issue in our district – it is a worldwide 
economic reality. As more business is done on the internet, 
retailers need to work harder and smarter to continue to 
attract business. We are trying to encourage business in 
the CBD by enabling easier redevelopment while opening 
up more industrial land for job creation opportunities. The 
recent decision from the Environment Court  supported the 
council’s approach to a compact, vibrant town centre and 
ensured retail parks don’t open up on the East Taupō Arterial.

We have noticed a recent trend of building work that has 
not had a building consent or not had building inspections 
undertaken by council officers. In particular this is occurring 
on larger rural lots being used for dairy production. 

Under Schedule 1 of the Building Act, certain work can be 
done without a building consent as long as it still complies 
with the Building Code. This is generally limited to low risk 
building work but a Territorial Authority (TA) can use its 
discretion to exempt any building work. 

If a building consent has been issued, only the Building 
Control Authority (BCA) or TA can undertake the inspections 
unless an agreement is made during the building consent 
process. If inspections are done by other parties without 
the BCA’s approval, we are unlikely to be able to issue the 
Code Compliance Certificate as we have not inspected all 
of the work and may not be satisfied it complies with the 

Building Code.

While a Certificate of Acceptance (COA) can be applied for 
building work done without a building consent, it is generally 
more expensive and we are not obliged to issue the COA. 
We can also issue infringements and notices to fix under the 
Building Act which put more risk and cost on the applicant.

Talk to us early if you feel that an exemption is suitable for 
any building work or you wish to have inspections carried 
out by another party to avoid costly mistakes. Also, if the 
work needs to be done urgently, contact us to see if we can 
find some way to get your timeframes met.

There is currently some talk at central government level of 
more expansion of exempt building work, with rural farm 
buildings being considered. Watch this space for updates 
on Schedule 1.
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Make sure you have your LBP 
registration number handy when 
you book inspections with us and 
also when the inspection is being 
undertaken. Ideally all contractors’ and 
subcontractors’ LBP numbers should 
be recorded on the initial building 
consent application but we realise 
that often these are not known at the 
application stage. 

The record of work should also be filled 
out comprehensively to ensure it is 
clear who has done each component 
of work and their LBP numbers. If 
you are the builder on site and have 
block work or roofing that is being 
subcontracted, you want to ensure it 
is clear that you did not do this work 
and have a clear record of those LBPs. 
This will ensure in the future if there 
is a failure of a particular aspect of a 
building that the correct LBP is held 
responsible.  

LICENSED BUILDING 
PRACTIONERS

A complaint recently lodged against a Licensed Building 
Practitioner (LBP) resulted in a hefty fine.

The LBP was found to have undertaken building work 
without a building consent, and on investigation of the 
complaint the Building Practitioners Board found the LBP 
had carried out or supervised building work in a negligent or 
incompetent manner. 

The board decided the LBP had shown a serious lack of 
care when it poured a floor prior to a building inspection 
occurring and undertook plumbing work without a licence to 
do so. The plumbing work carried out was the placement of 
waste pipes that were cast in the concrete slab.

The board also determined the LBP also failed when it 
neglected to gain a consent when changes were made 
in the plans. A variation to the consent should have been 

sought, but was not. The board also noted the LBP did not 
actually view the building consent documents.

The LBP was fined $1500 and ordered to pay costs of $1500. 
The lesson to be learned from this is that an LBP needs to 
obtain the required building consent and not assume or take 
someone else’s word that it has been issued.

Ensure that when you are doing building work you have 
the approved plans onsite at all times. With the move to 
electronic processing, inspectors are less likely to have the 
plans on hand and therefore cannot complete the inspection 
if you don’t have the approved plans. One of the benefits 
of electronic plans is that you can print off multiple copies, 
which ensures everyone is working on the same plan and 
you can keep a clean copy for inspections.

RISK OF DOING WORK WITHOUT A BUILDING CONSENT

EXEMPT BUILDING WORK

The passing of the Building Amendment Act last year means more low-
risk work is now exempt from building consent. 

For example, a detached building three storeys high or lower can now be 
demolished without building consent. Previously a building consent was 
required, unless the building was damaged. This means some existing 
outbuildings, such as carports, garages, greenhouses and sheds, can 
now be repaired and replaced without building consent, damaged or not. 

If the new outbuilding is the same size or smaller than the original, is on 
the same footprint and is comparable to the original, the building work 
may also be exempt from building consent. However, if it is different this 
may not apply. You can’t replace a carport with a garage without building 
consent, nor can you shift a shed to another part of your property and add 
an extension without building consent. 

Don’t forget to download your copy of ‘Building work that does not require 
a building consent’ here and keep a copy on hand, particularly when 
quoting on work that you think is exempt. Remember that you can still 
apply to the council to have exempt work recorded on a property file for 
future reference.

Please also note, however, that your rates are calculated based on the 
capital value of your property. This means any changes to the property 
may impact on its rates, so if you are thinking of removing an old building 
it is still best to notify us so that your records can be updated and you are 
not paying for something that isn’t there.

http://www.dbh.govt.nz/UserFiles/File/Publications/Building/Guidance-information/pdf/building-work-consent-not-required-guidance-3rd-edition.pdf
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Online consents appear to be going well for both applicants 
and the council and as we continue with the system, the 
few minor technical issues we have had will be resolved. 
Although there is minimal time saved in the processing, it is 
easier to email plans in and replace them electronically and 
it also saves paper. Emailed plans also mean less printing 
for the designers which is great and a definite cost saver 
especially on larger projects. 

To make it easier and quicker for us to identify further 
information sent in on new plans, it would be a huge help 
if we had letters accompanying the extra pages identifying 
on which pages changes have been made. This can just be 
a copy of our Request for Further Information (RFI) letter 
with some notes under each question with page references. 
Marking the changes on each page would also be helpful. If 
all this is done it makes it a much quicker exercise for us to 
identify and sign off RFIs rather than spending time hunting 
through plans trying to identify them. This saves everyone 
time and money.

If you are lodging your building consent online, then all 
requests for further information should also be done online 
so it integrates easily with the original application. Ensure 
when you are providing further information that it is clearly 
identifiable on the plans by marking where the changes are. 
State clearly the page or sheet number where the changes 
have occurred on the cover letter so we don’t waste time 
searching for the information. 

If an application is submitted online we aim to vet it within 
48 hours (two working days) of receiving it. However if it is 
received after 5pm then those days will start the following 
working day. Once the consent is formally accepted in, the 
clock starts from the time it was submitted. When we receive 
further information we also aim to look at it within 48 hours, 
but the clock doesn’t start again until we are satisfied that all 
of the information is provided.

If you have any feedback on processing and in particular 
electronic processing, then please let us know at one of our 
regular building meetings or call us on 07 376 0899.

UPDATE FROM THE BUILDING TEAM – PROCESSING

We are often asked when accessible showers should be 
installed for people with disabilities in commercial buildings, 
such as office buildings. Often a shower is provided in an 
office building for people who cycle to work or exercise 
during their lunch break.

The relevant Acceptable Solution is G1/AS1, which also 
cites the design Standard NZS 4121: 2001, Design for 
access and mobility – Buildings and Associated facilities, 
for people with disabilities.

Table 2 in G1/AS1 does not require showers in commercial 
buildings or most communal non-residential buildings, such 
as clubrooms and halls. However, Table 2 does require 
showers in “places of active recreation” such as swimming 
pools and gymnasiums.

Regardless of whether showers are required, Table 2 states 

“where showers are provided include at least one accessible 
shower compartment”.

Clarification from the Ministry of Business, Innovation 
and Employment interprets the reference to ‘showers’ in 
this statement to mean that if more than one shower is 
provided, then one of the showers must be accessible. 
This interpretation is supported by NZS 4121: 2001, which 
states in Clause 10.5.11 that “where showers are required 
for staff or public use, a wet-area shower shall be provided 
for people with disabilities.” 

Soon after the publication of NZS 4121: 2001, the committee 
for this Standard was asked to clarify the meaning of Clause 
10.5.11. The committee’s view was that if only one shower 
is to be provided, it need not be an accessible shower, but 
if two or more showers are provided, then at least one must 
be accessible.

ACCESSIBLE SHOWERS IN COMMERCIAL BUILDINGS

Spring is just around the corner and with it generally comes 
more unsettled weather. Please keep this in mind when 
working on unstable sites and pay particular attention to how 
you are managing dust, silt and stormwater onsite. A great 
little publication on managing a site is available here.

We are seeing some really good cooperation with contractors 
and builders managing their sites which is great and we 
encourage everyone to keep up the good work. 

Contaminated sites have received a lot of attention following 
the introduction of new regulations for managing these sites 
to ensure people’s health is not compromised. We hold 
information on the property records to indicate if a site may 
be contaminated due to the previous or existing use. This is 
likely to have an impact on any industrial or commercial site 

and needs to be carefully considered before commencing 
any work onsite. 

One of the areas of concern we need to address is the 
demolition work of old buildings as these don’t need a building 
consent if they are fewer than three storeys’ high. If you are 
doing any demolition work on commercial buildings, it would 
pay to check with us to ensure the site is not contaminated 
and ensure your staff and surrounding sites are adequately 
protected. This includes the dust that is created from the 
site and how you transport materials away from the site. 
This does not remove your liability under the Health and 
Safety Act and you still need to consider any hazardous 
material onsite that may not be on council records – such 
as asbestos or lead paint. Contact us on 07 376 0899 if you 
have any questions.

COMPLIANCE FOCUS

http://www.bpg.co.nz/pdf/builders-pocket-guide-new.pdf
http://www.bpg.co.nz/pdf/builders-pocket-guide-new.pdf
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There has been some concern from consultants about the 
coordination of their information in relation to the architects’ 
and designers’ documents. Confusion and inconsistency 
between the documents can mean a lot of extra time 
processing. 

One of the consultants also mentioned they have been 
caught up in a legal issue over what apparently appears 
to be work they were not asked to design. Another has 
altered their documentation to include a note stating it is 
the designer’s responsibility to ensure that their design is 
suitably incorporated into the main documentation.

With the points above in mind, you could argue that some of 
the outlines of work the consultants have been employed to 
do is not very clear at times. In some cases it is not legible, 
and sometimes it is hard to determine what they have 
actually designed.

Please keep in mind the following points:

1. The architect, designer, or other agent is responsible 
for the coordination of the various consultants and must 
ensure the transference of information between each is 
consistent, correct and complete.

2. All consultants’ information should be reviewed by the 
architect or designer for accuracy and completion. This 
should include prefabricated items such as trusses etc 

which the designer should be including on their design 
memorandum under supervised restricted building work.

3. Designers and consultants should keep in mind that they 
are providing the information to construct a building (i.e. 
a recipe) and not just to get a consent. There are many 
recipes to construct a building, but the recipe must be 
clear as to how it is to be done. The building information 
should be clear, make sense, be well organised and 
coordinated for the builder and inspectors on site. 
It should clearly show to the building officials how 
compliance in relation to each of the code clauses has 
been achieved.

4. All restricted building work must be accompanied by 
a design memorandum signed off by the licensed 
building practitioner, architect, or Certified Professional  
Engineer. The memorandums must be complete with 
suitable descriptions and references. If you need more 
room to document the descriptions, provide a reference 
instead of a few words to an attachment and provide a 
more detailed account of the restricted work. The better 
the description, the easier it is for the builder to fill out 
their record of work forms, and the better it is for the 
designer to limit the liability under the LBP scheme to 
certain items. Remember that not all building work is 
restricted work.

COORDINATION OF CONSULTANTS INFORMATION AND THE COST TO THE CLIENT

USEFUL WEBSITES

Taupō District Council – www.taupo.govt.nz 

Waikato Regional Council – www.waikatoregion.govt.nz 

Branz – www.branz.co.nz 

Department of Building and Housing – www.dbh.govt.nz

Online Toilet Calculator – www.dbh.govt.nz/calculator-for-toilet-pans

Building Officials Institute of New Zealand – www.boinz.org.nz 

Building Guide Publication – www.buildingguide.co.nz 

New Zealand Legislation – www.legislation.govt.nz 

Compliance Schedule Handbook – www.dbh.govt.nz/compliance-documents#handbooks 

Approved Woodburners – www.mfe.govt.nz/laws/standards/woodburners/authorised-woodburners.html

Eboss, up to date product information – www.eboss.co.nz 

Design Navigator, online calculator for buildings – www.designnavigator.co.nz 
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RESTRICTIONS ON OPEN FIRES 

A fresh breach of national air pollution standards in Taupō 
has triggered a new restriction by Waikato Regional Council 
on the future use of open fireplaces in the home and an 
extension of the town’s classification as a “polluted airshed”.

As of 27 June 2014, all domestic solid-fuel open fires are 
prohibited inside a dwelling. 

A domestic solid-fuel burning open fire –

(a)  means an appliance or a structure inside a domestic 
building that can burn solid-fuel but cannot effectively 
control the rate of air supply to the combustion zone; 
and

(b)  to avoid doubt, includes a fireplace to which paragraph (a) 
applies that has a cover or doors that cannot effectively 
control the rate of air supply to the combustion zone i.e. 
any fire where the combustion chamber is not totally 
enclosed e.g. brick or masonry fireplaces, visors, open 
hearths, Jetmaster fireplaces.

The restrictions aim to prevent any increase in the amount 
of PM10 particles being emitted into Taupō’s air. PM10 is 
made up of particles 10 microns in diameter or less. The 
main source of PM10 in Taupō, as in other Waikato towns 

where it is a problem, is solid fuel burning in domestic 
heating fires.

As a result of this breach, any new solid-fuel burning, open 
fireplace installed within a home after 27 June 2014 can 
now not be used for burning solid fuels such as coal and 
wood.

People will still be able to use enclosed fireplaces, such as 
approved woodburners, installed prior to and after 27 June 
2014 and can keep using existing open fireplaces.

The breach also extends the period during which industrial 
restrictions apply to any business or industry which wants 
to introduce a new and large discharge of PM10 to air or an 
existing industry wanting to increase its consented PM10 
discharges to air within Taupō. To obtain consent for an 
increase requires someone else to reduce their discharge 
by the same amount. 

According to Waikato Regional Council the industrial 
restrictions can be lifted once Taupō has five years in a row 
of no more than one exceedance per 12 month period. The 
ban on using new open fireplaces installed in a home after 
June 2014 will remain indefinitely.


