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INTRODUCTION
As the industry body that aims to drive
sustainability across New Zealand’s built
environment, the New Zealand Green Building
Council (NZGBC) has, since its inception,
played a central role in changing practice
across industry.

Defining the options

The NZGBC led the introduction of rating tools
such as Green Star, bringing a sea change to
the construction sector. It has provided wellrecognised tools for industry and altered the
language of professionals working within it.

• in-depth qualitative interviews with 30 key
industry stakeholders to provide a wealth of
informed, expert evidence

Latterly the global financial crisis, a shift
in political emphasis from sustainability to
productivity, and the prominence of seismic
issues have combined to shift attention away
from sustainability in commercial building.
In 2015 there are signs the pendulum
is swinging back to sustainability. This is
underpinned in part by large-scale urban
master-planning underway in our cities;
global investor trends; increased focus on
performance and wellbeing; and greater uptake
of technologies that make sustainable design
easier to achieve.
To stay relevant and effective, it is essential that
the NZGBC seeks to understand these multiple
sector influences, and adapts to meet them.
Are we offering the right products, services and
tools to equip the industry for the future? Are
there challenges and opportunities we are not
addressing adequately? One of the NZGBC’s
strategic priorities in 2014/15 was to undertake
strategic research on the appropriateness of our
current toolkit for the New Zealand market. This
report is an outcome of that research.
This document is intended as the basis for
further discussions with NZGBC members
and stakeholders, and to help shape the
organisation’s response in a multi-year strategy.

To thoroughly understand market sentiment,
identify existing challenges and pinpoint
opportunities, NZGBC undertook a two-pronged
approach:

• a
 n online quantitative survey, undertaken
with the Property Council of New Zealand
(PCNZ), of both organisations’ members.
The synthesis of this sought to:
• form a comprehensive understanding
of the anticipated barriers, drivers and
opportunities in the New Zealand market
over the next 3–5 years
• identify the most effective mechanisms
to employ in response to these barriers,
drivers and opportunities, in order for
NZGBC to have the greatest success in
transforming the market
• c ontribute to the development of a
comprehensive strategic plan to guide the
organisation’s activities over the next three
years.
In addition, NZGBC sought strategic input from
its Board, leadership team and external experts
– this fed into the development of the options
outlined in this paper.
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SUMMARY
Our research confirms that industry support for
green building is strong and there is an appetite
to engage with a re-oriented NZGBC that offers
tools, products and services tailored to meet
industry needs.
Challenges and opportunities
New Zealand is undergoing a development
boom that is expected to peak in 2–3 years.
Stakeholders outlined industry challenges
including labour and capital shortages, and
increased offshore competition, but are
positioning themselves for a change in market
conditions. There is no sense that increased
development has brought advances in
sustainable practice. Many felt the time was
right for a shift in the sector, seeing a significant
opportunity for the NZGBC to be more assertive
and take a lead role on sustainability.
Rating tools
In terms of revision for rating tools, there was
a common desire for ratings that cover a wider
range of building grades and typologies, and
that bring in different performance metrics.
Specific changes were mooted covering the
design/build suite of tools and performance
ratings, with the need for a community/precinct
rating also featuring.
Stakeholders and partnerships
While NZGBC is acknowledged as having strong
relationships with the supply side of the sector,
our interviewees want to see better traction
with clients and tenants. They provided a range
of suggestions for engaging with the tenant
market, in particular linking to health and
wellbeing outcomes.
Stronger alliances are suggested with
government, local government, industry
organisations and portfolio owners.

NZGBC role and services
There is a common desire for advocacy from
NZGBC and greater assertiveness on policy.
There was also an appetite for better case
studies and analysis to prove the business
case, and an expanded education offering that
addresses the gaps in current training.
Core purpose of NZGBC
A key theme emerging was the opportunity
for NZGBC to re-define and articulate its
core purpose and broaden its influence as
a champion of sustainability. There was a
call for passion and inspiration, articulated
as transitioning from an “organisation to a
movement”.
NZGBC’s future strategy
This industry intelligence has helped inform
NZGBC’s broad strategy for the next three
years. This comprises two externally focused
objectives: our rating tool strategy and
building a policy position. It is envisaged
that 2015/16 will be a year of re-framing
our baseline, in terms of internal processes
and our rating tools; 2016/17 will extend our
influence; and by 2017/18 we will be redefining
how New Zealand achieves a sustainable built
environment.
This study has provided immensely valuable
information, which NZGBC will use as the basis
for planning and development.
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INDUSTRY CONTEXT
In examining the challenges and opportunities
for sustainable building over the next five years,
it is important first to understand the broader
context – economic, cultural, social and global –
as well as specific issues exercising businesses
in the sector.

Rather than enabling a greater emphasis on
sustainability, the recent boom times were seen
by some as having created a culture of “adding
things” rather than focusing on quality design,
with value management “stripping everything
down to the lowest common denominator”.

Margins under pressure

Principles vs pragmatism

The market is currently buoyant and
development active, but many of those
interviewed believe it will peak in 2017/18,
leading to greater capacity and potentially an
over-supply of property.

Against this backdrop, there was a strong
sense that the time is right to show leadership
on sustainability. A significant proportion of
interviewees are looking to the NZGBC to take a
more principled stance on building quality and
environmental impact. There was a palpable
desire for a more challenging voice advocating
for best practice (which may be a reaction to
the pragmatism of recent years).

Rising costs of construction – land, materials
and labour – are a common concern, with
margins under significant pressure. Many of
those we interviewed struggle to find the labour
and resources to deliver projects, citing poor
skills retention. On the demand side, there was
a perception that the market won’t tolerate
increased rents, further squeezing margins.
The quantitative survey reiterated these themes,
adding seismic design/upgrade agreements
and impacts of local government plans
(Auckland Unitary Plan and Christchurch District
Plan) as significant challenges.
Increasing competition from offshore is a factor
for New Zealand-based companies, in terms
of easier access to capital for land purchase,
and having sufficient resources to compete on
project delivery. Conversely, our survey noted
that increased foreign investment may also be
seen as an opportunity.
Cost a driver
Compared to our global peers, the New Zealand
market was seen as cost-driven rather than
value-driven, with one interviewee describing
the local sector as “traditionally one of
cheapskates, not about quality and longevity”.

This sentiment was particularly pronounced
when comparing New Zealand to other
countries, with a view that we are trailing others
and risk squandering our natural capital. In
particular, a dissonance was noted between
the concept of a “clean, green economy” and
the reality. In terms of building performance
and energy efficiency, we are seen to be lagging
behind Asia.

HAVE A BEAUTIFUL NATURAL
“ WE
ENVIRONMENT COMBINED WITH

A GREAT OPPORTUNITY, BUT ONE
THAT WILL ONLY RESIDE WITH NEW
ZEALAND FOR ANOTHER HALF A
GENERATION. WE RISK LOSING THIS
THROUGH A LACK OF LEVERAGE OR
ABILITY TO BE AUTHENTIC. ”
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Regulation falling short
There was a widely held view that the legislative
framework, at both national and local level,
is inadequate (though diagnoses of the
problems differed). In terms of ensuring quality,
the Building Code was noted as “the lowest
in the Western world”, while the Resource
Management Act (RMA) and Proposed Auckland
Unitary Plan were seen as “not delivering
fast enough” in terms of meeting the needs
of growth and development. (Several felt
the issues with the RMA relate to how it is
implemented, rather than the law itself.)
There was a possibility noted – though
uncertain – that upcoming climate negotiations
in Paris could impact New Zealand carbon
policy. Regardless, there is a perception that the
NZGBC could take a lead on these issues.
This broad-brush context provides the backdrop
against which the NZGBC can identify and
apply the most effective levers to support and
influence the industry.

IS SIMILAR TO MUCH OF
“ NZGBC
THE CONSTRUCTION INDUSTRY;
IT’S BEEN TREADING WATER
FOR THE PAST FEW YEARS.
NOW WE NEED TO LOOK FOR
THE NEXT BIG SWITCH.”

“ IS IT TIME TO BE BRAVE? ”

Our interviewees provided a wealth of detail on
strengths and weaknesses of the current rating
tools, effective market interventions, support
NZGBC should offer industry, partnerships and
advocacy. The following sections discuss these
ideas in more depth, and outline options for
NZGBC’s response.
PHOTO: WAYNE CURTIS
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EVOLUTION OF DESIGN/BUILD RATING TOOLS
The research overwhelmingly endorsed the
usefulness of building rating tools, and was
positive about the impact of Green Star. In
some spheres Green Star had “normalised”
sustainable practice and “done a good job”
– though its influence applies largely to the
premium end of the market.
In our qualitative interviews, there was almost
universal sentiment that the time is right to
re-think and re-orient Green Star. There was
widespread recognition (as there is within
NZGBC) that the tool that launched in 2007
will need to look substantially different to meet
the needs of the market in five years. One
commented: “The rating tools will need to gain
agility and embrace technology to reduce cost
and increase relevance to tomorrow’s world.”
Modernising the tools
There was a multiplicity of views about what
exactly should change. These included
expanding the types of buildings that are rated
(both by grade and typology); broadening
the scope to embrace precinct-wide ratings;
and expanding the number of features rated.
Specific changes suggested in the design/build
tool suite include:
• m
 ove the design/build tool (i.e. Green Star)
to a granular scale and full spectrum, not
just best practice
• retire the design rating
• p
 rogress to a communities or precinct tool
that encompasses various building types
• introduce mandatory minimums within
Green Star to prevent ‘gaming’.
The interplay between ratings that take into
account design/build aspects and those that
rate operational performance was also top
of mind, and a theme NZGBC will need to

address (see the next section for a discussion
of performance rating). This is undoubtedly
prompted by the current coexistence of Green
Star (holistic design/build) and NABERSNZ
(solely energy performance) in the current New
Zealand market.
The quantitative survey results echoed this,
though less categorically. Asked whether the
current NZGBC suite would meet market needs
in five years, 27 percent of respondents said
yes, 36 percent said no, and a further 37
percent didn’t know. (This likely reflects the
generally lower awareness of NZGBC tools
among this cohort, than among the one-to-one
interviewees.)

YOU COULD GET 100 3-STAR
“ IFBUILDINGS
WOULD THAT BE

A BETTER OUTCOME THAN
20 5-STAR BUILDINGS? THE
BEST-PRACTICE FOCUS IS
POTENTIALLY A RESTRICTOR. ”

Assessment process needs flexibility
In addition to the tools themselves, there were
comments about the Green Star assessment
and rating process.
Assessment was seen by a few as compliancefocused with a tendency to be inflexible. A
couple of anecdotes illustrated instances where
a strict adherence to the Green Star rulebook
created hurdles for the project team. (These
both dated from the pilot period when the
approach was more rigid than today; however,
there are clearly still process improvements
NZGBC could make.)
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Some asked if it was feasible to reduce the
paperwork requirements and evidence base, for
example by using interview to audit.
It is clear that as well as reviewing the tools
themselves, NZGBC needs to streamline
and simplify the process, to meet market
expectations. This is consistent with the
evolution of the rating tools, and with
development undertaken by other green
building councils internationally.

OUR IMPACT IS
“ CURRENTLY
ONLY TOUCHING A SMALL

PART OF THE MARKET.
CITY-WIDE PROGRAMMES
WILL POTENTIALLY GROW IN
IMPORTANCE AND HAVE THE
POTENTIAL TO RESULT IN
MORE CHANGES. IS NZGBC
READY FOR THOSE? ”

PHOTO: WAYNE CURTIS
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EXISTING BUILDINGS AND PERFORMANCE
Existing building stock obviously outnumbers
new building projects. Managing New Zealand’s
high proportion of lower-grade building
stock was seen as an issue, becoming more
pronounced as these assets age. The potential
to repurpose this stock “creatively” was noted
as a key market opportunity.
There was general positivity about the
introduction of NABERSNZ, the energy
performance rating tool. Several saw NABERSNZ
as poised to have a big impact, but noted that
the current reluctance to publicise ratings for
average buildings needed to shift to provide
greater transparency. There was also a view that
the regulatory climate could support it better
(this is discussed in more depth later).
Specific suggestions for performance ratings:
• include B- and C-grade assets by having a
(Green Star) performance tool
• introduce NABERSNZ for water and IEQ as
well as energy

If the suggested changes were adopted in
their entirety, it could broaden the tools’ reach
in several directions – from asset classes, to
features rated, to stages of building life and
operation, to communities.
In determining the right strategic direction for
its rating tools, the NZGBC needs to consider
both feasibility and potential for greatest
influence in the market.

CURRENT PACKAGE OF
“ THE
TOOLS IS QUITE LIMITED,

RELATIVELY SIMPLISTIC AND
FOCUSED ON THE BUILDING. WE
NEED TO REFLECT THE BROADER
GOALS OF PLANETARY WELLNESS
AND HUMAN WELLNESS. ”

• e
 xpand performance tool (NABERSNZ) to
different building types, starting with schools
• r e-focus from efficiency to effectiveness of
space (measured in kwh/person/year rather
than kwh/m2/year).
Responses to the online survey noted that
Green Star was limited by being a tool focused
on new builds (excluding the Interiors tool), and
could be made more applicable to retrofits and
existing buildings.
Taken together, the suggested changes to the
rating tools for design/build and performance
encompass a diverse range of approaches.
However, there is a general desire to “fill the
gaps” in terms of building type and grade
covered, and to provide more integration
between design and performance.

NZGBC VERSION OF
“ AN
NABERSNZ FOR WATER, WASTE
AND IEQ WOULD BE WELCOME,
BUT NOT NECESSARILY WITH
THE NABERSNZ BRANDING –
LOOKING FOR LOW COST, LOW
BARRIER TO ENTRY WITH A
HIGH ADOPTION RATE. ”
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CRITICAL STAKEHOLDERS
Our interviewees made various suggestions
about sectors of the market with which NZGBC
could be well advised to develop relationships,
partnerships and allegiances.
Occupiers and tenants
Owners, developers and professionals alike
consistently emphasise the importance of
tenant demand in shifting the market, and see
an opportunity for NZGBC to work more directly
with this group. While NZGBC’s relationship
with the supply side of the industry was widely
described as strong, there was a perception we
could work more closely with the demand side.
Awareness gaps in occupant market
The quantitative research underlined this,
finding that in general occupiers and tenants
have little understanding of the benefits of
green buildings, aside from energy savings. One
commented: “Tenants and users need to be
better educated and empowered about how to
operate the green buildings they’re occupying.”
Another illustration of this gap was in the
low take-up of the Green Star Interiors tool,
with one interviewee commenting, “Tenants
are interested in the base building but not in
following through.”
It was felt tenants need a better understanding
of the different rating tools, the benefits of
occupying green buildings, and how to operate
them once they’re in.
It was noted that NZGBC could “talk more
personally” to this group, and start by
understanding their drivers and priorities
(while bearing in mind the differences between
the Auckland, Wellington and Christchurch
leasing markets).

Linking to tenant priorities
According to survey data, the most significant
issues facing tenants and occupiers in the next
five years are staff health and wellbeing, and
utilisation of space. Managing leasing costs
and seismic design are also seen as key.
Our qualitative interviewees stressed that links
between green building and positive employee
outcomes (reduced absenteeism, improved
productivity, wellbeing) could be usefully
emphasised. This would include making the
right data and marketing material available to
the industry to act as advocates and help get
tenant clients ‘over the line’.
Specific tenant priorities were cited as
influential links to green building:
• workplace flexibility and mobile working
• e
 mployee health and wellbeing (including
work/life balance)
• c orporate sustainability strategies and
carbon disclosure
• importance of local community
• safety and security.
It was noted that owners are trying to retain
current tenants – and that the lack of premiumgrade stock in Auckland is a factor. The
corporate real-estate sector was suggested as
a potential channel to engage with occupiers.

IMPORTANT TO FOCUS
“ IT’S
ON TENANTS’ FUTURE
NEEDS, RATHER THAN THE
OLD MODEL OF ‘BUILD IT
AND THEY WILL COME’. ”
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Strategic partnerships
Several identified organisations NZGBC should
work with more closely to gain leverage. Working
with and alongside government was a common
suggestion (tying in with the advocacy theme),
and it was noted that local government could
be an effective partner in lobbying for change at
national level.
It was suggested that NZGBC could get more
involved with business-focused programmes
run by the Energy Efficiency and Conservation
Authority (EECA).
Aligning more with the large portfolio owners
was also seen as strategically the right move,
and there were suggestions about how we could
partner with tertiary institutions to develop and
deliver better education on sustainable building
practice.

AN OPPORTUNITY OVER
“ THERE’S
THE NEXT FIVE YEARS TO GET
ALIGNMENT WITH GOVERNMENT
AND PORTFOLIO OWNERS TO
MAKE A BIGGER IMPACT. ”

Some saw other industry associations as
potential partners on specific issues, in
particular those with a strong base of influential
owner and tenant members.
PHOTO: ALEXANDER GOH
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ADVOCATING, EDUCATING, COMMUNICATING
Influencing policy
There was a view that NZGBC could be
advocating more strongly to policy makers.
Some felt NZGBC’s position as an independent
industry body – not part of government or
private sector – gives it a unique freedom.
There was a range of specific legislative
issues that interviewees wanted to hear us
on. A stronger Building Code that takes better
account of sustainability and performance
was a common thread, as was the RMA and
its inter-connection with Building Code. There
was a common view that the introduction of
mandatory disclosure makes sense in New
Zealand (i.e. disclosing NABERSNZ energy
ratings of office buildings at the time of sale
or lease). Local government could be a good
partner in furthering the advocacy agenda,
some thought.
Traditionally the NZGBC’s broad church of
membership and philosophies has worked
against the formation of a single policy position,
and prevented it claiming the mandate to take
a clear stance. However, there is clearly a
portion of our constituency that wants this and
sees NZGBC as ideally placed to contribute to
the debate.

N ZGBC SHOULD DO MORE LOBBYING,
“ PARTICULARLY
ON BUILDING CODE
AND ON MANDATORY DISCLOSURE. ”
Making the case
In line with the desire for greater advocacy
to policymakers, our interviewees wanted
more data to help persuade clients that green
buildings are worth the investment.
Unsurprisingly, given the highly cost-driven
nature of the New Zealand market, there were
several requests for unequivocal data and a
stronger business case to support uptake of
sustainable building practice. They want case
studies (including average performance, not
just aspirational and A-grade examples), along
with data and analytics that clearly articulate
the value – including health and wellbeing
benefits for occupants.

M ORE WORK IS NEEDED ON THE
“ VALUE
CASE TO DISPEL THE MYTHS.

”

Skills and capability

E PROACTIVE ON THE CARBON
“BAGENDA
– IT SEEMS LIKE A SPACE
YOU COULD OWN AND THERE’S A
LOT OF LOW-HANGING FRUIT IN
THE BUILDING SECTOR.”

Another common theme was the need for
better skills and capability in industry, and the
opportunity for NZGBC to fill the gap. There was
a noted lack of capability among some groups
in terms of understanding green building
principles and being able to implement them
effectively.
It was suggested that NZGBC broaden our
education offerings, for example through
running undergraduate programmes in
architecture schools.

STRATEGIC REVIEW OF THE NEW ZEALAND GREEN BUILDING MARKET 2015

There was a perceived need for sustainable
design fundamentals, with tertiary institutions’
current offerings not covering the topic
adequately. This should ideally be industry-led
education.
Advisory support
In addition to providing information and
education to the general market, there
were suggestions for advisory support from
NZGBC, drawing on our in-house expertise in
property sustainability to help inform reporting
strategies. One owner who has used NZGBC in
this way saw it as a potential service that could
be offered to the broader market.
Other respondents noted a desire for help
in developing strategies that spanned asset
classes, with the comment that we should
widen our focus to be broader than rating tools.
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CASE STUDIES,
“ DEVELOP
DATA AND ANALYTICS THAT
CLEARLY SHOW THE VALUE. ”

– WE’RE NOT HEARING
“ ADVOCACY
THAT ENOUGH FROM NZGBC. IT’S

NOT JUST ABOUT GREEN STAR BUT
SHOULD BE ABOUT A SUSTAINABLE
BUILT ENVIRONMENT. ”

PHOTO: SIMON DEVITT

STRATEGIC REVIEW OF THE NEW ZEALAND GREEN BUILDING MARKET 2015

15

CORE PURPOSE OF NZGBC
Following these numerous preferences,
ideas and views in relation to NZGBC’s tools
and specific aspects of its offer, a more
fundamental theme emerged relating to the
organisation’s raison d’être. There is a desire
for NZGBC to show leadership and broaden its
influence, particularly in fostering and leading
sustainability innovation in New Zealand.
We should “revisit the vision and mission
and take a principles-based approach” and
“define a sustainable built environment with
passion”, according to two respondents.
Others want to see NZGBC act as a catalyst
to influence behaviour change, leveraging
strong partnerships to do so. One asked, “How
do you transition from an organisation to a
movement?”
These views are a reminder of the strong
commitment of those in the sustainable building
community, and the weight they ascribe to the
issues.
They present an inspiration and a challenge. It
is timely for NZGBC to undergo an exercise in
self-reflection to reinvigorate and re-define its
core purpose.

PHOTO: ALEXANDER GOH
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NZGBC’S STRATEGIC RESPONSE
These findings have assisted NZGBC in
developing its three-year strategy (though
clearly there is still work needed to assess the
right direction for the rating tools and other
services). Broadly, the strategy has two external
objectives:
• L
 onger-term rating tool strategy – ensure
our rating tool products are fit for the
evolving market;
• C
 lear policy position – lead the market with
a public policy position that supports more
sustainable building.
The research process has been immensely
useful in gauging sentiment, teasing out the
critical issues and helping form a response.
As a result of these findings NZGBC is poised
to initiate new work streams, and will make
the necessary improvements and changes to
its existing programme where they are clearly
needed. We will also be asking more questions
of industry, and we welcome any insights that
are prompted by this report.
This report shows that green building in New
Zealand has many staunch champions and
advocates. We look forward to providing the
tools and services that will empower them to
effect change into the future.
We would like to sincerely thank all of those who
took part in this research, and in particular our
market review sponsor, Mansons TCLM.
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CBRE New Zealand
Christchurch City Council
Cooper and Company
eCubed
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Essentia
Goodman
Hawkins Construction
Jasmax
Kiwi Property Group
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Ministry of Education
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NZME.
Precinct Properties New Zealand
Property Council New Zealand
SEEC
Stride Property (formerly DNZ Property Fund)
Waterfront Auckland
Willis Bond & Co
Woods Bagot
WSP

We also thank the Property Council of New
Zealand for valued assistance in managing the
quantitative survey.

The New Zealand Green Building Council (NZGBC) is a not-forprofit industry organisation that aims to ensure New Zealanders
live, work and play in a sustainable built environment. We
achieve this through setting standards of best practice through
green building rating tools; education and training across the
building industry value chain; and providing access to networks,
information and resources for our members to lead the market.
www.nzgbc.org.nz

