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Mem b ra n e s Building defects — and how the industry responds

NZ  1990s–2000s
60% homes of a generation. NZ$47.7B. Monolithic cladding. 
New specialist class rewarded over-specification.

Vancouver 1980s–90s
45% of condos, 1985 - 2000. Barrett Commission. New 
consultant class. Same liability incentives. Same result.

Australia now
39% of NSW apartments have serious defects. 
Waterproofing is the single largest category — 23%.

Genuine failures Regulatory response Exploitation of complexity
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Water remediation $4B pa                      New / old / underfunded            The pattern



Mi n i s t ry of  Ed uca t i o n A case study
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2,450 NZ state schools  with weather tightness

5 years on, fewer than have had been repaired

2012 investigative report findings

1. Failures were specific and localised

2. The prescribed Acceptable Solution ‘led to incorrect expectations of what was required’

3. The Building Code did not require full recladding and reroofing. Remediation should target 
actual and proved failures only. Future failures were not to be addressed unless imminent



Five structural problems inflating the numbers

Remedial consultant project 
management fees run at 10 – 11% of 
contract sum. New building construction 
project management fees run at 
approximately 3% of a vastly more 
complex undertaking. Most strata 
managers are the unwitting enablers of 
this arrangement.

— Ross Taylor, Ross Taylor Associates

Mis c h ie f

1. Volunteers without governance 
support

2. The club – condo-isation and 
the rubber stamp

3. The loss-leader report

4. The poacher and gamekeeper 
revenue model

5. Professional indemnity as an 
excuse

“
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What the law actually requires, and what it doesn’tMi s un d e rs t a n d i n g s

Extract: Remedial building work – State Environmental Planning Policy (Exempt and Complying Development Codes) 2008 
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May h em The emotional reality of strata remediation
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1. Denial
‘This can’t be happening.’ Shock and disbelief act as a buffer, giving time to adjust.

2. Anger
‘Why is this happening to me.’ Pain redirects into anger – at others, oneself, or circumstance.

3. Bargaining
‘If only I had....’ A search for control through negotiation – with fate, with a higher power, with the 
past.

4. Depression
‘I can’t go on.’ The full weight of loss sets in – withdrawal, sadness, and deep emotional pain.

5. Acceptance
‘I will be okay.’ Not happiness, but an acknowledgement that loss is real and life continues. 

Stages are not linear – people move between them and may not experience all five.
First described by Elisabeth Kubler-Ross in On Death and Dying (1969).
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Ma n a g em e nt The role of good strata management

Know who to call

Provide a complete brief

Critique the report

Maintain the separation of powers

Temper the lawyers

Education the owners

Communicate, communicate, communicate
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Not  what  someone  e l se  want s  
you  t o  f ix .
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Fix  what  needs  f ix ing .
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