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The architectural guide to

procurement, pricing, and budget o i
control in New Zealand.

Prepared by Ecotectural Home Builders
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The contract is your
first design decision.

Choosing a procurement path in New
Zealand shapes how decisions are made,
who carries the risk, how quickly work
can move, and how confidently a project
stays within budget.

For bespoke, architecturally designed
homes, the paperwork is the true
foundation.
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Building in a volatile market.

shortages drive a shift toward
flexible cost-plus contracts for
custom builds.

Auckland o
Material cost volatility and trade s e

Wellington

Complex topography and

earthquake requirements make
fixed-price building highly risky,
inflating builder risk premiums.

contingencies.

Rural / Regional

Unpredictable logistics and site
access make rigid contracts
difficult to enforce without massive
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The Procurement Axis

High
Q@
O
=
(4b]
o
[ =
QD
o
Q
D
E
|
D
W
(4b]
0
Low

/N
Traditional Architect + Builder
Stronger design independence,
precise client control, competitive
tendering. Cost certainty arrives later.
|deal for highly custom, bespoke
homes.
Design-Build
Single point of accountability, faster
program overlap. Cost certainty arrives
earlier, but design control is surrendered
to the builder's integrated team.
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The fixed-price illusion

The Defined Surface Price
Provides predictability for banks and
simplifies project management.

[T . P,
1. The Risk Premium 3. Variation Penalties

Builders add a 10-20% margin Changes during the build incur
to absorb market volatility. steep administrative markups.

2. Allowance Gaps

Low baseline allowances for
finishes that inevitably require
expensive upgrades.
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The cost of changing your mind.

Bespoke homes evolve. But under a fixed-price contract, variation charges for design changes or
upgrades run 20% to 50% higher than equivalent changes in a cost-plus arrangement. This premium
covers the builder's workflow disruption and risk, heavily penalizing design iteration.

+20% to 50%
Markup

$2,000 $2,000

(Actual Cost) (Actual Cost)

Open-Book Fixed-Price
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Open-book pricing: The transparent alternative.

— Fixed Builder Margin

A predetermined flat fee or percentage
(typically 15-25%) strictly for project
management and overhead.

> ) — Actual Labour Rates

Paying only for the hours worked,
optimizing efficiency.

—— Actual Material Costs

Complete visibility into trade and
supply invoices.

Savings are returned to the client, not kept by the builder.
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Aligning incentives around quality.

When a builder is not pressured to cut costs to maintain their own profitability, the dynamic
shifts from combative to collaborative. The builder becomes a true partner, fully aligned with
delivering the highest possible quality for your Ecotectural home.

Profit is maximized Profit is
by cutting costs \ / predetermined
Fixed Price Open-Book

/ \ Builder is incentivized to

Risk of compromised prioritize execution quality,
materials or rushed labour optimal materials, and
architectural integrity
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Navigating construction finance.
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Banks traditionally prefer fixed-price contracts for their
perceived certainty, making loan approvals simpler.
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The Solution

Securing lending for an Open-Book build requires rigorous

documentation. Detailed cost projections, disciplined contingency

planning, and partnering with an experienced builder who

maintains a strong track record of transparent cost-management

will satisfy construction-to-permanent lenders.
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Where budgets actually leak.
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Unclear Scope Late Coordination Optimistic Allowances Site Conditions
Vague initial briefs Resolving structural and Unrealistic baseline Unforeseen ground
leading to massive design service conflicts on-site budgets for premium composition and
assumptions. rather than on-paper. architectural finishes. foundation requirements.
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The Master Comparison Matrix

Fixed-Price

Open-Book

Financial Predictability

High early certainty

Final cost known at completion

Design Flexibility

Rigid & highly penalized

Bank Alignment

Highly preferred

Requires rigorous projection

Risk Bearer

Builder (priced into margin)

Quality Incentive

Builder incentivized to
save costs
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The Hybrid Strategy.

Fixed Cost-Plus

Split-Phase Contracting Open-Book with a Maximum

Using a Fixed-Price structure for the Price ce'"“g
predictable elements (earthworks, concrete
foundation, structural framing) and
transitioning to an Open-Book structure for
the highly bespoke, client-driven elements
(interior fit-out, custom joinery,
architectural finishes).

Retaining complete cost transparency and
design flexibility, while establishing a hard
contractual cap to protect against
catastrophic overruns.
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The architect is your risk mitigator.

A strong architect does more than produce drawings;
they protect the budget before ground is broken.

Budget Risk

1. Testing the Brief

Clarifying must-haves versus
trade-offs early.

3. Decision Discipline

Testing every design change
against cost and programme
implications before builder

2. Consultant Coordination pricing begins.

Integrating structural and
service engineering to prevent
expensive on-site clashes.

Architectural Rigor
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For bespoke homes, il |
transparency builds trust. . .
A vague brief creates trouble in any contract. = # lLr1 ql ERA l xl@_ﬁ
But for highly customized, architecturally SR M X — Sl
driven homes, Open-Book pricing removes the g : [>< r\’j \ i =Ll
adversarial friction of risk margins and variation =| _ 5
penalties. It transforms the builder from a ——— | || M i
contractor defending a margin into a collaborative = E
partner executing a shared vision. =\

Ecotectural Home Builders. Build with absolute clarity.
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