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• Why electrical knowledge is essential for property managers.

• Common electrical challenges in commercial buildings.

• What you will learn today:

1. Understanding Electrical Systems – Key terminology and components of an electrical system.

2. Key Switchboard Components – Overview of main switchboard parts and their functions.

3. Common Switchboard Issues – Typical problems found in commercial switchboards.

4. Maintenance & Compliance – How to ensure electrical systems remain safe and up to standard.

5. Electrical Compliance – Important documents and regulations property managers should be aware of.

6. Commercial Solar Installations – Key considerations, benefits, and trends.

7. Electrical Knowledge Quiz – Test your understanding with a quick multiple-choice quiz.

Electrical Essentials for Property Managers



All residential Electrical work is governed by:  The Electricity Act 1992, and the following standards

• AS/NZS 3000:2018: Also known as the Australian/New Zealand Wiring Rules, this standard covers the design, 

construction, and verification of electrical installations.

• AS/NZS 3760:2014: Covers the in-service safety inspection and testing of electrical equipment.

• AS/NZS 3001:2008: Covers electrical installations in transportable structures and vehicles.

• AS/NZS 3017:2007: Covers electrical installations verification guidelines.

• AS/NZS 3019:2007: Covers electrical installations periodic verification.

• AS/NZS 3820:2009: Covers essential safety requirements for electrical equipment.

Relevant Electrical Legislation



Electricity Act 1992 Exemption for domestic electrical wiring , Section 79 (link) 

WorkSafe does not recommend that a consumer does any of their own electrical work unless 

they have the necessary skills and knowledge. However, as a member of the public, the law 

allows homeowners to carry out some of their own electrical work.

Conditions: you must own and live in the property to undertake low voltage electrical 

installations when there is no payment or reward.

Employers, employees, landlords, tenants and school staff (including 

caretakers) cannot carry out electrical work in their workplace or any rented 

property unless they are registered electrical workers and hold current 

practicing licenses.

Electrical Systems
What can you do yourself?

https://www.legislation.govt.nz/act/public/1992/0122/latest/DLM282872.html?search=ts_act_Electricity_resel&p=1


How do I know if someone is really a 
registered electrical worker with a current 
practicing license?

Visit MBIE’s Electrical Workers Register

https://kete.mbie.govt.nz/EW/EWPRSearch/

Know your electrician

https://kete.mbie.govt.nz/EW/EWPRSearch/


Understanding Electrical Systems
Point of Supply
(Transformer, Pillar, Plinth, Pit)

Commercial Switchboard (MSB) Residential Switchboard

Commercial Distribution Board Residential Meter BoxOlder residential switchboard



Understanding Switchboards

• The main hub that distributes power 

throughout a building.

• Ensures safe and efficient power distribution.

• Has devices to protect against overloading 

and electrical fire or faults



Understanding Switchboards

• Main switch: Controls power supply to the building.

• Circuit breakers (MCBs): Protect against overloads and short circuits.

• Residual Current Devices (RCDs): Protect against electric shock.



Understanding Switchboards
Common Switchboard Issues

• Overloaded circuits causing frequent trips.

• Ageing switchboards that don’t meet modern safety 

standards.

• Loose connections leading to flickering lights, power 

fluctuations or complete power loss.

• Lack of labeling, making troubleshooting difficult.

• Items stored in front of switchboards making access difficult 

or dangerous

Question: A circuit breaker has tripped, should you just reset it?



Understanding Switchboards
Maintenance & Compliance

• Regular inspections: Recommended COV every 5 years for 

commercial properties. Insurance companies will sometimes 

recommend more often.

• Upgrading outdated switchboards: Safety and efficiency 

benefits. Proactive replacement is cheaper and quicker. 

Switchboards have an expected life of 25-30 years. 

• Proper labeling of circuits: Helps in troubleshooting and 

repairs.



Certificate of Compliance (Reference: Worksafe link)

Electricians must issue a Certificate of Compliance (CoC) to customers when doing 

any fixed wiring work, including fitting new power points. CoCs are not issued for 

maintenance work, such as replacing sockets and light fittings or repairing appliances.

Keep your CoC in a safe place as a record of the work done on your property. It is an 

important document and may be required for insurance claims.

A CoC guarantees that the work:

1. has been completed by a licensed electrician

2. meets safety standards set by law, and

3. has been tested.

Electrical Compliance Documents
Code of Compliance (COC)

https://www.worksafe.govt.nz/managing-health-and-safety/consumers/safe-living-with-electricity/getting-electrical-work-done/
https://www.worksafe.govt.nz/managing-health-and-safety/consumers/safe-living-with-electricity/getting-electrical-work-done/


This Electrical Safety Certificate provides a legally recognisable 

statement that the connected installation or part installation, or any 

fitting that supplies an installation or a part of an installation, is safe to 

use following prescribed electrical work.

Where CoCs are not issued for maintenance work, ESCs are issued instead.

Electrical Compliance Documents
Electrical Safety Certificate (ESC)



The Record of Inspection is a formal document detailing an 

inspection of high-risk prescribed electrical work (PEW).

Such as mains work or solar installations.

Electrical Compliance Documents
Record of Inspection (ROI)



An electrical Certificate of Verification (COV) for residential property can often be requested by insurance 

companies during the sale & purchase of property. In particular, older properties are more likely to receive a request 

for a COV from an insurance company. Insurance compliance is normally a vital requirement for banks to sign-off on 

mortgage settlement. Also, homes that have been without power for 6 months or more may need a COV from the 

retailer prior to relivening. The purpose of the electrical COV is to verify the condition and safety of the electrical 

circuits in the property. 

Electrical Compliance Documents
Certificate of Verification (COV)



Smoke Alarms

Smoke alarms need to be checked annually by pressing the ‘test’ 

button. Smoke Alarm legislation changed in November 2024. All 

new homes must have interconnected alarms, with one in each 

bedroom, living space and on each floor of a multi level home. 

When replacing Smoke Alarms, it would be sensible to buy 

smoke alarms that can be interconnected so that over time each 

property will provide a greater level of protection. Interconnected 

smoke alarms cost approximately the same as non-

interconnected alarms.

Prepare for Changes in Legislation



Solar Power Systems

The cost of solar power equipment and installation is now approx. ¼ 

of the purchase price in 2020, making the repayment period now 

around 6 years, size dependent.

EV Chargers

• EV Chargers are becoming more and more common place. Our 

recommendation is to install a non-car brand charger to ensure 

future tenants are able to use the charger also.

Electrical
Reducing Power Consumption



Hot water
Increasing energy bills, coupled with the need to heat our homes and hot water efficiently, is driving the demand 
for alternative forms of domestic water heating.  On average, hot water and home heating needs combined 
account for over 67%*1 of the overall energy bill in New Zealand homes.

Electrical
Reducing Power Consumption



Combat Condensation & Prevent Overheating

Modern airtight homes can trap moisture-laden air in winter, leading 

to mould, and overheat in summer, creating uncomfortable living 

spaces. Revolutionised mechanical ventilation tackles both issues, 

ensuring fresh, filtered air, year-round comfort, and improved energy 

efficiency.

Electrical
Healthy homes



Why consider solar?

• Reducing energy costs for commercial buildings.

• Sustainability benefits and meeting environmental goals.

• Government incentives and rebates - No but not really 

required, payback is normally around 4-5 years

• Funding available through banks and other lenders

Commercial Solar Installations



1. Solar panels – Convert sunlight into electricity.

2. Inverters – Convert DC power to usable AC power.

3. Batteries (optional) – Store energy for later use.

Commercial Solar Installations
Key Components of a Solar System



1.   What is the purpose of a circuit breaker?

a. To turn off the lights

b. To protect against overloads and short circuits

c. To increase voltage

d. To store electricity

2.   What’s another term for a Distribution Board?

a. Transformer

b. Sub Board

c. Circuit Breaker Panel

d. Load Center

Electrical Knowledge Quiz



3.    What is the life expectancy of a switchboard?

a. 10-15 years

b. 25-30 years

c. 40-50 years

d. Indefinite

4.   Which of the following is NOT a compliance document?

a. COC (Certificate of Compliance)

b. ROI (Record of Inspection)

c. ABC (Appliance Building Certificate)

d. ESC (Electrical Safety Certificate)

Electrical Knowledge Quiz



5.   What is a common sign of a loose electrical connection?

a. Flickering lights

b. Increased electricity bills

c. Lower power output

d. Silent switchboards

Electrical Knowledge Quiz



Key Takeaways

1. Get to know your building’s switchboard and key components.

2. Schedule regular maintenance to prevent issues.

3. Proactively upgrade outdated switchboards for safety and compliance.

4. Consider solar energy as a cost-saving and sustainability solution.



Morgan Ford

027 312 4058 | 0800 100 058
Morgan.f@laserelectrical.co.nz
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