


 
Kāinga Ora design requirements differ from private developers to cater for the needs of public housing 
customers, and us as New Zealand’s largest landlord.  Our design requirements often exceed 
legislative controls, such as the Building Act, the New Zealand Building Code and Residential 
Tenancies (Healthy Homes Standards) Regulation. One example of this is our apartment dimensions 
often need to be larger than private developments given the mobility and universal design 
requirements of our customers.  Our homes also need to be able to withstand accelerated wear and 
be cost-efficient to operate as a public home for over 70 years.  
 
We have been delivering new developments to a minimum of 6 Homestar (V4.1), and a few innovative 
buildings have achieved 7 and 8 Homestar (V4.1).  This delivers a range of environmental benefits 
and increases water and energy efficiency, delivering less expensive ongoing bills for Kāinga Ora 
customers.  Private developers have no obligation to deliver developments achieving 6 Homestar or 
above.   
 
In addition to this, Kāinga Ora has engagement and consultation obligations under the Kāinga Ora 
Homes and Communities Act 2019 - this all adds time and costs to our developments that are not 
required by private developers, and it is therefore difficult to directly compare Kāinga Ora build costs 
with the costs of private developers given these differences. 
 
I will respond to your questions in order. 
 
Question 1 
The average $/m² cost of Kāinga Ora construction varies widely depending on a range of complicated 
variables that include factors such as typology, size, build and durability standards, construction 
methodology, and region. Based on the current methodology utilised within Kāinga Ora the average 
contracted build cost across all operating regions and unit typologies, is $3,462/m² plus GST (based 
on analysis from the six months to March 2023). 
 
The calculation for Build Cost per square metre was a national average for recently contracted 
projects; the lowest contracted Build Cost (in the six months to March 23) is $2,941/m² plus GST in 
North and West Auckland, and the highest contracted Build Cost is $5,221/m² plus GST in Otago and 
Southland (it should be noted that these outliers will be skewed by extenuating circumstances and 
therefore should be treated carefully until the full context and final cost at completion is understood).  
 
Calculation Considerations: 

• Kāinga Ora Build Cost is defined as construction of a dwelling, from foundations/floor slab 

up.  This excludes Civil & Site Works and non-construction costs (e.g. Consultants fees, 

consent costs, GST, etc.) 

• Sample size: The headline data for the Kāinga Ora per/m² rates above is based on projects 

contracted over the six months in the lead up to March 2023. This represents 104 contracts 

delivering 364 units with a mix of unit typologies 

• Kāinga Ora unit typologies are Houses (stand-alone, duplex, terrace), 3 Level Walk-Ups and 

Apartments 

• If the Gross Floor Area (GFA) is not readily available at the point of data collection , the Kāinga 

Ora standard GFA for the typology is assumed 

• If the breakdown of different cost categories within the contract amount is not specified (fixed 

contract sums) our benchmarks are used to pro-rata costs 

• It should be noted that the information provided pertains to Kāinga Ora led development / 

redevelopment and not to other Kāinga Ora purchased developer-led or market acquisition 

projects. 

 
The following tables show the data used to calculate the average build cost per square metre: 







 
Please note that Kāinga Ora proactively releases our responses to official information requests where 
possible. Our response to your request may be published at 
https://kaingaora.govt.nz/publications/official-information-requests  with your personal information 
removed.  
 
Yours sincerely 

Gareth Stiven 
General Manager Strategy Finance and Policy 




