


           

Housing for All
A new Housing Plan for Ireland



Contents 

Political Submissions 

Labour Party 

Sinn Fein 

Independent Group 

IndependentT.D. 

Social Democrats 

List of Other Submissions 

Pavee Point 

CAHMS Dublin North City and County 

HSE (mental health} 

Housing Working Group for DNCC 

Safeguarding Ireland 

Merchants Quay Ireland 

IWA 

Inclusion Ireland 

Age Friendly Ireland 

Insolvency Service of Ireland - agency of Department of Justice 

Crosscare 

CIB 

Irish Property Owner's Association (IPOA} 

Housing Finance Agency 

Irish Home Builders Association 

Mid-West Community Healthcare Mental Health Services 

Land Development Agency 

Independent Living Movement Ireland 

SVP 

RHH International 

Irish Water 

Dublin Simon Community 

National Building Control & Market Surveillance Office 

One Family 

Engineers Ireland 

ICSH 

Novas 

Threshold 

Focus Ireland 

PII 

IPI 

Eastern and Midland Regional Assembly 

MABS 

Office of the Planning Regulator 

Respond 

HSE homeless services 

Tarasis 

IBEC 

1 

21 

33 

36 

38 

49 

60 

64 

68 

72 

77 

82 

87 

95 

116 

120 

135 

243 

249 

265 

293 

301 

307 

322 

328 

332 

343 

360 

364 

370 

376 

387 

392 

425 

466 

483 

492 

497 

505 

511 

520 

524 

528 



Housing First Platform Ireland  548
Mercy Law Resource Centre 553
Apartment Owners Network 597
Dublin Homeless Network  602
Irish Homeless Policy Group 606
Banking and Payments Federation Ireland 617
Sage Advocacy 622
IRES  626
CSO  631
NTA  635
Tuath Housing 640
Professor Paddy Gray 647
The Housing and Sustainable Communities Agency 652
Cooperative Housing Ireland  657
Jesuit Centre for Faith and Justice 663
HSE Mental Health Services Social Work 674
Irish Institutional Property  678
Disability Federation Ireland 695
The National Traveller Women's Forum  714
Housing Alliance  719
Cope Galway  725
Peter McVerry Trust 741
National One Parent Family Alliance 747 
HSE National Disability Services  753
Institute of Professional Auctioneers and Valuers 758
Association of Consulting Engineers of Ireland  770
Raise the Roof 776
Sophia 781
Hibernia REIT plc  786
Simon Communities of Ireland  791
Irish Travellers Movement  821
Self Organised Architecture (SOA) Research CLG 828
Residential Tenancies Board 838
Society of Chartered Surveyors of Ireland 845
National Disability Authority 860
County & City Mgt Association  958
North West Simon Community  982
Alone  1016



1



The housing market has failed to deliver. The state must build homes again, while 
freezing private rents and changing incentives to make private developers deliver homes 
that people can afford to buy. 

Capital

• Construction of an additional 2,264 council houses and
apartments in 2020 on publicly owned land to take total
delivery next year to 10,000. €450,000,000

• Fund for Labour’s housing plan (instead of off-balance
sheet contribution to Rainy Day Fund). €500,000,000

• Increased funding for Town and Village Renewal Scheme,
and the Community Enhancement Programme focused on
sustainability and integration of new homes into existing
communities. €5,000,000

TOTAL €455,000,000

CHANGE INCENTIVES FOR LANDLORDS AND DEVELOPERS 

Labour wants to see a decisive shift away from relying on private profit as the main 
incentive for home building, as this will never deliver affordable homes. In addition 
to a major investment in home building, Labour would use taxation to change the 
incentives for landlords and developers, so that investment money is channelled 
into building affordable homes rather than expensive student accommodation or 
‘co-living’ developments. But this will only happen if the government takes a 
strong role in steering the housing market, which Labour would do. 

AFFORDABLE HOUSING FOR ALL 

Labour would initiate a €16 billion home building fund to build 80,000 homes, 
using €5 billion from the Ireland Strategic Investment Fund, €1.5 billion from the 
so-called Rainy Day Fund (Reserve Fund for Exceptional Contingencies), and the 
€500 million of recurring annual allocation.The fund would be grown by creating a 
state-backed investment vehicle for credit unions, pension funds and other 
investors to invest safely in state housebuilding projects. The fund would also 
include investment from the European Investment Bank and other EU institutions.
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Introduction

Everyone knows that our dysfunctional housing market 
has let down too many people, right across Ireland.

Getting access to affordable, secure housing is 
impossible for too many people, and hinders their ability 
to take up work or to start a family.

Everyone should have security about keeping their 
home, regardless of whether they are renters or owners.

There is no easy solution, but there is no doubt that the 
only solution is for the State to be at the forefront of 
actions to deliver affordable housing for all. The private 
market has failed us too many times.

The Labour Party believes that Ireland’s housing 
problems can be solved. We can build an Ireland where 
every child grows up in decent housing in a good 
neighbourhood.

Our economy has now fully recovered from the crash. 
But a Government obsessed with economic numbers 
has lost sight of our need for social progress. And the 
Government is obsessed with relying on market forces 
rather than taking the necessary initiatives to build 
sustainable communities.

A range of State-led measures are needed, including 
taxes and levies, to strongly motivate those with 
available land to develop housing on it now, and to 
eliminate	profiteering.

At the same time, it is clear that the main source of 
affordable housing has to be the State.

A safe, secure 
home is life’s 
cornerstone.

Our Values

Everyone has the basic right to be able to afford a safe, secure home. It is a human right. 
It is the benchmark of a decent society.

It is the duty of the State to take whatever action is necessary to ensure that everyone 
can afford a home.
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Our Goals for Housing
• To permanently end long-term homelessness and

the need for anyone to sleep rough;
• To rapidly move all children out of homelessness

into secure housing;
• To ensure everyone can afford a safe, secure home

as part of a thriving community;
• For	the	supply	of	housing	to	be	sufficient	to	meet

the needs of Ireland’s growing population;
• To ensure good quality standards in housing;
• To ensure that when houses and apartments

are built, all of the necessary planning, services
and  amenities are in place to create vibrant
communities, not just housing zones;

• For housing to meet a minimum standard of
adequacy, based on the United Nations standards,
in terms of:
o Affordability;
o Legal security of tenure;
o Habitability;
o Availability of services, materials, facilities and

infrastructure;
o Accessibility;
o Location; and
o Cultural adequacy.

Our Target
A minimum of 80,000 units of housing to be delivered 
in	a	five-year	period	of	Government,	based	on	
investing €16 billion, with the delivery of this housing 
frontloaded to end the housing crisis as soon as 
possible.

Summary of Proposals
1. A single national State agency, called the National

Housing Development Bank, is to be given
the powers, the land, the expertise and the
money to deliver housing now. This will replace
the existing Housing Agency and the Housing
Finance Agency, and will take resources, including
land and expert staff, from NAMA.

2. Housing Executives will be created in a selection
of local authorities, on a regional basis, to
concentrate expertise and resources and to restore
the capacity of local government to deliver social
and affordable housing.

3. A referendum will be held to recognise
socio-economic rights in the Constitution,
including the right to a means of affording
housing,	to	be	fulfilled	on	the	basis	of	available
resources.

4. Public land will be made available for social and
affordable housing, including schemes of
affordable home ownership, but public land will
not be sold.

5. Every town, rural townland and urban area will
have a masterplan developed, which will
demonstrate how all the necessary services and
amenities will be provided so that housing is
integrated into sustainable, thriving communities.

6. Sustainable Community and Housing Quality
Standards will be put into law.

7. Robust plans will be put in place to address the
housing	needs	of	specific	groups,	such	as
Travellers, students and older people.

8. A new deal for the rental sector that protects
tenants and recognises the challenges faced
by single-property landlords in complying with
regulation.

9. A range of measures designed to push land
owners towards the development of vacant sites
rather than land hoarding.

10. Supports for collective approaches to home
ownership for low- and middle-income households.
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For example, the Society of Chartered Surveyors 
estimate that a couple needs to have a combined 
salary of €87,000 to afford a suburban apartment at the 
lower end of the scale (October 2017).1	 	This	figure	 is	
completely inaccessible to most of the population as it 
represents the top 10-20 per cent of incomes. This is 
not an isolated report. Prosperous Financial found that 
Dubliners on average incomes would need to save for 
21 years to afford a deposit for a home, which is not a 
realistic prospect.2

One of the principal causes of the great recession 
was a speculative building boom, leading to an initial 
oversupply of housing. At the same time, the State was 
unable	 to	 continue	 to	 finance	 the	 building	 of	 public	
housing and the required skills and knowledge in local 
authorities was depleted. 

As rents reach record peaks, and the price of housing 
escalates beyond the means of too many, the speculative, 
finance-based	 private	 sector	 cannot	 adequately	 meet	
the housing needs of people in Ireland.  

Housing	should	not	be	considered	as	a	financial	asset	
but	should	be	first	and	 foremost	a	place	 to	 live	and	a	
base from which to become part of a local community.
For too long, housing development has been seen as a 
way to get rich quick. This continues to be the case, as 
people and companies hoard land in order to maximise 
profit,	regardless	of	the	fact	that	people	are	crying	out	
for housing now.

In line with the Irish Congress of Trade Unions Charter 
for Housing Rights3 and the publications of other civil 
society groups promoting a fairer housing system, 
Labour proposes a wide-ranging set of policies to 
radically change the housing system in Ireland.

 That is why the 
Labour Party 
believes the 
supply crisis 
can and must 
be sustainably 
resolved through 
long-term State 
intervention. 

It has taken ten years to get the economy back in shape. 
Now though, there is money to invest.

House prices are out of reach for many working families, 
especially	 in	 the	 larger	 urban	 areas.	 The	 first	 issue	 is	
to increase the supply of housing, with at least 35,000 
housing units needed annually to meet demand. But 
supply alone is not enough. First and foremost, housing 
needs to be affordable for everyone, regardless of their 
income level. 

During the housing boom, we had an over-supply of 
housing, but it still wasn’t affordable, and many people’s 
need for housing was not adequately met.

But housing cannot just be boxes in which people live. 
Houses and apartments need to be built as part of 
communities, with good public transport and access to 
work, to shops, to schools, to healthcare and to other 
services and amenities. Housing cannot be divorced 
from other policy concerns, such as sustainable 
development, town planning, economic development 
and jobs, provision of services, transport policy, and so 
on. Housing must be part of living communities within 
the historical fabric of our rural settlements, towns and 
cities.

Ireland has a sprawl of poorly planned housing 
developments across the country, often spread out in 
such a way that people are dependent on car transport 
to access local shops, schools and other services. 
Moreover, much boom-time housing was built without 
adequate investment to provide schools, public 
transport and other essential services. 

This lends itself to a poorer quality of life, as people 
commute longer distances and often don’t feel part of 
a community, especially when out-of-town shopping 
centres have replaced village and town centres. 
Moreover, older people who lose the ability to drive 
can become extremely isolated in these circumstances. 
There is a need for stricter enforcement of planning, 
based on local democracy, to restore life to Ireland’s 
towns, villages and suburban centres.
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The Level of Need
A total of 99,555 households were on social housing 
waiting lists in September 2017.

The SCSI argues that Ireland needs 35,000 new homes 
to be built each year.

Official	 statistics	 show	 that	 6,020	 adults	 and	 3,826	
children were homeless across Ireland as of May 2018.4 
Of this number, 110 people were sleeping rough 
in Dublin alone, according to the Dublin Regional 
Homeless Executive. Homelessness continues to 
increase as supply in the private rental market has all but 
disappeared. The State continues to spend millions on 
subsidising private rental accommodation through HAP 
(Housing Assistance Payments) and Rent Supplement. 
This is necessary at the moment, but by building more 
social housing, we can reduce the pressure on the 
private rental market.

The 2016 Census showed that just under half a million 
(497,111) households are renting, representing 30 per 
cent of households. The majority, 326,493, were renting 
from private landlords. With rising rents and a culture of 
short-term lettings, there is huge insecurity for people 
renting privately especially if they become ill or become 
reliant	 on	 a	 low	 fixed	 income,	 such	 as	 a	 pension	 or	
disability payment. Sources such as Threshold indicate 
that many households do not rent out of choice, but 
because of inability to buy and lack of access to social 
housing.

As shown in Figure 4, there was a collapse in house 
building after 2008. There is a consensus that Ireland 
needs a much higher rate of annual supply to meet 
the demand for housing. There are simply not enough 
houses being built in Ireland, and more importantly, not 
enough social and affordable homes. Final raft 1.2, 04 July 2018. Not fo  c rc lation or    
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Labour also recognises that family formation has 
changed in Ireland, and there is a need for more housing 
that meets the needs of people who are separated or 
divorced, including room for part-time access to children.

Definitions
Adequate housing is ‘more than just four walls and
a roof. It is the right of every woman, man, youth 
and child to gain and sustain a safe and secure home 
and community in which to live in peace and dignity,’ 
(UNHCHR).

Affordable housing means that the cost of housing
is affordable relative to the income of a person or 
household. ‘Financial costs associated with housing 
should not threaten or compromise the attainment and 
satisfaction of other basic needs (for example, food, 
education, access to health care),’ (UNHCHR).

As a rule of thumb, housing costs should not exceed 
35-40 per cent of a person or household’s net annual
income to be deemed affordable.

The 35 per cent of disposable income is the threshold 
used in Ireland’s Planning and Development Act 2000, 
to	 define	 a	 person	 eligible	 for	 the	 old	 Affordable	
Housing	 Scheme.	 The	 Eurostat	 definition	 of	 housing	
cost overburden is based on households’ total housing 
costs, net of any housing allowance, representing more 
than 40 per cent of disposable income.

Figure 4. House Completions (ESB Connections as an indicator of the 
supply of new houses, CSO data)
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Making Housing Affordable
Social housing is the traditional means of making 
housing affordable for households on lower incomes, as 
the rent paid is set based on people’s ability to pay.

It is now clear that many households on middle incomes 
also need housing that is more affordable than private 
market rents. The State has two options to provide this, 
and should pursue both:

(1) measures to lower the cost of private market
housing,

(2) the provision of housing by local authorities
or Approved Housing Bodies (housing associations)
at a more affordable cost.

The most obvious way to make housing more affordable 
is to build on publicly-owned land, and to discount or 
remove the cost of the land from the housing cost paid 
by households. Many people agree with this, but there 
are important disagreements about whether or not to 
give or sell public land at a discount. Labour favour 
keeping land in public ownership.

As another way to reduce the cost of house-building, 
the State also has the capacity to gain economies 
of scale from procuring and building larger housing 
developments; e.g. bulk purchase of materials, 
standardisation	of	fittings	within	housing	units	and	in	the	
surrounding space.

Procurement and direct building by the State also 
eliminate	the	profit	element	made	by	private	developers,	
and	direct	 building	 removes	 the	builder’s	 profit,	 all	 of	
which further reduces the end-cost of housing.

Some	 estimates	 are	 that	 land	 costs	 and	 profit	 are	 35	
per cent of the total cost of private housing. When the 
State or an Approved Housing Body rents out housing 
on	 a	 non-profit	 basis,	 this	 is	 called	 cost-rental.	As	 the	
above examples show, there are different forms of cost-
rental depending on how many of the added costs of 
the private sector the State can eliminate.

A conservative building cost estimate of €200,000 
per housing unit (excluding land) is assumed, which 
is slightly higher than the Nevin Economic Research 
Institute’s estimate of €180,000 as an average for a mix 
of two- and three-bedroom housing.

What is needed is a consistent, sustainable level of social 
housing construction. A robust social housing sector will 
act as a counterweight in the housing market, reducing 
the boom and bust cycle by stabilizing supply

Over time, it may be possible to merge traditional social 
housing and the proposed forms of State-led affordable 
rental housing into one administrative scheme for public 
housing, and this possibility will be actively researched.
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Labour’s Proposals: Affordable 
Housing for All
Labour’s housing policy proposals explain how State-
led housing can be delivered, while also tightening 
regulation of the private rental sector and private 
housing development.

1. National Housing Development
Bank

A single national State agency, called the National 
Housing Development Bank, is to be given the powers, 
the land, the expertise and the money to deliver housing 
now. This will replace the existing Housing Agency and 
the Housing Finance Agency, and will take resources, 
including land and expert staff, from NAMA.

A new body is necessary to break the cycle that isn’t 
delivering enough homes quickly enough. The resources 
and expertise of both NAMA and the Housing Finance 
Agency are substantial and can deliver in a merged 
national housing authority. However, by merging 
two existing bodies, along with part of NAMA, there 
is a reduction in the overall number of quangos. The 
legislation	to	create	the	new	agency	will	also	reconfigure	
the original NAMA remit to prioritise the achievement of 
a	social	return	over	a	purely	financial	return.	

The National Housing Development Bank will direct 
finance	into	the	State-led	delivery	of	social	and	affordable	
housing, and act as a national centre of expertise to drive 
the delivery of social and affordable housing. The main 
focus of the new merged body would be to address 
the serious shortage in supply of affordable residential 
accommodation.  It would also have the power and 
remit	to	give	financial	assistance	to	local	authorities	and	
approved housing bodies for the construction of social 
housing.

There is an opportunity for the new body to leverage 
the €5.3 billion available in the Ireland Strategic 
Investment	Fund	to	provide	long	term,	low	cost	finance	
to local authorities and approved housing bodies for the 
construction of social housing.

The Department of Housing, Planning and Local 
Government will be removed from the implementation 
side of housing policy. All relevant powers will be vested 
in the new national agency. The Department will retain 
its policy role, but not an executive role in relation to 
the processes of housing development. If necessary, 
relevant staff from the Department will be seconded to 
the new national agency.

In	 the	 immediate	five-year	period,	 it	 is	envisaged	 that	
the agency will lead on the direct procurement of 
housing. It will also have a remit to develop the capacity 
of regional Housing Executives, operating as part of 
local government, to deliver housing.

Under Labour’s proposals the Government’s Home 
Finance Building Ireland would cease to operate and 
would be merged into the NHDB. The current funding 
of €750 million for private developers from ISIF would 
be redirected into social and affordable housing.

2. Regional Housing Executives as
part of Local Government

A selection of local authorities will be given additional 
resources to function, on a regional basis, as Housing 
Executives. This would concentrate expertise and 
resources and restore the capacity of local government 
to deliver social and affordable housing, which has been 
diminished.

The Housing Executives will be formed by giving 
enhanced housing powers, responsibility and funding to 
a selection of local authorities. These local authorities 
will deliver social and affordable housing for a number 
of neighbouring local authority areas using the 
well-established shared services model.

Each Housing Executive will also be tasked with 
reducing the reliance on HAP and Rent Supplement, 
with a commitment that the funds saved on supports to 
private sector landlords will be available for investment 
in local social housing. 

For example, there will be one Housing Executive 
established to cover Cork City, Cork County and Kerry, 
and one to cover all four Dublin local authorities’ areas.
Governance of the shared housing service will involve a 
proportionate number of elected Councillors from each 
of the local authority areas covered by that Housing 
Executive. 

Housing Executives will be encouraged to quickly 
implement	a	range	of	small-scale	projects	and	in-fill	sites	
for affordable housing, as well as larger developments.

The Housing Executives will work closely with the 
National Housing Development Bank to develop their 
skills	and	experience,	especially	in	relation	to	financing	
housing. In their early years, they will procure housing, 
with the aim of direct building if and when they have 
scaled up to the needed level of capacity. In this context, 
Labour will ensure that local authorities provide decent 
terms and conditions to their housing workers.
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An early task of the Housing Executives will be to 
streamline the delivery process from initiation to 
delivery, with performance targets to be set for senior 
management	based	on	people	moving	into	their	finished	
new homes. At the same time, Housing Executives will 
safeguard the role of local democracy in the planning 
process.

Another early initiative to be driven by the Housing 
Executives is an assertive policy to bring vacant housing 
back into use. This will involve targets, a full register of 
vacant	properties	and	proactive	Vacant	Homes	Officers	
(VHOs) in each Housing Executive. The thousands of 
vacant homes across the country can be accessed quickly 
to	help	alleviate	the	housing	crisis.	CSO	figures	in	2016	
said	 there	were	up	 to	200,000	vacant	homes,	a	figure	
disputed by Government. We need to get a clear picture 
of	 the	 actual	 figure.	 The	 Peter	 McVerry	 Trust	 (PMVT)	
established	an	efficient	way	to	turn	vacant	properties	into	
liveable homes. Through their Empty Homes program, 
PMVT carried out several refurbishment projects across 
Dublin and turned vacant homes into both permanent 
apartments and emergency accommodation. Some of 
these were completed within only 12 weeks. We have 
to get serious about repurposing these buildings, so we 
can turn them into functional homes.  

Fundamental changes will be made to how social housing 
is funded, with a mechanism put in place to ensure that 
the operation of the social housing differential rent is 
fully funded from central government so that Housing 
Executives	can	finance	and	develop	social	and	affordable	
housing on a cost-rental basis.

Housing Executives will be given responsibility for 
the elimination of long-term homelessness—over six 
months’ duration—and the elimination of the need for 
anyone to sleep rough. They will advance a housing 
first	 policy	 to	 reduce	 the	 number	 of	 people	 who	 are	
homeless or at risk of homelessness.

The National Housing Development Bank and Housing 
Executives will explore working in co-operation with 
housing authorities in other jurisdictions, in order to 
gain from their expertise (e.g. Vienna). This may include 
facilitating those authorities to be involved in housing 
development projects in Ireland.

3. The Right to Housing
As a symbolic act, but also as a legal safeguard, we 
want to hold a referendum to recognise socio-economic 
rights	in	the	Constitution,	including	the	right	to	sufficient	
means	to	afford	housing,	to	be	fulfilled	on	the	basis	of	
available resources.

Ireland signed the International Covenant on Economic, 
Social and Cultural Rights (ICESCR) in 1989. Article 11 
of the ICESCR states ‘The States Parties to the present 
Covenant recognize the right of everyone to an adequate 
standard of living for him[her]self and his [her] family, 
including adequate food, clothing and housing, and to 
the continuous improvement of living conditions.’ It is 
accepted in human rights law that social and economic 
rights are to be realised progressively on the basis of 
maximum available resources. 

In February 2014, Ireland’s Convention on the 
Constitution strongly recommended amending the 
Constitution of Ireland to provide ‘that the State shall 
progressively realise economic, social and cultural 
rights, subject to maximum available resources and that 
this duty is cognisable by the Courts’.

Labour will initiate the process of a referendum to 
implement the recommendation of the Convention 
of the Constitution, specifying housing among other 
specific	rights	to	be	acknowledged	under	the	heading	
of economic, social and cultural rights.

4. Public Land
Public land will be made available for social and 
affordable housing, including schemes for affordable 
home ownership, but public land will not be sold.

Around 17,434 hectares of zoned and serviced lands are 
available across the country, which could enable delivery 
of more than 410,000 homes. However, for various and 
complex reasons, these homes are not being built, and 
where they are, they are not being built fast enough.  

The problem to be solved is how to make public land 
available for social and affordable housing, while 
ensuring this resource is also available for future 
generations. Labour will oppose land giveaways or any 
sale of public land, except where a land swap provides 
more favourable land for developing housing.

Public	agencies	will	be	 required	 to	give	first	 refusal	 to	
Housing Executives before they dispose of any land that 
is suitable and appropriately zoned for housing.

Part V of the Development Act will be strengthened to 
restore the requirement to provide social and affordable 
units in all private developments to 20%.

A fast-track system for the compulsory transfer of land 
between public agencies, including publicly owned 
semi-state companies, will be implemented through the 
National Housing Development Bank.
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5. Thriving Communities
Housing Executives will engage in active land 
management, as envisaged by NESC in their recent 
reports, to deliver not just housing but thriving 
communities with strong local economies.

Ireland has at least 100 towns and distinct urban areas 
with a population of 5000 or more people.

Labour will pass an Urban Act. This will build on the 
existing work on Framework Development Plans, which 
exist for some areas. Each of Ireland’s rural townlands, 
villages, towns and urban areas will have a masterplan 
developed, with the participation of local people and 
groups, to ensure an integrated economic, social and 
cultural community is developed alongside additional 
housing. This will be designed to ensure everyone can 
attain a minimum decent quality of life with respect to 
where they live. A simple rule for all of these plans will 
be that no ghettoised housing estates will be created.

Existing frameworks will be streamlined, as the process 
to date has produced plans at national, regional and 
local level that do not fully align with one another.

Every town, rural townland and urban area will have a 
masterplan developed, which will demonstrate how all 
the necessary services and amenities will be provided 
so that housing is integrated into sustainable, thriving 
communities. Facilitating public participation in these 
processes will be an obligation of local authorities.

For decades, Ireland has been haunted by terrible 
planning. Corruption has mostly been eliminated, 
but the challenge of building sustainable, thriving 
communities still remains. This involves ensuring that 
homes are built within proximity to jobs, to public 
services and to businesses. It involves planning across 
transport, environment, education, health and social 
care, and more.

Crucially, good planning requires responsiveness to the 
needs of local people. Labour will legislate for powers 
to compel public agencies to co-operate and stick to an 
agreed local plan.

The Labour Party will enact new legislation to put all 
decision making at the most local level possible. To 
make stronger communities, Labour will strengthen 
local democracy through putting strong town councils 
into all towns with a population of 5,000 or more, which 
will have a central role in developing local plans. Labour 
will move quickly to introduce directly-elected Mayors 
for Cork and Dublin, as a precursor to extending that to 
other cities.

6. Quality Standards
Sustainable Community and Housing Quality Standards 
will be strengthened in law. Minimum standards 
for housing will include access to transport, work 
opportunities, services, retail premises, leisure spaces 
and cultural amenities.

Housing standards will include a wide range of measures 
to ensure the lowest possible carbon footprint from 
house-building and the lifetime use of housing. For 
example, this will include insulation, modern energy 
efficient	heating	systems,	local	energy	generation,	reuse	
of “grey” water, collection of rainwater, development of 
housing alongside public transit, charging stations for 
electric cars, facilities for shared cars, garden allotments 
for apartment dwellers, and other measures. 

Local authorities will be given statutory duties around 
a minimum level of housing maintenance and high 
standard estate management.

A	 definition	 of	 sustainable,	 quality	 housing	 will	 be	
put	 into	 law,	 which	 defines	 minimum	 standards	 for	
the development of housing as part of integrated 
communities. This legal framework will include the 
seven	elements	of	adequate	housing	 identified	by	the	
United	 Nations	 Office	 of	 the	 High	 Commissioner	 for	
Human Rights:

Affordability:	 Personal	 or	 household	 financial	 costs
associated with housing should not threaten or 
compromise the attainment and satisfaction of other 
basic needs (for example, food, education, access to 
health care).

Legal security of tenure: Regardless of the type of
tenure, all persons should possess a degree of security 
of tenure which guarantees legal protection against 
forced eviction, harassment and other threats.

Habitability: Adequate housing should provide for
elements such as adequate space, protection from 
cold, damp, heat, rain, wind or other threats to health, 
structural hazards, and disease vectors.

Availability of services, materials, facilities and 
infrastructure: Housing is not adequate if its occupants
do not have safe drinking water, adequate sanitation, 
energy for cooking, heating and lighting, sanitation 
and washing facilities, means of food storage, refuse 
disposal, etc.

Accessibility: Housing	 is	 not	 adequate	 if	 the	 specific
needs of disadvantaged and marginalized groups are 
not taken into account (such as the poor, people facing 
discrimination; persons with disabilities, victims of 
natural disasters).

Location: Adequate housing must allow access to
employment options, health-care services, schools, 
child-care centres and other social facilities and should 
not be built on polluted sites nor in immediate proximity 
to pollution sources.

Cultural adequacy: Adequate housing should respect
and take into account the expression of cultural identity 
and ways of life.5
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Local authorities will be given statutory duties around 
a minimum quality level of housing maintenance and 
estate management. Housing Executives will be given 
enhanced powers and funding to enforce build quality 
standards, size standards and other aspects of housing 
quality. 

The Labour Party will also introduce minimum quality 
standards for how apartment blocks and housing estates 
are managed, with democratic control being vested in 
owner-occupiers, landlords and tenants. We will reform 
the Multi-Unit Developments Act 2011. Management 
companies will be required by law to ensure adequate 
provision for future major repairs (e.g. sinking funds). 
Owners and tenants who do not pay their management 
charges will be subject to stronger enforcement action, 
while those with an inability to pay will be supported.

7. Housing	for	Specific	Groups
Robust plans will be put in place to address the housing 
needs	 of	 specific	 groups,	 such	 as	 people	 who	 are	
homeless,	 people	 fleeing	 domestic	 violence,	 people	
from the Travelling Community, students, older people, 
people with disabilities and ethnic minorities.

Homelessness and domestic 
violence
Official	statistics,	cited	by	Focus	Ireland,	show	that	5,963	
adults and 3,689 children were homeless across Ireland 
as of March 2018, totally 9,652 people.6 Of this number, 
110 people were sleeping rough in Dublin alone.

Labour will make it illegal to evict a family or individual 
into homelessness. Local authorities will be given a 
stronger legal obligation to respond to homelessness.

With tens of thousands of vacant homes across Ireland, 
there is no need for this scandal to continue. Increased 
property taxes on vacant homes, the creation of vacant 
home units in all county councils, and the implementation 
of the vacant homes strategy would free up housing that 
our society badly needs. 

Our ambition must simply be to end long-term 
homelessness. We will only achieve that with a housing 
first	approach.	In	other	words,	we	will	give	people	long-
term places to live, and then wrap supports and services 
around them. 

Housing First is an approach that focuses on ending 
homelessness for people who have been homeless 
for many years or who are particularly vulnerable. It is 
based on providing both housing and intensive case 
management simultaneously. This approach has been 
in operation in Dublin and some other cities for several 
years, but the policy needs further enhancement, not 
least a greater supply to appropriate housing.

Housing First participants will have ready, time-unlimited 
access to support and treatment services, for as long as 
the participant requires. Even if a tenancy fails, Housing 
First continues to support the individual to another 
tenancy and the support service continues to engage 
with the participant. 

Housing First is the solution for many people who 
are sleeping rough on our streets and in need of a 
wraparound 24-hour service. It has worked well in 
Limerick City where the scheme is operated by the 
Simon	Community	and	Novas,	and	particularly	benefits	
people who are long-term homeless who would likely 
have	difficulty	in	sustaining	a	home	without	that	kind	of	
support.

Homeless children are in living hotels, bed and 
breakfasts and increasingly they are being transferred 
to so-called family hub accommodation. That is over 
3,800 childhoods blighted by homelessness and the 
anxieties	 and	 the	 stresses	 that	 it	 inflicts	 on	 children	
and their parents. This is a time that those children will 
never get back. The scandal of homeless children must 
end. Incredibly, families are still assessed for homeless 
supports based on the needs of adults. Councils are not 
required to pay any attention to the needs of homeless 
children. Our proposals will change this, putting children 
first.

A Focus Ireland report based on research into the 
experiences of 25 homeless families found “The vast 
majority of the families interviewed reported being 
deeply negatively affected by becoming homeless.”  
Negative implications for children’s education is one of 
the most frequent and profound effects. Anxiety about 
their homelessness, and the lack of space and quiet for 
homework are widespread concerns. 

We will not put people into hostels or family hubs. We 
will build social and affordable housing instead. And we 
will require all councils to build two homes for every one 
that they sell, so that the stock of public housing rises 
over time.

Currently children’s rights are not recognised within 
the family unit in a homeless situation, which has led 
to situations where children have been placed in 
unsuitable accommodation within the family, or as was 
highlighted last year, were forced to spend the night in 
a Garda station because there was nowhere else to go. 
Our Housing Homeless Families Bill would amend the 
Housing Acts to require local authorities to recognise 
the rights of a child in a family unit when applying for 
accommodation or other assistance. 

Labour	 also	 recognises	 that	 some	 people	 fleeing	
domestic violence may have a pre-existing home that 
they cannot access, which does not allow them to be 
official	 registered	as	homeless.	We	will	 strengthen	 the	
law to ensure that the victims rather than the perpetrators 
remain in possession of a tenancy or property.
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Housing with supports 
(old age, disability)
Some people need help to maintain their home, whether 
due to illness (including mental illness or addiction), 
disability or other reasons. These supports may include 
regular visitors to assist with aspects of home life, from 
personal care through to managing the home. 

At present, personal supports to tenants are mostly 
associated with people coming out of homelessness, 
but Labour’s goal is to expand this type of service to 
people at risk of losing their home in order to prevent 
them ever experiencing homelessness.

Likewise, unrelated to homelessness, as people grow 
older they may need support to help them continue 
to live at home. Labour will also facilitate community 
and voluntary groups that help people to overcome 
loneliness in old age.

In all cases, the logistical elements and type of staff 
required are similar, which is why it makes sense to plan 
housing with supports on a more universal and less 
segregated basis than has been done to date. 

Traveller housing
The Labour Party will work with representative bodies 
of the Travelling community to develop a new national 
strategy to end the poor housing conditions faced by 
many Travellers. Not least, measures will be put in place 
to ensure that local authorities draw down and use the 
resources	made	available	for	Traveller-specific	housing.

Labour’s strategy will provide housing based on all the 
aspects of adequate housing discussed previously. In 
particular, the housing will be developed in tandem 
with employment opportunities designed with and for 
people from the Travelling community.

Student accommodation 
The Higher Education Authority (HEA) predicted in 
2015 that there would be an increase from 167,991 
students in Full Time Education (FTEs) in 2014 to 
192,886 in 2024. This appears now to have been a gross 
underestimation, as the number now is 181,039 already. 
The immense demand for student accommodation has 
a real impact on the private rental market. The HEA’s 
Report on Student Accommodation: Demand and 
Supply (2015) indicated that the ‘increased provision of 
designated student accommodation, both on and off 
campus, has the potential, in the medium to long term, 
to ease ongoing demand pressures in the private rented 
accommodation sector’ (p1). The Union of Students 
in Ireland argue that 25,754 extra beds are needed in 
student accommodation by 2019. 7

The student housing crisis is sometimes considered 
an afterthought by those who cannot understand the 
interconnectedness of the nationwide housing crisis we 
face today, and how everyone is currently seeking to be 
housed from an inadequate supply of housing. Some 
bespoke solutions for student accommodation have the 
potential to release regular rental housing to others. A 
number of measures are proposed:

• Consultation with NAMA regarding the availability
of suitable properties and land that could be used
for  student accommodation by Higher Education
Institutions (HEI) or HEIs working on joint projects;

• The	creation	of	a	capital	grant	specifically	for	HEIs
to plan, develop and construct on-campus
student accommodation;

• The development of a coherent programme of
conditional supply-side supports to increase
availability of affordable rental housing.

• The introduction of a system of rent regulation
to provide greater certainty for student tenants
and landlords through a mechanism for disciplined
market-sensitive rent adjustment (the current rent
controls do not apply to 9-month leases and by the
time the same or a different student comes back
at the end of summer, it is considered a brand-new
tenancy and the landlord can increase it enormously).

• Protection for students living in digs through
legislative action. Students living in this kind of
accommodation have little to no statutory protection.

Housing and Disability
The Labour Party’s quality standards will include 
provision so that housing is designed to allow for the 
people who acquire disabilities (not least in old age) can 
continue to live in their home for as long as possible. 
Example measures including building standards that 
allow for wheelchair access to all rooms on the ground 
floor,	space	within	bathrooms	for	safety	rails	and	other	
fittings,	and	so	on.

Labour’s quality standards for the built environment 
surrounding housing will also be disability-friendly, 
in terms of ensuring wheelchair access and safe 
environments for people who are sensory impaired.

Labour will extend an “Empty Nester” scheme 
throughout Ireland’s cities, facilitating older people who 
wish to sell their house to the council and be re-housed 
in more suitable accommodation.
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Ethnic minorities and housing

According to Census 2016, 32 per cent of households 
living in apartments have at least one non-Irish national, 
compared to nine per cent of those living in some type 
of house.8	 Similarly,	 less	 than	 five	 per	 cent	 of	 owner-
occupied homes have a non-Irish national, compared to 
29 per cent of rented homes. While the data is limited, 
this suggests a risk of ghettoization for people of non-
Irish nationality, given that most apartment blocks have 
been built in the last twenty years or so, and many were 
built in peripheral areas. 

Labour will commission research to better understand 
the housing status and housing needs of Ireland’s new 
communities. Non-Irish nationals will be encouraged to 
avail of existing national and local authority schemes 
to support community activity, and Labour will seek to 
remove any barriers that may exist to people taking up 
these schemes.

8. A New Deal for Renters
Labour will introduce a new deal for the rental sector that 
protects tenants and recognises the challenges faced by 
single-property landlords in complying with regulation.

Many primary school children are growing up in rented 
accommodation, and in order to consolidate renting 
as a regular option for families—and not something 
temporary—significant	change	is	required	to	make	this	
tenure safe and secure for families.

The growing gap between rent levels and household 
incomes is totally unsustainable, and a major correction 
is needed to the rental market, which can only be 
achieved by substantial State action.

Firstly, Labour would put in place a national affordable 
scheme for renters. As described earlier, publicly-owned 
lands need to be used for cost-rental provision of 
housing. This implies a publicly-built and public-owned 
housing stock operating on a commercial cost-rental 
model as the best way forward to ensure a sustainable, 
affordable and high-quality housing stock with choice 
for different households, as advocated by NERI among 
others. Such a scheme would have eligibility criteria 
targeting those households whose incomes are just too 
high to apply for social housing.

Affordable renting would also give younger people the 
space to save for home ownership, if they wish to do so, 
or to make other investments.

Secondly, we have an obligation to make sure the market 
is regulated responsibly and fairly. Reducing living 
standards cannot be the response to the housing crisis. 
Labour would implement a package of measures to 
protect tenants in the public and private rental sectors, 
which are outlined below.

The Labour Party would declare the entire country to 
be a Rent Pressure Zone at this time, under the existing 
rental regulations. Labour would cap rent increases 
and limit rents to what is affordable based on average 
increases in household incomes and measurements 
of the cost of living such as the annual data on the 
minimum essential standard of living, which is used by 
the Insolvency Service of Ireland.9 In comparison to the 
much lower rise in incomes and other living costs, there 
is no valid reason why rents should be going up by much 
faster rates nationally and Labour will curtail this to the 
full extent of what can be put into law. 

Labour would create a Rent Register, so that people can 
see how much rent was paid in properties previously. 
New tenants in Rent Pressure Zones are still vulnerable 
to big rent increases when they are signing on to a new 
lease.	There	is	currently	no	easy	way	to	find	out	what	the	
previous tenant was charged. It also should not be for 
the tenant to seek out this information from a landlord. 
This is why we need a rent register, so tenants can 
ascertain what the previous tenant was charged and to 
put the spotlight on extortionate rent hikes from lease to 
lease. Details of any refurbishments should be added to 
the register, so it is clear where any larger rent increases 
may	be	justified.

The Labour Party would expand the Mortgage to Rent 
Scheme to relieve distressed mortgage-holders.

Labour will strengthen security of tenure for renters by 
restricting the family ground for evictions to cases where 
a spouse and/or children will be moving into the house. 
Likewise, more people are becoming homeless because 
they are being evicted by landlords claiming they want 
to ‘refurbish’ their properties, when in truth, they are 
simply hiking up the rent. We will regulate to ensure 
that genuine refurbishments have taken place before 
evictions are permitted under this ground. Tenants 
should not be evicted when a property is put up for sale, 
nor if needed for the use of extended family, and the 
refurbishment eviction clause will be restricted.

Labour will legislate for long-term residential leases with 
fewer grounds for ending the contract early. Labour 
will also seek to incentivise the use of long leases (5-20 
years) for residential properties, especially for retirees. 
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We would implement a Deposit Protection Scheme. 
This is provided for under the Residential Tenancies Act 
2015, introduced by Labour, but the current Government 
is still dragging their feet on introducing the measures 
needed to roll it out. Presently a landlord can charge 
whatever they want for a deposit, with reports that some 
are charging double a month’s rent or more. Labour 
proposes to set a deposit ceiling of one month’s rent, 
except for long residential leases (5+ years).

Labour would implement an NCT-style scheme of 
inspections of public and private rental properties. 
Recent revelations have shed light on just how far some 
rogue landlords are prepared to go in order to make 
a	 profit.	 There	 are	 clearly	 real	 issues	 regarding	 the	
enforcement of regulation in the sector, which need to 
be addressed if we are to clamp down on the sort of 
sub-standard and dangerous living conditions that have 
been exposed.

Landlords will have to comply with minimum standards 
in	order	to	rent	their	properties	in	the	first	place,	which	
would	 address	 the	 serious	 issues	 of	 fire	 hazards	 and	
overcrowding, among others. Through a system of 
Minimum	 Standards	 Certificates,	 tenants	 would	 also	
know the properties they are viewing are above board 
and meet the regulatory standards.

Labour’s Residential Tenancies (Greater Security of 
Tenure and Rent Certainty) Bill 2018 is currently before 
the Oireachtas, and seeks to put many of these measures 
into law. 

It was recently revealed that the Repair and Lease 
scheme	 delivered	 no	 new	 homes	 for	 the	 first	 three	
quarters of 2017. This low uptake shows that despite 
well-placed objectives, the initiative in its current form 
is not working and needs to be completely revamped. 
Current conditions set by the Government have failed 
to attract private landlords. We need to make sure the 
public and private sector work together to tap into the 
unused potential these properties represent. Labour 
will	give	Housing	Executives	more	flexibility	to	develop	
innovative approaches to this type of scheme.

The Labour Party will enforce, and if necessary reinforce, 
existing laws that restrict short-term letting to premises 
with the appropriate planning permission. This is 
aimed to reduce the inappropriate short-term letting 
of apartments and urban houses for holiday lettings as 
opposed to regular tenancies.

Labour will put in place appropriate incentives for 
professional and institutional landlords, such as business 
tax reliefs when fully compliant with all regulations. 
Labour will aim to attract pension funds, credit unions 
and similar as responsible long-term investors in rental 
housing, while also deterring so-called “vulture funds” 
from purchasing housing in Ireland.

Labour recognises that around seven in ten landlords 
only have one property, which for some may be the 
inheritance of a family home or a pension investment. 
Some single-property landlords never intended to 
rent out housing as a career; for example, people in 
negative equity are renting out their only property as 
they cannot afford to pay their mortgage. Nonetheless, 
single-property landlords must maintain the same level 
of quality and safety in their housing as the professional 
landlord, but we are keen to encourage single-property 
landlords to make their properties available on the rental 
market to boost supply in the short-term. Labour will 
instruct the relevant agencies to support single-property 
landlords to achieve compliance and to manage their 
tenants, rather than taking a punitive approach. 

9. Ending Land Hoarding
Labour will implement a range of measures designed to 
push land owners towards the development of vacant 
sites and buildings, rather than land hoarding.

Labour will use a mixture of supportive and punitive 
measures to give developers a real incentive to develop 
residential land rather than wait while house prices rise 
or slowly release parcels of land. Labour’s policies will 
make it starkly clear that there will be no better time 
than now to develop, as some incentives will be time-
limited and certain taxes will increase over time where 
there is inaction on the development of land.

An assertive vacant sites strategy will be implemented, 
including levies on vacant sites and compulsory purchase 
orders at existing use value.

We will explore making changes to zoning law to 
encourage more development of social and affordable 
housing in appropriate sites.

Labour will remove discounts on Capital Gains Tax on 
the	profits	from	land	speculation.	

Labour will also implement a vacant housing tax to 
ensure properties lying empty for long periods of time 
are brought back into use. This would apply to homes 
left empty for more than two years without a valid reason.

Labour will legislate for the compulsory purchase of 
lands at existing use value, building on the 1973 Kenny 
Report proposals.
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10. Affordable Home Ownership
Labour recognises that home ownership is a legitimate 
aspiration, and we will put in place supports for 
collective approaches to home ownership for low- and 
middle-income households. Labour is also in favour of 
mixed tenure housing developments that include home 
ownership alongside social and affordable housing, as 
long as such developments do not compromise the 
housing prospects of future generations.

By investing in social housing, Labour will provide a 
pathway to home ownership for those on lower incomes 
through the tenant-purchase scheme. However, unlike 
some earlier versions of the scheme, Labour will ensure 
full cost recovery by local authorities and the retention 
of land in public ownership.

Labour will implement a rent-to-buy scheme, to allow 
families and individuals on low- and middle-incomes to 
have	 their	 first	 few	 years	 of	 rent	 payments	 converted	
into a deposit for the purchase of a home.

Labour will support the expansion of housing 
co-operatives, including on public land. However, public 
land will not be sold or given away to co-operatives or 
other Approved Housing Bodies. Ireland has a very low 
level of co-operative housing (0.3%) compared to other 
European countries (e.g. 22% Sweden, 16% Poland, 
8% Austria, 6% Spain).10 Labour proposes to look to 
the more successful jurisdictions and will implement a 
national strategy to create the conditions within which 
housing co-operatives can succeed, especially for 
people whose incomes are too high to access traditional 
social housing.

Where housing on public land becomes privately owned 
(for example through tenant-purchase or a rent-to-
buy scheme) the owner will possess a leasehold not a 
freehold. In Labour’s strategy, the State will reserve the 
right to impose a levy or charge on private housing on 
public land to recoup any rise in the value of that land 
over time, which will also provide a sustainable income 
stream for future investment in social and affordable 
housing.
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-crisis-deepens-1.3478914

3 https://www.ictu.ie/download/pdf/charter_for_housing_rights.  
 pdf 

4 http://www.housing.gov.ie/housing/homelessness/
 homeless-report-may-2018

5 https://www.ohchr.org/EN/Issues/Housing/toolkit/Pages/ 
 RighttoAdequateHousingToolkit.aspx 

6 https://www.focusireland.ie/resource-hub/latest-
	 figures-homelessness-ireland/	

7 http://usi.ie/wp-content/uploads/2018/06/USI-PRE-BUDGET-  
 SUBMISSION-2019_FINAL.pdf

8 Census 2016, Table E1078. The Census data only provides the 
ethnicity	of	the	person	who	filled	in	the	form	in	relation	
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9 http://www.isi.gov.ie/en/ISI/RLEs_Guidelines_July_2017.pdf/  
 Files/RLEs_Guidelines_July_2017.pdf

10 http://www.housinginternational.coop/housing-co-operatives-  
 worldwide/ 
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Sinn Féin Submission to Housing for All 3

Deliver Public Housing
Sinn Féin believe that if this government is serious about tackling the housing 
crisis it needs to at least double capital investment in public housing. By public 
housing we mean social, affordable cost rental and affordable purchase homes on 
public land delivered by local authorities, Approved Housing Bodies (AHBs) and 
community housing trusts. The target must be at least 20,000 social and affordable 
homes to be delivered every year. This will require a doubling of capital investment 
from €1.4bn to at least €2.8bn. This will enable the government to wean itself off its 
dependency on the private sector to meet social and affordable housing need.
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4 Sinn Féin Submission to Housing for All

Social Housing
If this government is serious about tackling social housing waiting lists it must 
significantly ramp up its real social housing delivery targets. A key problem with 
Rebuilding Ireland was that the delivery targets were too low.

Recommendations:
 Sinn Féin believe that the government must target the delivery 

of at a minimum 12,000 real social homes per year, delivered 
by local authorities and approved housing bodies.

 To facilitate this delivery local authorities must be provided 
with multi annual capital funding from the Department to 
ensure funding certainty for housing projects.

 The procurement, tendering and approvals process must be 
urgently addressed. Sinn Féin believes a one stage approval 
process should be put in place which can deliver units from 
conception to tendering in less than a year.

 Public Private Partnerships, Joint Ventures and Land Initiatives 
should be abandoned, and local authorities should be fully 
fund local authorities to develop mixed tenure, mixed income 
estates. 

 The government must prioritise the full implementation 
of the recommendations of the Expert Group on Traveller 
Accommodation.

The government must also:
 Raise the income limits for eligibility for social housing in line 

with inflation.

 Facilitate social housing applications to move from one Local 
Authority to another through the introduction of a social 
housing applicants’ passport.

 Facilitate inter county public housing transfers and council list 
transfers.

 Provide public housing tenants with access to the Residential 
Tenancies Board.

 Introduce rolling social housing stock condition surveys in 
order to reach an inspection rate of 25% per year.

 Establish and resource an effective social housing tenants’ 
participation mechanism to involve residents in decision 
making regarding the future of their homes.
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Sinn Féin Submission to Housing for All 5

Affordable housing
Sinn Féin believe the government’s priority must be to deliver public homes on 
public land to ensure working people have access to genuinely affordable homes 
to rent and buy. 

The government must move on from a housing policy that over relies on the 
private sector to meet affordable housing need.  This means that the government 
must stop the sell off of public land to private developers. 

Recommendations:
 Sinn Féin believe that the government must scrap the shared 

equity homeloan scheme as it will have an inflationary impact 
on house prices.

 The government must target the delivery of 8,000 affordable 
homes, 4,000 affordable cost rental and 4,000 affordable 
purchase homes per year.

 Affordable rents would be set at prices of between €700 
and €900 per month in Dublin and lower elsewhere, with 
affordable purchases would be set at prices of €230,000 or less 
in Dublin and lower elsewhere, with no hidden equity charges.

More comprehensive detail on Sinn Féin’s affordable housing plans are available in 
appendix one.
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6 Sinn Féin Submission to Housing for All

Private Rented Sector
The rental market in this state is truly dysfunctional. Monthly rental payments 
in many urban centres are now higher than mortgage repayments. The RPZ 
legislation has failed and the government has failed to articulate a plan to deal 
with the disorderly exit of landlords from the market.

Recommendations:
 Sinn Féin believe that the government must urgently introduce 

a three year ban on rent increases on all new and existing 
tenancies.

 The government must introduce of a refundable tax credit for 
all existing and new private rented tenancies.

 Increased investment in affordable cost rental accommodation 
at scale delivered by Local Authorities and Approved Housing 
Bodies.

 We note the Minister has stated he is bringing forward rental 
legislation in the autumn and this is welcome. This legislation 
must prioritise tenancies of indefinite duration and the 
removal of the Residential Tenancies Act Section 34 grounds 
on the sale of the property, use the property for a family 
member and the renovation of the property, for new and 
renewed tenancies.

 We would also like to see the government introduce an NCT 
style certification to ensure compliance with building and 
fire safety standards and also ensure that local authorities are 
adequately funded to conduct inspections of at least 25% of all 
private rental properties every year.

 Further regulation of the short term letting sector is also 
warranted and we believe the government must place a legal 
obligation on estate agents and letting platforms to ensure 
that all long- and short-term rental properties are compliant 
with minimum standards and planning requirements.

 Commission the Housing Agency to undertake research into 
the disorderly exit of landlords from the private rental market 
and to report back within 3 months.
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Sinn Féin Submission to Housing for All 7

Vacant Homes
Rebuilding Ireland failed miserably to tackle the issue of vacant homes. The policy 
had a target of 5,600 homes by the end of this year. However latest figures show 
that only 1,672 homes have been delivered to date via three government schemes; 
Repair and Lease, Buy and Renew, and the Housing Agency Fund. 

The Geo Directories residential buildings report for Q 4 of 2020 published in 
January this year stated that the average vacancy rate in Ireland in December 2020 
was 4.6%, which equates to 92,251 homes.

The government needs an ambitious plan to target these properties in order 
to reach 35,000 home completions annually. Identifying vacant properties and 
returning them to use will also help the State to meet its climate action targets.

Returning more vacant homes to use is quicker, cheaper and better for the climate 
than building new homes from scratch.  We believe any new vacant homes 
strategy must include the following:

Recommendations:
 A dedicated vacant homes officer in each local authority 

 An increase funding and support for Repair and Lease, Buy and 
Renew and the Housing Agency fund so that they can reach 
their potential .

 An increased use of CPO powers by the Councils .

 The roll out a specific scheme, ran in conjunction with the 
Department of Health and the Department of Housing to bring 
some homes in the Fair Deal schemes back into use. 

 Specific year on year targets for returning vacant homes to use 
must be set in each local authority. 

 Government should introduce a vacant homes tax applicable 
to properties vacant more than 6 months within DED’s or LEA’s 
determined by the Local Authorities as having a high level of 
housing need and a high level of vacancy.1

To view Sinn Féin’s comprehensive Vacant Homes Strategy please see Appendix 1 
of this document.

1 *Any such proposal would have exemptions for homes in probate or in the Fair Deal scheme
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8 Sinn Féin Submission to Housing for All

Homelessness
Housing for All must truly be a policy that prioritises housing for all especially the 
most vulnerable in society. The government must be ambitious in terms of tackling 
homelessness and it must set a date for ending long term homelessness and the 
need to sleep rough.  The focus must pivot to preventing people from entering 
homelessness and reducing the time spent in emergency accommodation. We 
must also see the government be more ambitious in its Housing First funding and 
targets.

Recommendations:
 Double the provision of Housing First housing allocations.

 Introduce a co-ordinated approach to reduce the number of 
deaths of people accessing homeless services.

 Limit the length of time any person can stay in emergency 
accommodation to a maximum of six months and phase out 
use of dormitory style emergency accommodation for people 
experiencing homelessness.

 Place a legal obligation on Local Authorities to put in place 
homeless prevention plans for those at imminent risk of 
homelessness and end the use of vacant possession notices to 
quit to prevent families being evicted into homelessness.

 Progress the Homeless Prevention Bill 2020 which is currently 
at Committee stage.

 Fully implement the recent Joint Oireachtas Housing, Local 
Government and Heritage Committee report on homelessness. 
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Sinn Féin Submission to Housing for All 9

Planning
The planning changes introduced and extended under the guise of Rebuilding 
Ireland have been detrimental to both local democracy and the planning process. 
The Strategic Housing Development process has not worked. Sinn Féin opposed 
this legislation at the time and proposed an alternative which would have included 
placing statutory time limits on turn around times for planning decisions on An 
Bord Pleanala and on developers. The use of the Minister’s unchecked power 
to impose mandatory planning guidelines on local authorities has also seen 
apartment standards being diminished.

Recommendations:
 The Strategic Housing Development legislation should not 

be renewed, and all planning decisions should be returned to 
local authorities.

 The planning process should be reformed to impose strict 
statutory timelines on the pre planning process, requests for 
additional information and An Bord Pleanála appeals.

 The Land Development Agency should be repurposed into 
an Active Land Management Agency with responsibility for 
strategically managing all public land while returning all 
residential development functions to Local Authorities.

 The new Housing for All policy must review land use and land 
value issues with a view to introducing measures to constrain 
land hoarding, land speculation and land price inflation .

 The plan must also contain a mechanism to fully implement 
the 2017 Joint Oireachtas Committee on Housing, Planning 
and Local Government report Safe as Houses as per the 
programme for government.

 Facilitate the private sector delivery of affordable homes 
by amending the planning act to provide for the rezoning 
of brownfield sites near urban centres that can be master 
planned by local authorities to deliver residential units.

 Introduce a new tenure condition for all existing and new 
planning permissions that would allow the planning authority 
to determine that up to 100% of any residential development 
be reserved for owner occupiers. 
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‘Housing For All’ – Independent Group – May 31st, 2021 
We have not costed these proposals as it is our opinion that there is significant funding available for Housing but that it is 

being mis-directed, mis-spent & is far too focussed on lining the pockets of private landlords 

Opinions Costings if available 
Invoke subsections 2(1) and 2(2) of Article 43 of Bunreacht na hÉireann 

2 1° The State recognises, however, that the exercise of the rights mentioned in the foregoing provisions of this Article ought, 
in civil society, to be regulated by the principles of social justice. 

2° The State, accordingly, may as occasion requires delimit by law the exercise of the said rights with a view to reconciling their 
exercise with the exigencies of the common good. 

No cost to the 
Exchequer 

Declare a housing emergency & legislate accordingly No cost to the 
Exchequer 

Allow a referendum on Economic, Social and Cultural constitutional rights 

Local authorities will be the main focus for the delivery of housing. They will be empowered & resourced to employ the 
required staff to deliver a housing program, architects, etc. 

Local authorities will be empowered to spend money to deliver projects as they see fit based on policy from the Department of 
Housing. The need for schemes to be confirmed at every stage of delivery by the department will not be required.  

The Department will maintain an audit role of Local Authority performance to ensure that needs are being met. 

The maximum income limit to be on the housing list will be removed thus giving a realistic picture of those in need of housing. 

Local authorities will be resourced and mandated to actively pursue owners of private housing that do not make it available for 
the HAP scheme which is illegal as things stand. HAP and private rental subsidies to be phased out while house building is 
accelerated.   
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Vacant Homes to be CPO’s immediately and made available to those on waiting lists & first-time buyers. All unoccupied 
apartment buildings will be commandeered to provide immediate housing as an emergency measure and if constitutional 
change is required will be followed up with.  

Funding needs will be kept under review and additional funding will be secured by increased borrowing as required, if this 
breeches EU borrowing requirements a defence will be prepared if required.  

Local authorities will proactively purchase land and properties in towns and villages to make it available for housing, also to 
reduce the demand for building in the open countryside 
NAMA to release all residential units to Local Authorities for social and affordable housing immediately 

All homes with planning permission will be progressed immediately with fines for those who do not undertake work within 6 
months – 70% of all units to be ring-fenced for social and affordable homes 
Affordability to be set to enable those on minimum wage to be able to buy a home No cost to the 

Exchequer 
Central Bank rules to be changed to allow ‘ability to pay’ include years of rental payments No cost to the 

Exchequer 
Any investment funds/REITs sitting on vacant properties to be fined substantively Possible returns for 

the Exchequer  
No person/family to spend more than 3 months in emergency accommodation before being housed 

All emergency accommodation placements to have trained staff in care plans, tenancy sustainment and exits from 
homelessness - need to resource and ensure is implemented 

Reconfigure emergency accommodation to own room, own door accommodation with lockers on site. Designate some of the 
accommodation for those in recovery – i.e. safe spaces with no drug use on site 

Implement the Housing First model which has been talked about for more than a decade 

Ban evictions of families with children into homelessness 
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Rental prices to be lowered and capped 

Purchase of investment properties to be prohibited immediately and all units made available to individual buyers No cost to the 
Exchequer 

Vulture funds and private investment firms will be banned & planning restrictions will apply retrospectively 

House values set by an independent commission & greater regulation of estate agents 

Vendors to undertake structural survey prior to the home going on the market 

Only public housing on public land, council housing, affordable & cost rental model 
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RE: Housing for All Submission, 31/05/2021 

All social housing, regardless of number of bedrooms, should adopt a standardised universal interior design to reduce 

costs associated with architectural drawings and enable the bulk delivery of housing where only the front of the 

dwelling is altered by the Local Authority, in accordance with the character of the area. 

The Minister must work with Irish Water, where future developments have no access to public wastewater and public 

water, that if a builder is prepared to install pumping stations they can do so under the supervision of Irish Water.  

Irish water will then be obliged to take in charge these sites. 

Budgets for Irish water must be increased so that future infrastructure is in place to build houses in all settlements. 

Irish Water have earmarked a plan which they have fell behind water WW, where that has happened there is a right for 

a builder to provide infrastructure by approved by Irish water, for Irish water  

Under the Land Development Agency, a number (Ex. 10/20) of persons from the private sector, be tasked with a 

number (Ex. 500) of houses each and paid pro rata houses successfully delivered. 

The state currently owns 30,000 sites designated for Social and Affordable housing.  Is Public Water and Wastewater 

infrastructure readily available at these sites? 

Throughout the Procurement Process, criteria for the development of social and affordable housing should not prohibit 

small contractors from carrying out said developments.  Small contractors can deliver developments in lieu with their 

own capacity. 

In both Rural and Urban settings, an up-front payment should be made to the landlord if they have a tenant suitable for 

HAP, where the up-front payment can be taken off the rent, requiring the tenant to sign a minimum five year contract 

to cover the rents.  This will enable old houses to be incorporated into social housing.   

Rural social houses should be actively sold to tenants looking to buy.  The stringent measures on purchasing rural 

social homes must be amended.  The selling of these properties will free up capital to in turn deliver more housing 

elsewhere. 

To enable affordable housing, sites should be granted at no cost, with the local authority being reimbursed if the 

property is then sold.  Developments under €200,000- €250,000 must be made possible to ensure affordable housing 

for the working class. 

The Minister for Finance must meet with Financial Institutions to introduce and replicate the Inter-Generational 

Mortgage system operated in Austria, where houses can be kept in the family, with the cost of mortgage being paid 

over up to one hundred years. 

In Rural Villages incentives for older persons to downsize by buying or building smaller homes, which will in turn 

free up the larger sites for those who need it.  By putting smaller homes (1/2 bed.) in a community village, thus giving 

the opportunity to give them the difference to facilitate a family.  Local Authorities to facilitate the cost difference 

between the smaller dwelling and the sale of the original home.  

New Guidelines to be introduced for people obtaining social housing, where tenants are responsible for all 

maintenance and works associated with the house, excluding infrastructure.  Where the house is not maintained to a 

sufficient standard, a warning system must be introduced which can eventually lead to.  If they are non-compliant, 

they will no longer be eligible for social housing. 
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A housing emergency must be called in relation to planning issues, to ensure that developments can be carried out 

once they have been permitted by An Bord Pleanála, to avoid planning issues being taken to the Courts. 

A proper functioning Bank must be in operation as a response to the prevalence of Foreign Investment Funds. 

The Income limits for Social Housing must be amended, to significantly increase the cap for young couples to enable 

them to live independently. 

State bodies must be prevented from bidding against one another for the same sites, to maximise the spending power 

of the Exchequer.  Greater transparency of the bidding process is required, with allocations provided to each housing 

agency and Local Authority.  Note – There’s plenty of cases where housing bodies and the Council are bidding against 

one another, one lead Authority is required to police this. 

Yours, 
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Reference No. Name of organisation 

HfA SC 1 Pavee Point 

HfA SC 2 CAHMS Dublin North City and County  

HfA SC 3 HSE (mental health) 

HfA SC 4 Housing Working Group for DNCC 

HfA SC5 Safeguarding Ireland 

HfA SC6 Merchants Quay Ireland 

HfA SC7 IWA 

HfA SC8 Inclusion Ireland 

HfA SC9 Age Friendly Ireland 

HfA SC10 Insolvency Service of Ireland – agency of Department of Justice 

HfA SC11 Crosscare 

HfA SC12 CIB 

HfA SC13 Irish Property Owner's Association (IPOA) 

HfA SC14 Housing Finance Agency 

HfA SC15 Irish Home Builders Association 

HfA SC16 Mid-West Community Healthcare Mental Health Services 

HfA SC17 Land Development Agency 

HfA SC18 Independent Living Movement Ireland 

HfA SC19 SVP 

HfA SC20 RHH International 

HfA SC21 Irish Water 

HfA SC22 Dublin Simon Community 

HfA SC23 National Building Control & Market Surveillance Office 

HfA SC24 One Family 

HfA SC25 Engineers Ireland 

HfA SC26 ICSH 

HfA SC27 Novas 

HfA SC28 Threshold 

HfA SC29 Focus Ireland 

HfA SC30 PII 

HfA SC31 IPI 

HfA SC32 Eastern and Midland Regional Assembly 

HfA SC33 MABS 

HfA SC34 Office of the Planning Regulator 

HfA SC35 Respond 

HfA SC36 HSE homeless services 

HfA SC37 Tarasis 

HfA SC38 IBEC 

HfA SC39 Housing First Platform Ireland 

HfA SC40 Mercy Law Resource Centre 

HfA SC41 Apartment Owners Network 

HfA SC42 Dublin Homeless Network 

HfA SC43 Irish Homeless Policy Group 

HfA SC44 Banking and Payments Federation Ireland 

HfA SC45 Sage Advocacy 
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HfA SC46 IRES 

HfA SC47 CSO 

HfA SC48 NTA 

HfA SC49 Tuath Housing 

HfA SC50 Professor Paddy Gray 

HfA SC51 The Housing and Sustainable Communities Agency 

HfA SC52 Cooperative Housing Ireland 

HfA SC53 Jesuit Centre for Faith and Justice 

HfA SC54 HSE Mental Health Services Social Work 

HfA SC55 Irish Institutional Property 

HfA SC56 Disability Federation Ireland 

HfA SC57 The National Traveller Women's Forum 

HfA SC58 Housing Alliance 

HfA SC59 Cope Galway 

HfA SC60 Peter McVerry Trust 

HfA SC61 National One Parent Family Alliance 

HfA SC62 HSE National Disability Services 

HfA SC63 Institute of Professional Auctioneers and Valuers 

HfA SC64 Association of Consulting Engineers of Ireland 

HfA SC65 Raise the Roof 

HfA SC66 Sophia 

HfA SC67 Hibernia REIT plc 

HfA SC68 Simon Communities of Ireland 

HfA SC69 Irish Travellers Movement 

HfA SC70 Self Organised Architecture (SOA) Research CLG 

HfA SC71 Residential Tenancies Board 

HfA SC72 Society of Chartered Surveyors of Ireland 

HfA SC73 National Disability Authority 

HfA SC74 County & City Mgt Association 

HfA SC75 North West Simon Community 

HfA SC76 Alone 
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Submission to the Stakeholder Consultation on “Housing for 

All” Policy Statement and Action Plan 

16th April 2021 

Pavee Point Traveller and Roma Centre 
Pavee Point Traveller and Roma Centre (‘Pavee Point’) have been working to challenge racism and 
promote Traveller and Roma inclusion in Ireland since 1985. The organisation works from a 
community development perspective and promotes the realisation of human rights and equality for 
Travellers and Roma in Ireland. The organisation is comprised of Travellers, Roma and members of 
the majority population, who work together in partnership to address the needs of Travellers and 
Roma as minority ethnic groups experiencing exclusion, marginalisation and racism. Working for 
social justice, solidarity and human rights, the central aim of Pavee Point is to contribute to 
improvement in the quality of life and living circumstances of Irish Travellers and Roma.  

For further information contact: 
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Recommendations 
 

 Ensure implementation of key recommendations by the Independent Expert Group on Traveller 
accommodation and a number of international human rights bodies,1 including overhauling 
legislation and policies which impact on accommodation provision for Travellers.  

 Legislative provisions should be put in place to suspend (for a period of five years) the reserved 
function of elected representatives for approval of Part 8 proposals for Traveller-specific 
accommodation, and to suspend the reserved function relating to the agreement to dispose of 
land for the purposes of developing Traveller accommodation and provide these as executive 
functions.  

 In the immediate term, local authority chief executives should use emergency powers, where 
necessary, to bypass problems with decision-making by elected members regarding Traveller 
accommodation 

 A moratorium on evictions until the accommodation needs of all Travellers on the housing lists 
have been met as recommended by the Report of the Committee on Housing and Homelessness in 
June 2016; ensure adequate safeguards against forced eviction 

 The National Traveller Accommodation Consultative Committee (NTACC) should be reconfigured & 
its role integrated into a National Traveller Agency (which would have broader competence in 
addressing Traveller issues including addressing education, health & employment etc.), with a 
stronger governance role than is currently the case in NTACC.  This role would include: 
o overseeing the annual Social Housing Needs Assessment process insofar as it relates to 

Travellers,  
o standardising and monitoring the Annual Estimate (Count) of Traveller families carried out by 

local authorities,  
o designing and commissioning the five-year national assessment of Traveller needs to inform 

the TAPs and monitoring their implementation on an annual basis. 

 At local authority level, Local Traveller Accommodation Consultative Committees should be 
replaced with Traveller Accommodation integrated into Housing Strategic Policy Committees, to be 
made up of elected members and Traveller representatives  

 Introduction of an ethnic identifier (in line with human rights standards) rolled out across all 
routine administrative datasets in Local Authorities, as per the National Traveller and Roma 
Inclusion Strategy 2017-2021 (NTRIS) and recommendations in the Independent Expert Group on 
Traveller accommodation 

 Immediately step up implementation of the National Traveller Roma Inclusion Strategy (NTRIS) 
through adequately resourced actions by all Government Departments involved, including but not 
only by the Department of Children, Equality, Disability, Integration and Youth with the actions 
taken in full consultation with Traveller and Roma organisations 

 Strengthen the existing implementation and monitoring plan for the NTRIS by adopting clear 
targets, indicators, outcomes, timeframes and budget lines 

 Take effective measures to address any discrimination against Travellers in the private rental 
sector. Rent Supplement and Housing Assistance Payment must be increased to levels which meet 
market rents so Travellers can avail of accommodation and avoid falling into homelessness 

 Appointment of a high level dedicated official within DRHE with responsibility to prioritise & 
address Traveller homelessness 

 Improved methodology and use of needs assessments to give an accurate depiction of the Traveller 
living conditions and their needs 

 Introduction of a specific Traveller Accommodation Liaison Officer role within Local Authorities with 
a consistent national approach to their duties and required qualifications 

 Increased employment of Travellers within local authorities 

 Cognisance given to Traveller family networks in the allocation of Traveller accommodation 

 Priority given to the national roll-out of the trailer loan scheme for Travellers within 6 months of 
completion of the pilots 

1 UNCRC, 2016; HRC, 2014; , CESCR 2015;, CEDAW, 2017, the Council of Europe Commissioner for Human Rights, FCNM, 
2019; ECRI, 2019; Independent Expert Group, Traveller Accommodation Expert Review, 2019. 
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Introduction   
The current Traveller accommodation situation represents a humanitarian crisis, having a 
significant impact on Traveller’s overall health outcomes and life expectancy which is 
comparable to the the majority population in the 1940s. It also directly affects Travellers 
equality of access, participation and outcomes in relation to education and employment and 
has particular implications for Traveller children, Traveller women, Travellers with disabilities 
and older Travellers. Throughout COVID the living conditions of many Travellers has placed 
them in extremely vulnerable situations with limited capacity to comply with public health 
guidance, particularly in relation to the need to self-isolate.  
 
In regard to the area of Traveller accommodation, the critical issues that need to be addressed 
are as follows: 

 the continued failure of local authorities to meet their statutory responsibilities to 
provide adequate and culturally appropriate accommodation for Travellers,2 including 
Traveller specific accommodation, and their consistent failure to draw down the 
budgets allocated for the provision of Traveller accommodation;  

 the significant levels of homelessness, over-crowding and sub-standard 
accommodation experienced by Travellers; 

 the high levels of discrimination against Travellers in accessing accommodation, 
particularly in the private rental sector; and  

 lack of ethnically disaggregated  data to support policymaking 
 
This submission provides further context to these issues and provides clear and strategic 
recommendations to address these challenges. 

 

 

1. Continued failure of Local Authorities in meeting statutory responsibilities 
Government measures to deliver adequate and culturally appropriate accommodation to 
Travellers have consistently failed. The 2016 Government action plan to address the housing 
and homeless crisis,3 contains just one specific action relating to the Traveller community: a 
recommended review of local authority Traveller Accommodation Programmes (TAPs) 
funding and expenditure for Traveller-specific accommodation since 2000.4 This review was 

2 In accordance with the Housing (Traveller Accommodation) Act 1998, housing authorities  
(based in local authorities) have a statutory responsibility for the assessment of the  
accommodation needs of Travellers and the preparation, adoption and implementation of multi-annual Traveller 
Accommodation Programmes (TAPs) in their areas. However, the lack of political will and the lack of incentives or sanctions 
in the legislation have resulted in local authorities failing to provide adequate accommodation for Travellers and the 
National Traveller Accommodation Consultative Committee (NTACC) and Local Traveller Accommodation Consultative 
Committees (LTACC) are purely advisory bodies with no mandate to compel local authorities to comply with their 
obligations.  
3 (2016) Rebuilding Ireland: Action plan on Housing and Homelessness. Government of Ireland 
4 The Housing (Traveller Accommodation) Act 1998 obliges housing authorities (based in local authorities) to assess the 
accommodation needs of Travellers and to prepare, adopt, and implement Traveller Accommodation Programmes (TAPs) 
in their geographical areas.  
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conducted and published in 2017. The headline findings are: the significant levels of under-
spend in the Traveller-specific accommodation budgets of local authorities; and the 
consequent failure of local authorities to meet their targets in this area, year on year. The 
Review indicates that the level of local authority underspend is such, that between 2000 and 
2017, expenditure fell from €135.2m, to €20.8m.5 It is noteworthy that between 2000 and 
2004 local authorities achieved 90 per cent of their targeted provision regarding Traveller-
specific accommodation, however, for the period 2014 to 2016, they had achieved only 39 
per cent of their targeted provision by the end of 2016.6  Following the 2008 financial crash, 
funding for Traveller accommodation was cut by 90% from 2008-2013 (40m EUR to 4m EUR), 
and despite this, only 36% of the allocated funds were drawn down between 2008 and 2012. 
Thankfully, the 2021 budget has seen an increase to 21.3m EUR, increased from 14m EUR in 
2020.7 In addition, in 2020 a further 3.9m EUR allocated for Covid-19 measures.  
 
However, local authorities have not been held to account for consistently failing to meet their 
commitments in their Traveller Accommodation Programmes (TAPs). Since the establishment 
of TAPs in 2000, a total of 69m EUR has not been drawn down, and as of November 2020, 
only 2.5m of the Covid-19 allocation had been claimed. In 2020, five local authorities did not 
draw down any capital funding, four have not drawn down Covid-19 funding, and one did not 
draw down any funding leaving over 300 families in need.8 These figures are brought into 
sharp relief considering that Travellers are exceptionally reliant on local authority and other 
social housing: according to the most recent data provided by  Department of Housing, Local 
Government and Heritage9 45.6 per cent of Travellers live in local authority or other social 
housing.10  When taking into account Traveller-specific accommodation (group housing and 
sites) this figure is higher, with 62.3 percent of Travellers relying on Local Authorities for 
accommodation assistance.  
 
Two commissioned reports into Traveller accommodation, by the State, examined the 
reasons behind the failure of local authorities to spend their allocated TAP budgets. Both 
reports cite the key barrier being opposition to proposed Traveller-specific planning 
applications, by members of the public and elected local and national representatives.11 We 
note Traveller accommodation has been heavily politicised resulting in public representatives 
blocking the provision of Traveller accommodation. This was highlighted by the Department’s 
review which identified objections from local “settled” residents and political pressure 
exerted by elected representatives in approving planning. This has a direct impact on the 
achievement of targets as developments face extensive delays hence the opportunity to 
utilise funding is lost.  

5 RSM PACEC Ltd. (2017). Review of Funding for Traveller-Specific Accommodation and the Implementation of Traveller 
Accommodation Programmes. 31. Housing Agency, 53-54 Mount Street Upper, Dublin 2.  
6 RSM PACEC Ltd. (2017) op cit.  
See also, a recent Parliamentary question on this matter: https://www.oireachtas.ie/en/debates/question/2018-07-
03/575/?highlight%5B0%5D=kilkenny  
7 Seanad debate, 17 Nov 2020 
8 Irish Traveller Movement (ITM), www.itmtrav.ie 
9 See Annual Count 2019 figures here: https://www.gov.ie/en/organisation/department-of-housing-local-government-and-
heritage/ 
10 2019 based on the 2019 Annual Count, figures indicate 45.6 per cent of Travellers live in local authority or other social 
housing. This includes private houses assisted by LA (HAP, RAS) and those provided by Voluntary Bodies with LA assistance.  
11 Department of Housing Planning and Local Government (July 2019). op cit. and RSM (June 2017). Review of Funding for 
Traveller Specific Accommodation Programmes. The Housing Agency, Dublin.  
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Other issues of relevance are: ineffective assessment of need processes at local level (which 
are underestimating the accommodation needs of Travellers); the lack of an independent 
body driving Traveller accommodation planning at national level; and ineffective local drivers. 
The lack of delivery of Traveller accommodation has forced Traveller families to become 
homeless by proxy, in the absence of delivery on Traveller accommodation by local authorities 
and a lack of supply in the private rented sector. Further, even where private accommodation 
exists, the overwhelming majority of landlords (82%), would not rent to Travellers as reported 
by the ERSI in 201712. 
 
2. Significant levels of homelessness, over-crowding and substandard experienced by 
Travellers 
 
The unprecedented nature of the worsening housing and homeless crisis in Ireland presents 
the starkest backdrop to the accommodation situation for Travellers. Despite constituting just 

under 1 percent of the total population, Travellers are significantly overrepresented in the 

homeless figures: Census 2016 data, for example, indicates that Travellers comprised 9 

percent of the homeless population on Census night.13  

 

This figure, however, does not include what is often referred to as, the hidden homeless, in 

the case of Travellers, this includes, those living in overcrowded accommodation; 14  and 

people living in trailers on the side of the road or on unauthorised halting sites (without any 

basic amenities). Census data also indicates, for example, that Travellers are seven times 

more likely than the general population, to be living in overcrowded dwellings.15  
 
In 2016, Pavee Point highlighted16 the issue of Traveller homelessness to the Joint Oireachtas 
Committee on Housing and Homelessness. Since, then, Travellers continue to be 
disproportionately impacted by the homeless crisis and are experiencing significant levels of 
homeless. Recent data from the Department of Housing, Local Government and Heritage17, 
reports that over one in ten Traveller are effectively homeless (13.5%)18 and in need of proper 
accommodation. To put this in context, and using Census 2016 figures, this is the equivalent 
of 657, 139 people from the majority population forced to live on the side of the road and/or 
double/quadruple up with other families. Furthermore, according to the Dublin Region 
Homeless Executive (DHRE), in 2018, over half of the homeless families referred to the Garda 
when no emergency overnight accommodation were Travellers19. 

12 https://www.ihrec.ie/app/uploads/2017/11/Who-experiences-discrimination-in-Ireland-Report.pdf 
13 Grotti, R. Russell, H. Fahey, E. and Maitre, B (June 2018). Discrimination and Inequality in Housing in Ireland. the Irish 
Human Rights and Equality Commission and the Economic and Social Research Institute, page 62.  
14 Sharing is in effect being homeless and it meets the criteria for homelessness as defined by the European Descriptive 
Typology (ETHOS). 
15 Census 2016, Profile 8: Irish Travellers, Ethnicity and Religion. Central Statistics Office. Dublin. 
16 See our submission here: https://www.paveepoint.ie/wp-content/uploads/2015/04/Ronnie-Fays-Opening-Statement-
Oireachtas-Committee-on-Housing-and-Homelessness-19th-May-2016.pdf 
17 See Annual Count 2019 figures here: https://www.gov.ie/en/organisation/department-of-housing-local-government-

and-heritage/ 
18 Analysis derived from those ‘Sharing Houses’(8.6%) and living in unauthorised sites (4.9%) (Department of Housing, Local 
Government and Heritage, 2019) 
19 https://www.irishtimes.com/news/social-affairs/half-of-families-sleeping-in-garda-stations-are-travellers-or-romanian-
1.3594025 
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While we believe this figure is an undercount based on our work on the ground, the figures 
often obscure the reality of homelessness and accommodation conditions within the Traveller 
community. As we noted in our 2016 submission: 

 The term ‘sharing’ of houses and halting bay sites is a euphemism for Travellers living 
in chronic overcrowding  

 The term ‘basic’ service bays refers to sites that are often flooded, rat infested and 
lack sufficient facilities  

 The term ‘unauthorised site’ refers to Travellers who are forced to live at the 
roadside due to lack of access to private rented accommodation, social housing 
and/or Traveller specific accommodation. These Travellers are in effect homeless but 
they are excluded from Government statistics on homelessness  

This is wholly unacceptable. Travellers who are homeless need to be categorized accordingly 
and their housing and accommodation needs must be met in a timely manner.  
 
Furthermore, according to the EU Fundamental Rights Agency, a quarter (24%) of Travellers 
face severe housing deprivation,20 with 1 in 4 families living in accommodation with a leaking 
roof or damp walls or rotting window frames or floors. The negative implications of this 
cannot be overstated and have become even more pronounced in the context of COVID-19, 
as Travellers have been included as a high-risk group in contracting the virus due to health 
inequalities and living conditions.21 The impact of overcrowding is also highly gendered, 
particularly impacting on Traveller women as they most often take on the role of primary 
caregivers within households. 
 
3. Anti-Traveller racism and discrimination in accessing accommodation 
Public policy on Traveller rights has been fragmented and incoherent, and there is a significant 
gap between agreed policy at national level, and what is implemented at a local level. This is, 
in part, influenced by what appears as institutional and individual racism, which can be seen 
in areas which have a direct impact on access to accommodation and housing for Traveller 
communities across the board - from disproportionate cuts in Traveller allocated public 
resources, to private landlords not renting to Travellers. It has been noted that the levels of 
discrimination experienced by Travellers must be addressed through specific policy action, 
and it is clear that there is a ‘systemic failure in existing processes and structures’ to meet 
Travellers’ housing needs despite funding being put in place.22  
 
The National Traveller and Roma Inclusion Strategy (NTRIS) 2017-2021 had the potential to 
improve circumstances for both Travellers and Roma, however, as noted by the ECRI, there 
has been little progress made to date.23 This is not in a small part due to its lack of clear budget 
allocation, impact indicators and timeframe. There is also a notable lack of accountability for 
the NTRIS steering group. While the main objectives of the NTRIS are the adequate provision 

20 European Union Agency for Fundamental Rights (FRA), Roma and Traveller Survey, 2019 
21 As per the HSE and HPSC: https://www.hpsc.ie/a-
z/respiratory/coronavirus/novelcoronavirus/guidance/vulnerablegroupsguidance/COVID-
19%20Guidance%20for%20Travellers.pdf 
22 A Social Portrait of Travellers in Ireland, D. Watson et al., ESRI, 2017 
23 European Commission against Racism and Intolerance (ECRI), Report on Ireland (fifth monitoring cycle), 2019 
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of accessible, suitable and culturally-appropriate accommodation for Travellers, with a view 
to ensuring full expenditure of funds allocated for Traveller-specific accommodation, there 
are no penalties applied to local authorities who neglect to provide this, or who fail to draw 
down their allocated accommodation funds. The results of this were noted by the European 
Committee on Racism & Intolerance (ECRI) on a site visit to Saint Mary’s, in north Dublin, 
where the site had “only one water connection point and one toilet facility for fourteen 
families, including more than 40 young children, and no waste collection services; the living 
environment was insalubrious and hazardous”.24 The Committee noted it was “shocked” at 
the amount of available money that was returned unspent by Local Authorities, “while many 
Travellers continue to live in squalor and deprivation”, noting that without the imposition of 
dissuasive sanctions, on Local Authorities, there was no accountability for delivery under this 
budget programme.25   
 
The ECRI strongly recommended that the government -  

 Improve efforts to meet the accommodation needs of Travellers, including by 
improving existing halting sites to meet decent and safe living standards, and by 
providing adequate accessible, suitable and culturally-appropriate accommodation.  

 Find a solution to the issue of failure by local authorities to use funding allocated for 
Traveller accommodation.  

 

The Council of Europe Committee of Ministers also recommended that the government 
“adopt an implementation plan, in close co-operation with Traveller and Roma communities, 
with clear targets, indicators, timeframe and resources with respect to all health related, 
accommodation-related and other socio-economic measures listed in the NTRIS.” It was also 
strongly recommended to ensure that the implementation and budget spend was monitored 
closely.26 
 
In 2019, the Committee on the Elimination of Racial Discrimination (CERD) noted the unequal 
impact of the housing crisis on Traveller, and other minority ethnic communities’ access to 
housing and accommodation and urged the government to analyse this and take effective 
measures to address it. As part of this, they recommended to improve access to social 
housing, and take effective measures to address any discrimination against Travellers (and 
Roma) in the private rental sector. The report also recommended repealing the Housing 
(Miscellaneous Provisions) Act 2002 and placing a moratorium on evictions of Traveller 
accommodations.  
 
Furthermore, Travellers continue to experience high levels of discrimination in accessing 
private rented accommodation and social housing. The 2017 Behaviour and Attitudes survey 
of Travellers found that 25 per cent of Travellers had experienced discrimination by a housing 
authority in the previous twelve months. In addition, 16 per cent reported discrimination, in 
the previous twelve months, from other residents where they were living.27 Again, this is 

24 Ibid. 
25 ECRI Report on Ireland. 5th Monitoring Cycle. Op Cit. Paras. 68 and 71. 
26 Council of Europe, Committee of Ministers - Resolution CM/ResCMN(2019)14 on the implementation of the Framework 
Convention for the Protection of National Minorities by Ireland 
27 Traveller Community National Survey (July 2017). Op cit, 87.    
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supported by research that has shown that 82% of landlords were not prepared to rent to 
Travellers as noted in Section 1.28 
 
It is difficult to ascertain how many discrimination complaints made by Travellers, under the 
Equal Status Acts 2000-2015, relate to accessing housing. A 2018 report prepared by the 
Oireachtas (Parliament) research library, notes that “the Workplace Relations Commission 
(WRC) estimates that in 2017 there were 15 cases under the Equal Status Act which cited both 
membership of the Traveller community and accommodation”.29  It is noteworthy that this 
information was obtained through email correspondence between the researcher and the 
WRC, something that serves to further illustrate the lack of available, robust disaggregated 
data on the basis of ethnicity.  
 
The Review of Funding for Traveller-Specific Accommodation, 2017, highlighted that housing 
planning procedures are magnifying, rather than eliminating, systemic racism in the provision 
of housing.  The review notes that objections from local residents from the majority 
population, and consequent political pressure exerted by their elected representatives, can 
delay the planning process, sometimes for years. This is having a direct impact on the 
achievement of local authority targets.30   
 
Trespass legislation continues to have a negative and discriminatory impact on Travellers. The 
first cycle report submitted, outlines the specific issues in regard to forced evictions and the 
legislative and regulatory instruments that have, in effect, criminalised the practice of 
nomadism, an important aspect of the cultural identity of the Traveller community.31   In 2016 
the European Social Committee of Social Rights found Ireland to be in breach of Article 16 of 
the European Social Charter on the grounds that there are insufficient sites, that sites are sub-
standard and there are inadequate safeguards for Travellers threatened with evictions.32 
 
A key concern is an apparent policy approach to under-deliver on Traveller-specific 
accommodation (that is properly serviced halting sites and group housing) and to over-deliver 
on less culturally-focused options such as standard housing.33 Twenty-three years ago, it was 
recommended that 3,100 new units of both Traveller specific and standard housing were 
required by the year 2000.34  Up to 2017, only 982 of the proposed 2,200 Traveller specific 
accommodation has been delivered, while four times the target for housing was delivered in 
the same period. In tandem with this, living conditions on many Traveller halting sites, where 
982 Traveller families live, are often well below standard. As noted, some are termed ‘basic 
service sites’ where people may only have access to one cold-water tap, a portaloo (mobile 
toilet) and no proper access to washing facilities. These sites are often without access to play 

28 DKM Economic Consultants, with ESRI & Red C: Private rented sector survey findings -  tenants, landlords & estate 
agents.  Dublin, Housing Agency and Private Rental Tenancies Board, 2014. 
29 Visser, A. (October 2018) Spotlight: Traveller Accommodation: The challenges of implementation. Oireachtas Library & 
Research Service.  
30 RSM PACEC Ltd. (2017). Op cit, 10. 
31 European Commission. Civil society monitoring report on implementation of the national Roma integration strategies in 
Ireland: Focusing on structural and horizontal preconditions for successful implementation of the strategy. Prepared by 
Pavee Point Traveller and Roma Centre (March 2018), 16 and 17.   
32 ERRC v Ireland (Complaint no. 100/2013). 
33 RSM PACEC ltd. (2017)  
34 Report of the Task Force on the Travelling Community 1995. Department of Equality and Law Reform.  
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areas for children and illegal dumping can often be an issue, as can other environmental 
concerns raising health and safety issues.  
 
Traveller representative organisations continue to raise Traveller accommodation through: 
accommodation workers, Traveller Primary Health Care Projects, or Local Traveller 
Accommodation Consultative Committees (LTACCs). The latter are tasked with overseeing the 
development of Traveller Accommodation Programmes and mitigating adverse 
accommodation issues, however, these Committees have no power to enforce compliance. 
In addition, they do not meet regularly and often do not have Traveller representatives. In 
reality, therefore, complaints are dealt with on a one-to-one basis and contingent on 
individual staff within local authorities.   
 
Further, the push from Traveller specific housing to private rental solutions impinges on 
Traveller families’ ability to retain important familial support, and it has been reported that 
Traveller families feel more exposed to abuse and discrimination when in private rented 
accommodation. Travellers are almost ten times as likely to report discrimination in access to 
housing as the White Irish population, even after education and labour market status are 
accounted for.35 According to the European Union Agency for Fundamental Rights (FRA) 
Traveller Survey in Ireland 2019, 73% reported discrimination when trying to rent or buy 
houses in the last five years. The majority (92%) of Travellers feel that there are not enough 
living spaces for them, particularly Traveller specific accommodation. 36  
 
Any strategy going forward must adopt an inter-cultural approach and be founded on 
equality, diversity and anti-racism, and the framework within which Traveller families engage 
with local authorities on issues of accommodation and housing has a significant impact. 
Currently, social workers act as de facto housing liaison officers for Traveller families within 
the local authority, they conduct the needs assessments, and design local authority TAPs. As 
social work is designed for families in crisis where intervention is needed, the implication that 
Traveller families who need support with housing are in crisis by virtue of their ethnicity is 
flawed. In addition, social workers are not always familiar with Traveller culture or sensitive 
to their specific needs. A human rights based approach for provision of services means 
delivering services on an equitable basis. This necessitates carefully designed and 
implemented programmes, which are culturally appropriate and tailored to the target groups, 
addressing their specific needs, and recognising that a one size fits all approach does not 
deliver best outcomes for disadvantaged groups.  
 
 
 
4. Ethnic data required for evidence-based policy making and service provison  
It is important from the outset to highlight the lack of national data in relation to Traveller 
accommodation as policymakers and local authorities operate within a vacuum, lacking 
accurate and reliable information to unable to strategically plan for the provision of Traveller 
accommodation. Ireland’s data deficit in relation to Traveller accommodation has been 
observed by a number of UN international treaty-monitoring bodies and European 

35 IHREC ESRI, 2017, Who Experiences Discrimination in Ireland? https://www.ihrec.ie/experiences-discrimination-ireland/ 
36 European Union Agency for Fundamental Rights (FRA), Roma and Traveller Survey, 2019 
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institutions37 and the State has been urged to address this through the implementation of an 
ethnic identifier in its routine administrative datasets. 
 
The current situation whereby a Traveller only question in the HNA is not compliant with a 
human rights based approach as only one group (Travellers) are being asked (by proxy of a 
Traveller accommodation question) their ethnicity. This was recognised by the Expert Group 
in its recommendations for a standardised application form in recognition of capturing 
information on Travellers who do not wish to live in Traveller-specific accommodation, but 
rather, standard accommodation.  
 
Additionally, as per Section 42 of the Irish Human Rights and Equality Commission Act 
(2014)38, all public bodies are required to have regard for the need to eliminate 
discrimination, promote equality and ensure human rights are respected. Without reliable 
information on ethnicity it is not possible for public bodies to demonstrate that they have met 
statutory obligations. Access to accurate information on the situation of service users is 
essential to implementing this positive duty requirement and demonstrating that the general 
duties to eliminate discrimination and the promotion of equality and opportunity are being 
met.  
 

37 This includes observations from several UN treaty-monitoring bodies (CERD, 2019; CEDAW, 2017; CRC, 2016; UNHRC, 
2014; CESCR, 2002) and European institutions (FCPMN, 2019; ECRI, 2019) 
38See here: http://www.irishstatutebook.ie/eli/2014/act/25/enacted/en/html 
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

CAMHS Dublin North City and County 

2. Briefly describe your organisation?
300 character(s) maximum

specialist service for children and young people up to 18 years of age who are experiencing significant 
mental health difficulties or illness; provision of supports and services to children, young people and their 
families. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Impact of housing and homelessness on young people, with a particular focus of the impact on youth MH. As 
Family homelessness is increasing, there is an increase in the presentation of the negative impact of 
homelessness. This is particularly evident when considering the systemic perspective as part of the CAMHS 
assessment. When assessing the hierarchy of need, the impact of unstable or inappropriate accommodation 
or lack of accommodation is significant. A young person's MH needs and subsequent care plan requires 
stability in certain areas, particularly housing, to aid the progression of Recovery. 

From my previous role (Adult Mental Health Services), I feel there needs to be emphasis on supporting 
people live longer at home. The option of nursing home or home care doesn't always meet the varying need 
of a lot of individuals. In addition access to home care for people with MH difficulties is limited (particularly for 
those under the age of 60 with significant MH needs). Supporting people at home may require more creative 
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means/development of alternative supports where possible. Support of this approach reduces the number of 
properties left vacant throughout the country whilst also supporting individuals in the fulfillment of their 
expressed desire and intent. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

a reduced number of single occupancy properties impacts on options to a lot of MH services users (in both 
the adult MH Services and in CAMHS - i.e. those moving into independent accommodation) 
Shared housing isn't a suitable or viable option for quite a few service users. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

The development of specialist accommodation should be considered, ie a supported independent living  
accommodation on the same grounds as a more intensive support accommodation/care faciality. this will 
allow people to transition from their supported accommodation to a more supported care environment if 
required, whilst minimizing the negative impact of a move and reducing stress associated with the 
establishment of new relationships, and familiarizing themselves with a new environment etc. There are 
various models of same internationally  

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
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Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P
 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

HSE

2. Briefly describe your organisation?
300 character(s) maximum

I work in mental health where we're seeing an increased correlation of a lack of housing needs and poor 
mental health outcomes. Our CAMHS departments are also very worried about the coming eviction in the 
post Covid era that will see a tsunami of evictions and children becoming homeless and having .

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

A ban on all evictions.
A ban on vulture funds becoming landlords.
Regulations that would make becoming a professional landlord unappealing for a property owner who wants 
to make a quick buck.
Stricter regulations on the amount of property's becoming AirBNBs in high demand areas.
A ban on private corporations like Facebook/Google becoming landlords or housing agents.
The right to housing becoming part of the constitution of the state.
A focus on a mass building projects like social housing and affordable housing nationwide, with a focus on 
ownership.
A ban on Co-living projects.
Heavy penalties and rates should be applied to land and property owners buying with the intention of 'land 
banking' in high demand areas. No building should be allowed to sit idle for more than a year. Planning 
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permission should be granted only on condition what work will begin with the year. After that first year, 
owning that property or land sitting idle should become unappealing and costly.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The state need to reverse its unofficial policy of starving the market to drive up prices into an artificial 
inflationary bubble.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Housing should be considered a human right.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

No

7. Do you have any supporting data or other material that you would like to upload?

No

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact
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housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Housing Working Group for DNCC

2. Briefly describe your organisation?
300 character(s) maximum

A group looking to provide and sustain adequate housing for those suffering from Mental Health difficulties in 
North Dublin City and County.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Concentration on those suffering from Mental Health difficulties as it is a known fact that being rehoused to a 
more stable and adequate housing conditions improves mental health. There is many living in less than 
adequate housing and new laws should be introduced to penalise landlords from allowing their properties to 
fall to such below adequate standards. Those living in very poor conditions should be prioritised and be 
allowed to receive beneficial housing on a level where each case is judged upon the conditions they are 
living in. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum
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The main obstacles to delivery of housing is the lack of construction of new houses and the current build rate 
of only one percent is being added to the national housing stock every year. This should be increased to a 
much higher rate so that there is affordable housing for everyone. New laws should be installed to increase 
the percentage of new houses being built that are allocated to the Government.  

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Those with mental health difficulties and those with disabilities should be prioritised along with the ageing 
population. A system should be developed on prioritising those that are in need of housing. This can be 
developed by a new Department that analyses those that are in dire need of housing and allocating their 
housing needs. Also steps should be taken to regulate overcrowding in large areas as it has been proven 
that overcrowding and lack of privacy is very damaging to mental and physical health. Thus making sure 
housing needs for those suffering from mental health is not in an overcrowded setting. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Drastic change needs to be urgently implemented in housing as it is at an alarming rate at which people are 
becoming homeless. Concentration on encouraging new affordable housing and ensuring that enough local 
authority housing is being constructed. 

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact
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housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Safeguarding Ireland

2. Briefly describe your organisation?
300 character(s) maximum

Safeguarding Ireland is registered with both the Companies Registration Office and the Charities Regulatory 
Authority. Its main objective is to promote safeguarding of adults who may be vulnerable, protect them from 
all forms of abuse by persons, organisations and institutions.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Safeguarding Ireland welcomes the commitments on tackling homelessness. ‘Rebuilding Ireland’ (2016) 
contained five pillars, of which homelessness was one. However, there are now more homeless people 
today than there were in 2016. The provision of emergency accommodation does not offer a satisfactory 
solution. The causes of homelessness can be complex and not easily rectified.  Some factors can make 
people more vulnerable to homelessness, including poor physical and/or mental health, alcohol and drug 
misuse, bereavement, poverty, inequality, and supply and affordability. Safeguarding Ireland suggests that 
each of these areas need to be addressed in a coordinated way. This will require a range of government 
departments working together and an appreciation of how a lack of commitment in one area can impact on 
the overall objective. Safeguarding Ireland considers addressing homelessness as the number one priority.
Safeguarding Ireland welcomes the commitment to ‘ensure that our ageing population has a range of options 
for living independently’ and that there are alternatives to long-term residential care. 
 
The ageing of our population has been well publicised. Dementia, inequalities, poor mobility, loneliness and 
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insecurity all play an increasing role in terms of suitable housing as people age. A variety of housing and 
accommodation options is a critical consideration. This is particularly important in the context of the roll-out 
of Sláintecare – community healthcare and suitable accommodation go hand-in-hand, particularly for older 
people.

At the present time, accommodation options for people as they age, become less mobile and become less 
independent are extremely limited. The choice, in most instances, is to remain at home with limited support 
or enter long term residential care. Other options should be made widely available for people, including, for 
example, mobility-friendly accommodation, sheltered housing and retirement villages. The commitments 
made in the Programme for Government in relation to affordability should  include the suggested range of 
housing options for older people. It is important also that older people are not ‘ghetto-ised’, i.e., 
accommodated in arrangements that might lead to stigmatisation of their circumstance.

In relation to the current programme of decongregation of people with disabilities to community living 
arrangements, it is very important that the accommodation being provided is future-proofed, i.e., ensuring 
that the accommodation is not only suitable to their needs now but also suitable as people age. Many of the 
people currently being accommodated in community settings are middle-aged and if housing is not future-
proofed, many will, unfortunately, be forced back into congregated settings.

Safeguarding Ireland very much welcomes the commitment to ‘reform the Fair Deal scheme to incentivise 
renting out vacant properties’ and in that context, please see document uploaded at no. 7 below.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

It would appear that the main obstacles in the delivery of housing across tenures include, primarily, the 
planning process, lack of a skilled workforce, lack of incentivisation, market attractiveness and land 
availability.

The planning process appears to be slow and cumbersome. Unfortunately, changes to the planning 
legislation seem to have led to a rise in the number of judicial reviews, a process that can take up to two 
years. In that regard, the commitment to ‘review and reform the judicial review process’ is a welcome action 
but it must be carried out without delay.

There is a need to increase the capacity of the construction industry to build homes and, though this is 
recognised in the Programme for Government, addressing this challenge will not be easy. Once again, there 
is an urgency in this regard. Increasing training places is one means of addressing this and perhaps 
incentives might be introduced to make apprenticeships more attractive. There is an opportunity to do this 
now with new ways of working and shifting job market opportunities part of the changing narrative following 
the Covid pandemic. 

There are a number of agencies involved in housing development , e.g., local authorities, An Bord Pleanála, 
Irish Water, the Department of Housing, etc. An overarching body, with the necessary authority, should be 
established to focus on managing housing development and delivery.
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5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Safeguarding Ireland would suggest the following actions, in order of priority.

1.        As an overarching government objective, the specific housing and community needs of people at all 
stages of their lives should be a top priority.
2.        An overarching body, with the necessary authority, should be established to focus on managing 
housing development and delivery across all tenures.
3.        Reform planning laws and regulations to speed up the planning process.
4.        Carry out a comprehensive audit of current and future housing needs and plan accordingly. This 
should include an estimate of the needs for various housing and accommodation types to suit 
circumstances. For example, it should be mandatory to install a second bathroom so that there are bathroom 
facilities both upstairs and downstairs in all new homes and door frames should be wide enough to 
accommodate wheelchair users.
5.        The application and approval process for local authority improvement grants, which can take up to 
two years, should be accelerated.
6.        All housing developments should be considered against the backdrop of reducing its impact on 
climate change.
7.        Plan to integrate appropriate housing development plans across many government departments, 
including Health; Transport; Housing; Children, Equality, Disability, Integration and Youth; Enterprise, Trade 
and Employment; Finance, Housing, Local Government and Heritage; Rural and Community Development; 
and Environment, Climate and Communications.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The CSO predicts that the population of people aged 65 years and older will increase dramatically from its 
2016 level of 629,800 persons to nearly 1.6 million by 2051. The very old population, aged 80 + years,  is set 
to rise from 147,800 to 549,000 in the same time period. Housing policy and action must not happen in 
isolation of other priorities but should complement and enhance them. So, for example, the implementation 
of Sláintecare will be impacted by housing considerations.  The effects of housing development will also 
need to take account of its effect on climate change. Building homes many miles from jobs, services or 
public transport is likely to lead to an increase in greenhouse gas emissions with subsequent problems for 
everyone and will have harsher consequences for the most vulnerable.

Inadequate housing leaves many adults at risk of abuses that they might not be subjected to if they were 
supported to live in a suitable home.  
In relation to homeless people, they can often be grouped together or live isolated lives away from their 
communities, family and friends. Many experience institutional living conditions where they lack basic privacy 
and dignity. 
Much of what is contained in the Programme for Government in relation to housing is very welcome. 
However, aspiration is of no benefit without implementation. For that reason, Safeguarding Ireland would 
propose a timeline, targets and built-in review for each of the proposals. 

7. Do you have any supporting data or other material that you would like to upload?
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https://www.safeguardingireland.org/wp-content/uploads/2020/10/Web-Version-Funding-Long-Term-Support-
and-Care-for-Older-people.pdf

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Housing for All – Stakeholder Consultation 

MQI Suggestions April 2021 

Background Information: 

A key mission outlined in the Programme for Government is the delivery of a new plan for 
housing which will be called ‘Housing for All’. It is Government policy that everybody should 
have access to good-quality housing to purchase or rent at an affordable price, built to a high 
standard, and located close to essential services, offering a high quality of life. The provision of 
more housing across all tenure types has a profound benefit socially and economically and the 
State has a fundamental role in enabling the delivery of new homes and ensuring that best use 
is made of existing stock. 

Stakeholder Feedback: 

MQI’s feedback is focused on two priority areas – Tackling Homelessness and Improve the supply 
and affordability of rental accommodation and the security of tenure for renters. 

If we look at the Maslow’s Theory, then in addition to the shelter (Housing for all is welcome 

start) – health is very important (both physical and mental).  

• Organisations which have the experience of providing integrated services to the person

as whole will provide better outcomes.

• Continuum of supports are equally important – organisations which can engage with

people where they are and have supports available to put in place as people need them

are better placed to work on strength-based model (as people are not pressured to

decide – they can do so when they are ready)

• There is enough evidence that Mental Health and Addictions are the two biggest issues

for the people who are homeless – hence the organisations which specialises in these

support services should be providing these supports in a pro-active partnership with the

housing providers. These partnerships should form part of the service delivery

agreement and fully funded

• There are models in Canada which supports people to stay housed in private rented

accommodation by providing differential rents dispensed, supported and monitored

through not-for-profit organisations. This helps in keeping the process with the front-

line organisations with whom the person has direct relationship and also eliminates

bureaucracy. Differential rent payments are monitored along with the setting up

outcome gaols and linked actions to ensure that the person is supported to come off

this in a sustained and phased manner.

• After completion of the recovery program, people should be moving into stable

accommodation with supports so that the risk of relapse is reduced.
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Contribution ID: b462b4c9-89d8-40ca-9bb9-1fba15e8de8b
Date: 29/04/2021 10:51:11

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Merchants Quay Ireland

2. Briefly describe your organisation?
300 character(s) maximum

Merchants Quay Ireland is a national voluntary organization that helps people who are homeless and those 
caught in addiction. We provide frontline services, practical supports, pathways towards recovery and 
innovative responses to the issues of drug use and homelessness in Ireland.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Sustainable rented accommodation with wrap around supports for singles, couples and families and not be 
dependent on Private Rented Accommodation. PEA dis-empowers people and does not provide healthy 
environment for both physical and mental health. Priority should be to phase out PEA's and explore to 
convert them into supported housing. In certain places depending upon the mix of residents support staff 
need not be there 24/7 as this model is not cost effective.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum
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Community houses with external supports is faster, better and cheaper model than PEA's Tenancy 
sustainment and support should be enhanced. Voluntary organisations should be considered as strong 
partners in any delivery models. Encourage collaboration and not competition.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Person as whole should be considered and not just their physical need of shelter. Holistic approach to both 
physical, mental and emotional needs are to addressed for sustainable outcomes.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

document attached

7. Do you have any supporting data or other material that you would like to upload?

yes

Please upload your file
61a0fed3-dc06-4cde-8d02-824c9cb3aab6/Housing_for_All_-_MQI_suggestions_April_2021.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 70d2fdd7-413f-4ce7-91b9-9470ef90e387
Date: 29/04/2021 17:49:24

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.

82



2

The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Wheelchair Association

2. Briefly describe your organisation?
300 character(s) maximum

Irish Wheelchair Association is a community of people with physical disabilities across Ireland founded on
the belief that everyone should be able to live a life of choice and equality. Our services support people with
physical disabilities to live independently and our campaigns demand equal rights

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1. A review Part M of the Building Regulations (2010) (Access and Use) to provide for regulations for liveable
wheelchair accessible housing. Local authorities, approved housing bodies and private developers are
complying with the building regulations (minimum requirements), but these are not suitable for wheelchair
users and therefore there is a lack of availability of social and private rental wheelchair accessible housing.
There is a difference between houses being “visitable” and “liveable”. See Chapter 10, IWA Best Practice
Access Guidelines Edition 4.

2. That all government funded social housing includes 7% of wheelchair accessible units throughout each
development, creating mixed tenure sustainable communities. This planning will also meet future housing
needs for an ageing population in socially inclusive communities. It will also support right sizing for
individuals and families as people age and their needs change. How is it right to build 100 houses in a single
development and not have any wheelchair accessible houses or life time adaptable houses included?
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3. Creative housing design models where individuals with disabilities and older people, for example, can 
share facilities and yet have their independence and own front door e.g. a shared interconnected room 
between a few houses to facilitate a 24/7 personal assistant support service. This will reduce costs for HSE 
funded support services and will mitigate against the lack of Personal Assistants / Home Helps  services 
which are necessary for people with disabilities or older people to live independently. A shared common 
room under the one roof can also support wellbeing while promoting independence and overcoming 
loneliness. 

4. Review of the Housing Adaption Grant upper limit, giving the local authority discretion for larger grants to 
reflect the building costs of today. e.g. If a person with a disability can build on an additional ensuite 
bedroom to their home (perhaps the house of their ageing parents or siblings etc) this means they could be 
housed for life as opposed to having to apply to the local authority or a house of their own, funded by the 
exchequer.

5. Review of the household income criteria for housing adaption grants. The grant is to facilitate the person 
with a disability and not their parents or siblings with whom they are living with at a given point in time. If their 
professional O.T. or GP reports confirm their disability and housing requirements then they alone should be 
means tested. Why should my sisters income deprive me of my independence?

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Barrier: Part M of the building regulations does not provide for wheelchair liveable housing, therefore they 
are not being designed or built, resulting in a lack of supply for purchase or private renting. The space for 
wheelchair accessible housing is seen as "an extra" as opposed to "a requirement" or "a right", creating a 
negative culture towards people with disabilities. People in authority very often are more focussed on funding 
and cost with the person coming after that in consideration.
Solution: Review of Part M of the Building Regulations (Access & Use) and public consultation as in the UK

Barrier: The Housing Adaption Grant upper limit is out of sync with current building costs and therefore does 
not support people with limited resources to adapt their homes to meet their needs. As a result they have to 
leave the family home and apply for social housing in their own right, with greater cost to the exchequer. A 
recent IWA member went to tender to build an additional ensuite bedroom and it cost €63,000 after 
tendering. The person was lucky to have access to an inheritance of €30,000 to add to the grant of €30,000 
plus another contribution of €3,000. Her life was transformed. 
Solution: Revise the upper limit and provide the Local Authority with discretion based on market costs.

Barrier: Household Income means testing for the Housing Adaption grant where the grant and adaption only 
affects the person with a disability, supporting them to live a more independent life.
Solution: Means testing for the person with a disability only
 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum
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6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Articles 19 of the UNCRPD which recognizes the equal rights of all persons with disabilities to live in the 
community with choices equal to others.

Its imperative that Housing for All is strongly informed by the National Housing Strategy for People with 
Disabilities which is currently being developed in consultation with people with disabilities (the lived 
experience), approved housing bodies, local authorities and the Health Service Executive.

I refer you to Housing Section 10 of https://www.iwa.ie/access-guidelines/best-practice-access-guidelines-4/  

7. Do you have any supporting data or other material that you would like to upload?

https://www.iwa.ie/access-guidelines/best-practice-access-guidelines-4/  

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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About Inclusion Ireland  

Established in 1961, Inclusion Ireland is a national, rights based advocacy 

organisation that works to promote the rights of people with an 

intellectual disability.  

The vision of Inclusion Ireland is that of people with an intellectual 

disability living and participating in the community with equal rights. 

Inclusion Ireland’s work is underpinned by the values of dignity, inclusion, 

social justice, democracy and autonomy and we use the United Nations 

Convention on the Rights of Persons with Disabilities (UNCRPD) to guide 

our work.  

 

1. Having regard to the housing objectives set out in 

the Programme for Government, what other key objectives 

should be considered? How should these objectives be 

prioritised? 

The Housing For All strategy must incorporate actions and objectives from 

all other housing and disability related strategies. 

The Government’s previous national housing policy ‘Rebuilding Ireland’ 

made little reference to people with disabilities and instead deferred to 

other policies specific to disability, chiefly the National Housing Strategy 

for People with a Disability.  

However, Article 4 of the UNCRPD highlights the need for all State parties 

to actively consult with and involve persons with disabilities and to 

mainstream disability related issues in all policies. States are required: 

“To take into account the protection and promotion of the human 

rights of persons with disabilities in all policies and programmes”1   

While it is important, welcome and necessary that Government has 

dedicated a whole strategy to people with disabilities, it is also vital that 

actions, objectives and outcomes which are part of this strategy are then 

included as part of the overall national strategy on housing. This results in 

a clear collective approach to promoting and realising the rights of 

persons with disabilities across the relevant agencies.  

1 Article 4. UNCRPD 
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• Action - Housing For All must include specific actions from A Time 

To Move On From Congregated Settings (TTMO), as well as the new 

National Housing Strategy for Persons with Disabilities.  

A Time To Move On From Congregated Settings: 

In relation to TTMO, the commitment as set out in the Programme for 

Government must be strengthened. 

Despite successive Government’s commitments to close all institutional 

settings by 2018, they and the HSE have so far failed to meet the yearly 

targets as set out in the report. The strategy was clear in recommending 

that all congregated settings would be closed within 7 years (by 2018). 

In total 8,300 people live in residential services and an additional 1,500 

people with a disability under the age of 65 live in nursing homes. Of the 

8,300 in a residential service up to 2,900 live in larger settings of 10 or 

more people.2 

• Action - The Department of Housing, Local Government and 

Heritage must work with HSE disability services to find appropriate 

housing so that people with intellectual disabilities have the 

opportunity to live in social housing homes and be part of their local 

communities.  

Housing and Supports: 

One of the biggest barriers faced by people with intellectual disabilities 

when attempting to access social housing is the lack of availability of 

support services that are required to live in their own home. Many people 

report being unable to get access to a social housing home due to the 

unavailability of such support services, while others who need supports in 

their home have no clear pathway of applying for these supports3. 

We have found that many people report being highly placed on social 

housing waiting lists due to their disability but then cannot live in a local 

authority home due to support services not being available to facilitate 

them living there. 

These examples are not uncommon and point to a clear breakdown in 

collaboration between the Department of Housing, Local Government and 

Heritage, The Department of Health and the HSE regarding coordination 

of support services, and this must be addressed as a matter of urgency. 

• Action - Local Authorities, Approved Housing Bodies (AHB) and the 

HSE Disability Services must develop, implement and publish clear 

2 https://www.hiqanews.com/the-experiences-of-people-with-disabilities-in-congregated-settings/ 
3 Inclusion Ireland (2019) Housing for People with Intellectual Disabilities, The lack of supports for Independent 
Living 
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frameworks for co-operation and co-ordination of residential 
support services so that people with intellectual disabilities have a 

clear pathway to housing and supports.  

 

2. What are the main obstacles to delivery of housing across 

tenures (e.g. social, affordable, private rental and private 

homeownership) and household types (e.g. single person 

households & families)? What short or long-term actions 

should be taken to increase the scale and speed of delivery 

and improve approaches to delivery of housing? 

Affordability: 

It is well documented that most homes on the rental market are beyond 

the reach of people dependent on state benefits4. This includes people 

with disabilities on Disability Allowance. The current price of rents makes 

it extremely difficult for people to rent in the private rental market and 

live independent lives.  

In Ireland, persons with disabilities are more than three times as likely to 

experience poverty and deprivation as the general population.5  

The ESRI has also said that “policies that reduce poverty among the 

general population do not adequately address deprivation experienced by 

vulnerable groups” and targeted interventions are needed in households 

where there is a disabled person6.  

• Action - A Cost Rental model to housing should be developed to 

increase the supply of housing and allow people with intellectual 
disabilities a pathway to living in affordable long-term housing. 

 
Homelessness: 

According to the Census 2016 there were 6,906 total homeless persons; 

with 1871 homeless being persons with a disability, and 213 being 

homeless persons with an intellectual disability. This means that people 

with a disability are 13.5% of the general population but 27% of the 

homeless population7. Similarly, people with an intellectual disability are 

1.4% of the total population and 3.1% of the homeless population. This 

represents a gross inequality for people with disabilities.  

4 Locked Out of the Market, Simon Community, April 2021 
5 CSO. (2017) Census 2016. Survey on Income and Living Conditions (SILC). 
6 ESRI, https://www.esri.ie/news/irelands-deprivation-gap-is-large-and-increased-over-time 
7 CSO 
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These figures don’t take into account what is often referred to as ‘the 

hidden homeless’, those who are couch surfing or are living at home with 

family members, and are not adequately housed in their own right. 

Recent research 8 has also shown that people with disabilities are more 

than twice as likely to report discrimination in relation to housing, and are 

among the most disadvantaged groups in Ireland when it comes to 

housing. 

Children with intellectual disabilities 

Through our advocacy work we have come across many families who 

have children with intellectual disabilities and the barriers they come up 

against in finding appropriate housing. Some families describe receiving 

little support from local authorities in relation to getting accessible 

housing for their children.  

In some cases, the changing circumstances of families mean that houses 

allocated through local authorities are no longer suitable for the children, 

as the children’s needs have changed. Families in these situations have 

reported that they have faced resistance from local authorities in finding 

more suitable accommodation, which has resulted in children living in 

conditions that are detrimental to their needs. 

 

3. What actions should be taken, in order of priority, to ensure 

that housing is available for all sectors of society, including 

our ageing population and people with disabilities?  

Housing and Supports: 

As mentioned earlier, one of the biggest barriers faced by people with 

intellectual disabilities when attempting to access social housing is the 

lack of availability of support services that are required to live in their own 

home. Therefore, there needs to be a clear action put in place to put in 

place a pathway to supports for people to live in their own home. 

• Action - Local Authorities, Approved Housing Bodies (AHB) and the 

HSE Disability Services must develop, implement and publish clear 
frameworks for co-operation and co-ordination of residential 

support services so that people with intellectual disabilities have a 

clear pathway to housing and supports.  

 

Accessibility of houses 

8 Discrimination and Inequality in Housing in Ireland Set Out in New Research, 2018 (ESRI) 
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At present there is no data for the amount of accessible houses that have 

been made available to people with disabilities. Through our advocacy 

work people have reported being placed highly on the priority waiting list 

for a house, but being unable to receive an adequate home due to many 

houses being inaccessible for their needs.  This is despite a commitment 

from the NDIS9 (Action 97) on accessible housing and universal design for 

new homes to be “accessed and used by all persons, irrespective of size, 

age, ability or disability”.  

• Action - Part M of the Building Regulations needs to be reviewed so 

that the accessibility standard for new builds will be higher. 

Local Authority Allocations 

There appears to be no consistency between local authorities when it 

comes to what groups constitute priority over others in priority lists for 

social housing, as each local authority draws up its own rules for deciding 

the order of priority on their housing list.  

This lack of consistency leads to a serious inequity across different local 

authorities, and could result in people with disabilities residing in one local 

authority being more likely to receive a house compared to someone 

living in a different local authority. 

• Action – Introduce a template that all local authorities must follow 

in constituting priority for social housing. 

 

Accessibility of information 

Through our advocacy work, people with intellectual disabilities have 

reported that the process for applying to be on the social housing waiting 

list is strenuous and lengthy. It is also worth noting that public bodies 

such as local authorities have a duty as per the Public Sector Duty to 

promote equality for the people it provides services to. This includes 

providing accessible information and making its services as accessible as 

possible for people to use10. 

From 2017, local authorities developed and made available an easy to 

read guide to filling out a housing application form. However, this guide 

has not been widely promoted or advertised by local authorities meaning 

that many people with intellectual disabilities are unaware of its existence 

and how to proceed in applying for social housing.  

9 National Disability Inclusion Strategy, 2017-2021 
10  Section 42 of the Irish Human Rights and Equality Act 2014.  
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• Action – Local Authorities engage in a pro-active awareness 

campaign highlighting accessible information 

 

 

4. Do you have any further comments on the development of 

the Housing for All policy and action plan that you would like 

to add? 

People living with family members 

While there is not robust data available on the number of people with 

intellectual disabilities living at home with family members, we know 

through our advocacy group that there is an ageing demographic of 

people with an intellectual disability reliant on family members for both 

their housing and support needs. 

This is a group who are not adequately housed in their own right, and of 

which there seems to be no forward planning of accommodation as family 

members grow older. With this form of housing comes informal care 

giving from family members; supports which are not being covered by the 

HSE or other service providers.  

This informal support has many effects, with some people having their 

independence constrained by this ongoing dependence on family support, 

while others have their independence promoted by family members. In a 

sample of 18 of their organisations, the National Federation of Voluntary 

Service Providers found that 183 people are living with a carer over the 

age of 80, and 473 lived with a carer aged 70-7911.  

This also raises problems in the future for these people when their family 

members pass away. Many people with disabilities and their family 

members are trying to plan in advance in order to avoid crisis situations, 

but the current social housing application system and the lack of a clear 

process to apply for supports, makes it very difficult for people with 

disabilities – and in particular people with intellectual disabilities - to avail 

of housing.  

• Action - Local Authorities, Approved Housing Bodies, and HSE 

Disability Services must work together to introduce a standardised 
process where people can apply to receive support services, and 

must record the numbers of people applying. People must be able 
to receive a full individualised assessment of their ‘residential 

support needs’ regardless of their level of disability.  

11 National Federation of Voluntary Service Providers, 2019. 
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Age Friendly Ireland | National Shared Service Office | Meath County Council

2. Briefly describe your organisation?
300 character(s) maximum

Age Friendly Ireland is a national shared service of local government hosted by Meath County Council. AFI 
manages the National Age Friendly programme affiliated to the World Health Organization’s global age 
friendly networ co-ordinating 31 local authority led age friendly programmes across Ireland

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Ireland faces a significant challenge in terms of demographic growth and population ageing. This is clearly 
acknowledged in the vision of our current Programme for Government (2020); Such statistics on the 
anticipated growth of older people in the community underscored the need for policies such as ‘Housing 
Options for our Ageing Population’.  Rapid population ageing presents public policy challenges for all 
department particularly housing. The CSO population projections to 2051 suggest that there could be 1.6 
million people age 65 and over and 549,000 people age 80 and over by mid-century, coupled with an 
increasing old age dependency ratio which will mean there are proportionally fewer people of working age to 
support age dependent cohorts.

Recent research (2021) by the Building Research Establishment highlights the link between poor housing 
and older people’s health. The report ‘The Cost of Poor Housing in Ireland’ suggests that around 160,000 
(8%) of Irish homes will present a serious health and safety risk to their occupants (and visitors). The most 
common severe home hazards likely to be found in Ireland are those relating to cold and home accidents – 
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particularly falls. These are, generally, not expensive to rectify compared with the long-term cost to the 
health services and society if they are ignored. Improving poor housing has multiple benefits, beyond those 
that just relate to the health of their occupants. These include reduced energy costs and carbon emissions, 
higher residual asset values, and local job creation opportunities.

The study estimates that the total health impact to society of leaving these common hazards un-rectified is 
costing Ireland some €1.25 billion a year to the health and care services, plus the distress and lost 
opportunities to the victims and their families.

Age Friendly Ireland outlines objectives under three headings for consideration for inclusion in Housing for 
All. The Mature Homeowners survey estimated that between 15% and 20% of mature homeowner 
households, or between approximately 91,000 and 121,000 households, would be willing to move if they 
could sell their home and purchase a smaller, purpose-built home for mature households in the same area 
for a lower price. The two main challenges are
(a) a lack of age friendly housing and the need to retrofit existing stock
(b) Future Proofing new housing stock.

The three headline objectives are (1) Accelerate the growth and delivery of affordable Age Friendly Housing 
in partnership with the Private Sector (2) Ensure there are a range of options for our ageing population to 
right size (3) Development and Implementation of the appropriate regulations, functions and funding to 
support the delivery Age Friendly Housing. Significant detail on how this can be achieved is captured in the 
attached submission document which builds on a number of outputs and tools that have been implemented 
through Housing Options for our Ageing Population Policy (2019) 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

In 2020, AFI commissioned a study on ‘Older People’s Perceptions and Experiences of Rightsizing’. This 
research, which included a nationwide survey, focus group and qualitative interviews, found that older adults 
often cited issues with their current housing, such as:
•        77% said their home was too large for their current needs
•        80% said their home was too expensive to heat and/or maintain
•        44% said they would be prepared to consider moving, with a further 14% unsure
For those interested in rightsizing, critical features of the new home would include an energy efficient home, 
a minimum of two bedrooms, close to the community and services, and somewhere they feel safe. A 
particularly interesting aspect of the survey was the relatively high proportion (44%) of respondents indicated 
a willingness to explore the possibility of right-sizing.  In 2021, an additional survey was administered by 
Meath County Council to householders in the town of Trim, as a pilot to assess people’s satisfaction with 
their current housing facilities and their interest in rightsizing. This study found that:
•        81% were living alone or living with spouse/partner
•        89% were living in three- or four-bedroom accommodation. 
•        Thirty percent said they would consider moving
•        28% were unsure about moving but did not dismiss the idea. 
•        Sixty-three per cent said their home was too expensive to heat or maintain. 
These findings suggest a considerable potential appetite for rightsizing and also indicate that older 
homeowners need support to introduce energy efficiency measures. The Mature Homeowners survey 
findings indicated that there are a large number of bedrooms which are used irregularly, if at all, by the wider 

97



4

population of mature, homeowner households. The estimates suggest that, among the homes occupied by 
mature homeowners, there are between 198,000 and 234,000 homes with two bedrooms not in regular use, 
and between 74,000 and 99,000 homes with three bedrooms which are not in regular use. Measures which 
could facilitate choice and agency among potential downsizing households may be most effective, such as a 
free, State-administered scheme to assist and advise, or greater local availability of specifically-designed 
homes.”  The Housing for All policy should consider how to normalise a culture of rightsizing to make best 
use of the housing stock and facilitate independent living/living in the community for as long as possible. To 
include:  
1. mixed tenure multi generational town centre developments UD designed, energy efficient and affordable;
2. ramping up delivery of age friendly housing across private, affordable & social
3. Increasing the retrofit programme
4. split capacity models
5. Implementation of the rightsizing policy
6. homeshare (social and private)
7. split capacity

8.mandating of age friendly planning principles
9 use of the decision support tool and site selection tool in the location of age friendly developments and 
others 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

There are a number of actions in the attached submission where recommendations on the mandating of 
universal design are included in order to ensure that all stock is future proofed to ensure we are not faced 
with the same challenges of retrofitting stock in years to come. 

1.2.(a)        As a minimum, developments should be mandated to  use the ‘Ten Universal Design Features in 
an Age Friendly and Lifetime Adaptable Home’ produced by Fingal County Council updated and reproduced 
by Age Friendly Ireland in 2021 under the Housing Options for our Ageing Population (2019) Policy 
(Consideration should be given to replacing Part M of the Building Regulations which only require that 
buildings be visitable with a more specific Universal Design/Lifetime Housing requirement.   The 10 ways 
document would go a good way towards meeting this in the interim on the way to a more comprehensive set 
of regulations)

Full implementation of Action 4.6 (Housing Options for our Ageing Population) – In partnership with industry, 
introduce measures to ensure that over a five-year period delivery is increased to ensure that 30% of all new 
dwellings are built to incorporate Universal Design principles to accommodate our ageing population. A body 
of work is currently being led by the Centre for Excellence in Universal Design in relation to the actual costs 
related to incorporating Universal Design and Age friendly Features in at design stage. Once available, these 
results should be promoted widely and used to inform departmental unit ceilings and to influence UD 
development in the private sector

(iii)        Apply and utilise the research finding conducted by The Housing Agency on the costs of supported 
accommodation versus long term care (Thinking Ahead: The Financial Benefit of Investing in Supported 
Housing for Older People) and review the recommendations in the forthcoming research programme on 
Residential Long-Term Care: Built Environment, Quality of Life & Infection Control from a Universal Design 
Approach 
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3 (i) The Department of Housing, Local Government & Heritage should ensure that capital funding streams 
support the accelerated delivery of age friendly housing and the incorporation of universal design principles 
ensuring there is the supply of social and affordable age friendly homes to meet the demands in 
demographic change and population growth. 

More context on each action is included in the detailed submission 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

As outlined by the Department of Housing, the forthcoming ‘Housing for All’ policy statement seeks to honour 
the commitments of the 2020 Programme for Government in relation to housing. The Government seeks to 
address challenges in the sector, including viability, access to finance, land availability, the delivery of 
infrastructure, building quality, building standards and regulation, and an adequate supply of skilled labour. 
The ‘Housing for All’ policy and action plan will be a vehicle to deliver on these commitments.
The Age Friendly Programme is highlighted in the Programme for Government with it having, among others, 
the commitments to:
•        Supporting older people to live in their own home with dignity and independence, for as long as 
possible
•        Enabling everyone to live longer healthier lives
•        Allowing older people to stay close to their families and actively participate in their communities
•        Embedding ageing in place options for older people, and
•        Promoting positive ageing initiatives to tackle social isolation.
Housing for All is being developed on the back of, not only the Programme for Government, but also an 
existing policy framework (HOfOAP) that supports the development of housing to meet the needs of the 
population and others such as The National Development Plan & Sláintecare Action Plan. Age Friendly 
Ireland wish to continue working with our colleagues and partners in DHLGH to support the delivery of 
Housing for All 

7. Do you have any supporting data or other material that you would like to upload?

Yes please see attached. Please note the attached is a draft submission and we welcome the opportunity to 
discuss the detail and any areas where AFI can support the implementation of the recommendations we 
have made. Please note that in addition to the research quoted AFI have consulted directly with over 25,000 
older People over the past decade and housing has been one of the core domains on which we have trusted 
information and experiences. Our recommendations reflect the authentic voice of a diverse range of older 
people across Ireland as well as practitioners and those working for an on behalf of older people

Please upload your file
c54f0343-d88a-4402-9259-b125721416c3
/Age_Friendly_Ireland_submission_to_Housing_for_All_April_2021-CMCG.pdf

What we will do with your responses
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Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Background 
Age Friendly Ireland is a shared service of local government hosted by Meath County Council. AFI 
runs the national Age friendly programme, affiliated to the World Health Organization’s global age 
friendly network.  The shared service has extensive experience in housing-related areas, from 
research on social housing development and rightsizing, guidance on Age Friendly Design, 
consultation with older people on housing issues, Positive Ageing indicators, and implementation of 
actions in the Housing Options for our Ageing Population policy statement. The shared service has 
recently established the Healthy Age Friendly Homes Programme (Phase 1) in nine pilot sites, with 
funding from Sláintecare. This programme will support older people with housing issues, including 
support for rightsizing and housing adaptions to enable them to continue living in the community.  
Housing is one of eight domains of the WHO’s global framework for Age Friendly Communities. 
There are considerable resources available from the WHO on Age friendly Housing, including 
Housing and Health Guidelines and Indicators for Age Friendly Environments including for the 
domain of housing, which should inform Housing for All. 
 
Age Friendly Ireland wishes to strongly reinforce the message about the impact of housing 
conditions on people’s health and wellbeing. Inadequate housing causes or contributes to many 
preventable diseases and injuries, including respiratory, nervous system and cardiovascular diseases 
and cancer. In particular, poor design, construction or maintenance of homes contributes to 
accidents, with falls presenting a heavy burden to both the individual and  the State . Indoor 
pollutants or mould contribute to asthma and respiratory disease, and about every tenth lung cancer 
case results from radon in the home.  Appropriate design can prevent both exposure and the risk to 
health. The United Nations has declared 2021 to 2030 as the UN Decade of Healthy Ageing, with a 
major focus on Age Friendly Environments, citing the urgent need to re-imagine neighbourhoods of 
the future 
 

Policy Context 
As outlined by the Department of Housing, the forthcoming ‘Housing for All’ policy statement seeks 
to honour the commitments of the 2020 Programme for Government in relation to housing. 
The Government seeks to address challenges in the sector, including viability, access to finance, land 
availability, the delivery of infrastructure, building quality, building standards and regulation, and an 
adequate supply of skilled labour.  
The Programme for Government aims to: 

• Put affordability at the heart of the housing system.  

• Prioritise the increased supply of public, social, and affordable homes.  
• Progress a state-backed affordable home purchase scheme to promote home ownership.  
• Increase the social housing stock by more than 50,000, with an emphasis on new builds.  

• Tackle homelessness.  
• Ensure that local authorities are central to delivering housing.  
• Work with the private sector to ensure that an appropriate mix and type of housing is 

provided nationally.  
• Improve the supply and affordability of rental accommodation and the security of tenure for 

renters.  
 

The ‘Housing for All’ policy and action plan will be a vehicle to deliver on these commitments. 
The Age Friendly Programme is highlighted in the Programme for Government with it having, among 
others, the commitments to: 

• Supporting older people to live in their own home with dignity and independence, for as 
long as possible 
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• Enabling everyone to live longer healthier lives 

• Allowing older people to stay close to their families and actively participate in their 
communities 

• Embedding ageing in place options for older people, and 

• Promoting active retirement and positive ageing initiatives to tackle social isolation. 
 
Housing for All is being developed on the back of, not only the Programme for Government, but also 
an existing policy framework that supports the development of housing to meet the needs of the 
population such as:  
 

• Housing Options for Our Ageing Population 

• The National Development Plan 

• Healthy Ireland  

• Sláintecare Action Plan - Sláintecare is highly significant in the context of the ageing 
population, particularly with its ambition to provide more care in the community and close 
to home, and planned expansion of primary care and homecare. 

• Public Service Reform Plan 

• Our Rural Futures (DRDC) with its ambition to revitalise town centres, and develop 
supporting infrastructure such as broadband for eHealth and remote learning  
 

In addition to the above, there are many other strategies that support the development of Age 
Friendly Communities and Age Friendly Homes. For example, An Garda Siochana’s Strategy for Older 
People makes reference to supporting people to feel safe in their homes, with Crime Prevention 
Through Environmental Design (CPTED) and engagement with planners listed as an action. The 
National Retrofit Programme aims to retrofit 500k houses between now and 2030 and install 
renewable heat systems in 400,000 homes.   
 
It is important that ‘Housing for All’ takes an holistic view of the role of housing as a means to quality 
of life, supporting health and wellbeing, and being an enabler of independence and integration into 
the community.  
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goods and services in 2019, with the severe material deprivation rate for older men at 3.3% and at 
6.0% for older women.  These data raise issues around the affordability of housing for older adults 
and access to services and supports to facilitate ageing in place for those who are more at risk of 
poverty. (Source: https://ec.europa.eu/eurostat/web/population-demography-migration-
projections/population-projections-data) 
 

BRE Research on Housing Conditions and Health Issues in Ireland 
 

Recent research (2021) by the Building Research Establishment highlights the link between poor 
housing and older people’s health. The report ‘The Cost of Poor Housing in Ireland’ suggests that 
around 160,000 (8%) of Irish homes are likely to present a serious health and safety risk to their 
occupants (and visitors). The most common severe home hazards likely to be found in Ireland are 
those relating to cold and home accidents – particularly falls. These are, generally, not expensive to 
rectify compared with the long-term cost to the health services and society if they are ignored.  
Improving poor housing has multiple benefits, beyond those that just relate to the health of their 
occupants. These include reduced energy costs and carbon emissions, higher residual asset values, 
and local job creation opportunities.  
 
This report was commissioned by the BRE Trust as part of its contribution to a wider scoping study to 
identify the common hazards in Irish housing affecting older people and their health. The study 
estimates that the total health impact to society of leaving these common hazards un-rectified is 
costing Ireland some €1.25 billion a year to the health and care services, plus the distress and lost 
opportunities to the victims and their families.  
 

Age Friendly Ireland Research on Future Proofing Housing for Older People 
 

In 2020, Age Friendly Ireland commissioned a study on ‘Older People’s Perceptions and Experiences 
of Rightsizing’. This research, which included a nationwide survey, focus group and qualitative 
interviews, found that older adults often cited issues with their current housing, such as: 

• 77% said their home was too large for their current needs 

• 80% said their home was too expensive to heat and/or maintain 

• 44% said they would be prepared to consider moving, with a further 14% unsure 
For those interested in rightsizing, critical features of the new home would include an energy 
efficient home, a minimum of two bedrooms, close to the community and services, and somewhere 
they feel safe. A particularly interesting aspect of the survey was the relatively high proportion (44%) 
of respondents indicated a willingness to explore the possibility of right-sizing. 
In 2021, an additional survey was administered by Meath County Council to householders in the 
town of Trim, as a pilot to assess people’s satisfaction with their current housing facilities and their 
interest in rightsizing. This study found that: 

• 81% were living alone or living with spouse/partner 

• 89% were living in three- or four-bedroom accommodation.  

• Thirty percent said they would consider moving 

• 28% were unsure about moving but did not dismiss the idea.  

• Sixty-three per cent said their home was too expensive to heat or maintain.  
 

These findings suggest a considerable potential appetite for rightsizing and also indicate that older 
homeowners need support to introduce energy efficiency measures. 
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Tilda Report on Housing Conditions of Older People 
 

A 2016 report by Tilda on ‘Housing conditions of Ireland’s older population: Implications for physical 
and mental health’ had some notable findings, such as the fact that one quarter of adults aged 50 
and over living in rural areas do not have central heating, and over half of adults aged 50 years and 
over experience some housing problem. The most commonly reported problems are damp/mould, 
structural problems and heating difficulties. Housing problems were most commonly reported by 
those living in Local Authority housing and those with mortgages. Adults who report difficulty 
heating their homes had poorer self-rated health and were more likely to report clinically relevant 
depressive symptoms and chronic pain irrespective of educational attainment. Adults living alone, 
renters, those living in older housing and those without central heating are most at risk of 
experiencing difficulties heating their homes. The report noted that these groups would benefit 
most from home improvement, energy efficiency and fuel allowance schemes. 
 

Mature Homeowners Survey  
 

An attitudinal survey of mature homeowners published in 2020 estimated that between 15 per cent 
and 20 per cent of mature homeowner households would be willing to move if the option to sell 
their home and purchase a smaller purpose built home in the same area for a lower price were 
available. These data were based on interviews with 1,213 households.  The findings indicated that 
there are a large number of bedrooms which are used irregularly, if at all, by the wider population of 
mature, homeowner households. The estimates suggest that, among the homes occupied by mature 
homeowners, there are between 198,000 and 234,000 homes with two bedrooms not in regular 
use, and between 74,000 and 99,000 homes with three bedrooms which are not in regular use. 
(IGEES Research Paper – October 2020) 
 
The report concludes that “Measures which could facilitate choice and agency among potential 
downsizing households may be most effective, such as a free, State-administered scheme to assist 
and advise, or greater local availability of specifically-designed homes.”  The Housing for All policy 
should consider how to normalise a culture of rightsizing to make best use of the housing stock and 
facilitate independent living/living in the community for as long as possible. 
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1) Accelerate the growth and delivery of Age Friendly Housing in partnership 
with the Private Sector  
 

(i) Establish a high-level specific delivery office (delivery vehicle) to implement 
the delivery of age friendly housing, (affordable/ownership) in partnership 
with developers across Ireland fostering engagement between local 
authorities and the private sector in the form of a public private partnership 
(need to include specifics projections/targets over next 5 years) (Make reference to 
An overview of Public Private Partnerships in Ireland (2018) which states “The 
Parliamentary Budget Office (PBO) has prepared this Briefing Paper on Public Private 
Partnerships (PPPs) in recognition of a number of factors including (i) The National 
Development Plan 2018-2027 (part of Project 2040) highlights the budgetary priority 
the Government attaches to public infrastructure investment. The programme of 
investment set out in the Plan should be considered in the context of the multi-
annual Exchequer Capital allocations (Budget 2018) in respect of the four year 
period 2018-2021 which “provides an additional €4.3 billion in capital funding, 
increasing total capital investment for the period by 17.3% to €29.2 billion.” 

 
We will identify the specific barriers that are preventing more Age Friendly Housing 
from being provided by the private sector particularly analysis around cost benefit.  
(reference work by CEUD).  A core function of the delivery office will be broader 
engagement with the sector, identify the barriers (financial, legislative, other) and 
make recommendations for government to address them.  

 

(ii) Identify mechanisms to incentivise development of Age Friendly Housing 
Housing for All should consider the following incentives to encourage and 
promote the development of more Age Friendly Housing: 

 

(a) As a minimum, developments should be mandated to  use the ‘Ten Universal Design 
Features in an Age Friendly and Lifetime Adaptable Home’ produced by Fingal 
County Council updated and reproduced by Age Friendly Ireland in 2021 under the 
Housing Options for our Ageing Population (2019) Policy (Consideration should be 
given to replacing Part M of the Building Regulations which only require that 
buildings be visitable with a more specific Universal Design/Lifetime Housing 
requirement.   The 10 ways document would go a good way towards meeting this in 
the interim on the way to a more comprehensive set of regulations) 

(b) A reduction in the VAT rates payable by developers to a proposed reduced rate or 
special flat rate for those who are developing and delivering Age Friendly Homes for 
a finite period of time (The evidence for a proposed VAT reduction will be dependent 
on the NDA costing exercise, i.e. if it can be shown that the differential to build AF 
housing could be absorbed within the same retail selling price to the end customer by 
the exchequer intervention. It may be necessary to elaborate on the rationale for this 
proposal) 

(c) Implement in full Housing Options for Our Ageing Population actions relating to 
private sector development:  
Action 4.4 - Action 4.4 - Ensure that 50% of apartments in any development that are 
required to be in excess of minimum sizes are suitable for older people/mobility 
impaired people and develop a template layout guide for same. 
Action 4.6 – In partnership with industry, introduce measures to ensure that over a 
five-year period delivery is increased to ensure that 30% of all new dwellings are built 
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to incorporate Universal Design principles to accommodate our ageing population. A 
body of work is currently being led by the Centre for Excellence in Universal Design in 
relation to the actual costs related to incorporating Universal Design and Age friendly 
Features in at design stage. Once available, these results should be promoted widely 
and used to inform departmental unit ceilings and to influence UD development in 
the private sector 
 

(iii) Apply and utilise the research finding conducted by The Housing Agency on 
the costs of supported accommodation versus long term care (Thinking 
Ahead: The Financial Benefit of Investing in Supported Housing for Older 
People) and review the recommendations in the forthcoming research 
programme on Residential Long-Term Care: Built Environment, Quality of Life 
& Infection Control from a Universal Design Approach  

 

(iv) All Local Authority based Age Friendly Technical Advisors will support the 
delivery office in the collection of data related to age friendly developments 
and support design principles at pre planning stages (include the additional 
functions) 

 

(v) Ensure the continued delivery of the Age Friendly Homes portal & website 
which will provide a repository of collective information to promote 
awareness of age friendly housing across planning, models of best practice, 
finance, regulations and research to developers, practitioners, public sector 
and the wider public 

 

(vi) Annual delivery of the Age friendly housing & public realm training modules to 
multi sectoral stakeholders to promote greater awareness and foster 
knowledge transfer across the sector  
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2) Ensure there are a range of options for our ageing population to right size 
 

In order to make more efficient use of housing stock across Ireland and in particular to address 
underoccupancy and ensure that housing conditions are suitable for ageing in place, Housing for 
All should include on the following action areas: 
 

(i) Healthy Age Friendly Homes Programme  
Pending the outcome of the evaluation of the Phase 1 pilot of Healthy Age Friendly Homes, 
this programme will be expanded to roll out across all 31 local authority areas to ensure 
older people have the opportunity to right size and ultimately reduce admission to long term 
residential care 
This programme provides individualized support to older people with housing condition or 
housing facility problems, signposting them to services and helping them to remain living at 
home for longer.   

 
If scaled to roll out in all 31 local authorities, this programme would have capacity to support 
over 7,000 older people annually, ensuring their homes are BER certified, supporting 
adaptations and rightsizing. 

 
We will develop a linkage between the Healthy Age Friendly Homes programme and the 

Energy Retrofit Programme to ensure that those as those assessed as being in fuel poverty 

should automatically be priority candidates for inclusion in the retrofit programme and vice 

versa those that are identified as homes under Energy Retrofit will be directly referred into 

the Healthy Age Friendly Homes Programme to ensure that the maximum supports are 

delivered at the same time 

Similarly older people that are referred into Local Placement Panels through Fair Deal 

(Nursing Home Support Scheme) will link with the Healthy Age Friendly Homes Programme 

to ensure opportunities to continue living in own home, or right size, with access to a range 

of supports, have been addressed 

Local authorities should be encouraged to repeat at local level the survey on future proofing 
housing, which was carried out in as part of the Healthy Age Friendly Homes programme, as 
a means of assessing older peoples need for support and interest in rightsizing, and 
identifying referrals into the Healthy Homes Programme.  Administering a survey of this 
nature annually would be an excellent means of identifying referrals into the Healthy Homes 
Programme. 

 

(ii) Home sharing Option 
Utilise models of home sharing in both private and social housing. There are existing private 

sector companies that offer a Homeshare matching services, and potential for home sharing 

in social housing. There is great potential to develop a model , which can address 

underoccupancy , affordability and social isolation/loneliness. (Regarding the example in 

MCC which related to single homeless individuals who did not require high level supports. 

The arrangement was a licence agreement rather than an LA tenancy which has been done 

on a pilot basis to see how it would work out.  To date only  two sharing arrangements have 

been set up so far.  This initiative is not specifically aimed at older people, but the learnings 

or model may have potential for development in the context of older people living in social 

housing) 
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(iii) Local Rightsizing policy | Financial Contribution Model 
All Local Authorities will adopt and implement the Age Friendly Right Sizing policy with a 
customized financial contribution model to promote the availability of rightsizing 
opportunities for older people. The Department of Housing, Local Government and Heritage 
should mandate the development of Rightsizing Policies in all local authorities and provide 
template documents to be customized locally. The existing basis for this policy has already 
been developed by Age Friendly Ireland and South Dublin County Council. 

 
Provision of rightsizing workshops/ rightsizing campaign to coincide with an increased supply 
of Age Friendly Homes. 

 

(iv) Asset Mapping 
Accelerate the mapping of services for older people that has commenced under Housing 
Options as a support to the Healthy Age Friendly Homes Programme and general 
accessibility of services to older people. This will include fully implementing the population 
profiling data for each local authority which will facilitate the Housing Needs Demand 
Assessment 

 

(v) Split Capacity | Ava Housing Model 
Expand the Ava Housing Model in high density areas (Dublin, Limerick, Waterford, Cork) 
which can free up unused rooms by splitting the home into a ground floor accessible living 
space and private rented first floor accommodation. 

 

(vi) Housing Allocations Policies 
Review local authority allocations policies in relation to the needs of the ageing population 
and supporting people to age in place while addressing underoccupancy as a priority. 
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3) Development and Implementation of the appropriate regulations, functions, 
and funding to support the delivery Age Friendly Housing 

 

(i) Capital Funding 
The Department of Housing, Local Government & Heritage will ensure that capital 
funding streams support the accelerated delivery of age friendly housing and the 
incorporation of universal design principles ensuring there is the supply of social and 
affordable age friendly homes to meet the demands in demographic change and 
population growth.  (Insert metrics, targets, and percentages in relation to UD) 
 

(ii) Housing Adaptations 
Following the implementation of Action 4.1 and 4.2 under the Housing Options for 
Our Ageing Population policy we will continue to ensure that the Housing Adaptation 
budget increases in line with the population growth to ensure that adequate 
retrospective works can be carried out to older housing stock to support rightsizing.  
We will review the criteria of this grant scheme to include the provision of assistive 
technologies 
 

(iii) National Retrofit Programme 
An allocation of XXX will support deep energy retrofits in housing stock across Ireland. 
We will ensure that a minimum of XX% will be provided to age friendly housing, as 
part of the scale up Healthy Age Friendly Homes Programme  
 

(iv) Housing Conditions Survey 
Carry out a full housing conditions survey in the Ireland, using the methodology for 
the Northern Ireland Housing Conditions survey. Identify priorities for addressing 
housing issues that present a risk to the householder, and influence funding streams 
to mitigate risk. 
 

(v) Age Friendly Planning Guidelines 
Ensure Age Friendly considerations are embedded in national, regional, and local 
planning guidelines and are based on likely scenarios for population ageing and 
housing needs of older people. These will be reflected in the Statutory 28 Planning 
Guidelines 
 

(vi) Age Friendly Primary Care Centre Guidelines 
Ensure that all Primary Care Facilities are developed in line with Age Friendly 
guidelines so that they are accessible to all and support people to receive social and 
health services close to home and in the community. 
 

(vii) Age Friendly Site Selection | Decision Support Tool 
Ensure the Age Friendly Site Selection Tool and the Department of Housing Local 
Government & Heritage’ Decision Support Tool are used and adopted by the Land 
Development Agency, Local Authorities (as the local Housing Authority) and others to 
assess the capacity of site for appropriateness for use for age friendly housing 
developments. The usage of both tools will broaden the applicability to a range of 
housing developments including compact urban developments as set out in the 
National Planning Framework 
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(viii) Crime Prevention Through Environmental Design 
Continue to implement HOAPF action relation to building regulations: 

 
Action 6.4 – In partnership with the Department of Justice develop National Crime 
Prevention through Environmental Design (CPTED) guidelines for planning. 
 

(ix) Home Support Scheme under Fair Deal 
Continue to implement HOAPF action relation to home support: 

 
Action 5.1 Develop a statutory scheme and system of regulation for Home Support services 
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Insolvency Service of Ireland – agency of Department of Justice

2. Briefly describe your organisation?
300 character(s) maximum

The Insolvency Service of Ireland (ISI) is an independent statutory body established in 2013. Our objective is
to restore insolvent persons to solvency. In particular, the PIA is a formal agreement with creditors that aims
to keep the person in their home where possible.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private
rental and private homeownership) and household types (e.g. single person households &
families)? What short or long-term actions should be taken to increase the scale and speed of
delivery and improve approaches to delivery of housing?

3000 character(s) maximum

5. What actions should be taken, in order of priority, to ensure that housing is available for all
sectors of society, including our ageing population and people with disabilities?
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3000 character(s) maximum

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

While the ISI's work is on the periphery of matters here, the ISI would like to promote the availability of the 
statutory personal insolvency solutions in place and in particular the potential benefits for those borrowers in 
danger of losing their homes due to financial difficulties. The state-funded ‘Abhaile’ scheme allows eligible 
borrowers access financial advice free of charge from a Personal Insolvency Practitioner (PIP) (further 
details on www.backontrack.ie). Analysis undertaken by the ISI in 2020 to highlight outcomes for a sample of 
borrowers who availed of an Abhaile PIP voucher in 2019 found that 98% of those who have a PIA in place 
have remained in their homes. Where appropriate, ‘Mortgage to Rent’ can be used within a PIA to resolve 
financial difficulties. Thus, the ISI wish to point to the synergies between the Housing for All strategy and the 
mission of ‘Reigniting and Renewing the Economy’ as per the Programme for Government and in particular 
the actions below:
-        Introduce the necessary reforms to our personal insolvency legislation and ensure that sufficient 
supports are in place for mortgage holders with repayment difficulties.
-        Strengthen the Mortgage to Rent Scheme and ensure that it is helping those who need it.
The ISI feels that there is considerable scope for increasing the numbers of borrowers availing of the debt 
solutions in place and continues to actively promote them. Statistics are available at www.isi.gov.ie/en/isi
/pages/media_&_statistics. 

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact
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housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Crosscare

2. Briefly describe your organisation?
300 character(s) maximum

Crosscare is the social support Agency of the Catholic Archdiocese of Dublin. Crosscare works with people
who have complex needs and experience a high degree of  marginalisation. Including a range of other
support work, Crosscare provides accommodation and supports for people who are homeless.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

Preventing homelessness and tenancy sustainment need to be key objectives in this programme with priority
given to:
- Funding homelessness prevention and tenancy sustainment based on existing data on homeless
households and their needs. Homelessness prevention and tenancy sustainment need to be core to a
holistic approach in this sector.
- Establishing a Homelessness Prevention Unit in Department of Housing, Local Government and Heritage
linked to a reconvened Homelessness Interagency Group, which includes NGO representatives.
- Resourcing local authorities to lead and take responsibility for prevention of homelessness and to form
meaningful partnerships with adequately funded NGO services in this work.
- Developing cross-departmental protocols to protect people at risk of homelessness and sustain tenancies.
Make these protocols available to services supporting ‘at risk’ tenancies.
- Migrants make up to one third of homeless population in Dublin, any plan on prevention of homelessness
and tenancy sustainment needs to include appropriate supports regarding language, cultural sensitivities
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and knowledge gaps - e.g. how to manage utility bills etc.
- Proactively implement the Public Sector Duty to provide fair, non-discriminatory and equality-based access 
to housing and homelessness supports for marginalised households- with particular reference to migrant 
households.
- Strengthening protections for tenants in the private rented sector to address problem of sub-standard 
properties. Housing (Standards for Rented Houses) Regulations 2019 do not go far enough – improvements 
needed include timely EHO inspections on private rented properties and penalties for landlords exploiting 
vulnerable groups. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Continued overreliance on the private rented sector for the provision of social housing where there are high 
rents, poor availability and lack of resources to ensure adequate standards are key obstacles to the 
provision of stable homes.

While we continue to rely on the private rented sector for social housing there should be a full review of the 
HAP & Homeless HAP schemes and the ability of the schemes to adequately fulfil single persons/families 
long-term housing. This review should take place in collaboration with key stakeholders from the housing 
and homeless sectors.

Areas of focus should include
1.        HAP and Homeless HAP rates (e.g. families are re-enter homelessness because rents on moving into 
properties are already close to the top of the maximum rent rates. When rents increase above the maximum 
rate of HAP, tenancies can fail). 
2.        Homeless HAP eligibility criteria (has become a big issue for the ‘hidden homeless’ population that do 
not access hostels). 
3.        More intensive tenancy sustainment
4.        Adequate resourcing of local authorities to administrate HAP & Homeless HAP as failure to do so 
results in: 
- administrative delays – off-putting to landlords/ pressure on prospective tenants to pay deposits upfront 
- failure of Environmental Health Officers to inspect properties (desperate people take on poor standards of 
rental accommodation and then become trapped) 
- inadequate supports to assist marginalised people in securing private rented tenancies leading to failure to 
secure tenancies  and long term homelessness 

Actions needed include:
- Ensuring that any placement of families in emergency accommodation is appropriate to their needs and 
time limited
- Creating an enhanced Placefinders Service with the local authority taking a proactive lead in securing 
tenancies in private rented sector 
- Ensuring adequate allocation of funding is targeted to make provision for permanent housing for all users of 
emergency accommodation – to include resourcing for singles and larger families

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

122



4

3000 character(s) maximum

1.        Any plans on delivery of housing units need to be based on accurate profile of the homeless 
population.
2.        Develop and deliver a ‘Housing First’ model for families with a holistic approach from preparation to 
procurement to long-term sustainment 
3.        Address barriers to accessing social housing supports including emergency accommodation for those 
at risk of or experiencing homelessness.  See identified barriers and recommendations below

3.1        The conflation of the assessment of social housing needs and assessment of homelessness
- An assessment of homelessness should be carried out in accordance with Section 2 of the Housing Act 
1988. Where a local authority is assessing whether a person is homeless, regard should not be had, at this 
point of the process, for whether or not a person has an entitlement to social housing.
- Placements in homeless accommodation should be appropriate to the presenting household and not 
dependent on having approval on a full application for social housing.
- Longer term, consideration should be given to legislative change and further policy guidance that would 
make the process clearer for local authority staff and more transparent for all stakeholders.

3.2        Failure to meet the ‘Normal Residency’ requirement & failure to meet the ‘Local Connection’ 
requirement
- When housing authorities are assessing eligibility for social housing supports, what can be considered as 
evidence of ‘normal residency’ and the application of the ‘local connection test’ should be treated as 
discretionary, rather than conclusive.
- Housing authorities should be issued with guidance and training on the proper exercising of their discretion 
to conduct an assessment under the Social Housing Assessment Regulations 2011.
- Longer term, consideration should be given to reforming legislation which would allow a person to seek 
emergency accommodation from any local authority, while their social housing entitlement would still be 
linked to the place they are normally resident or where there is a local link.

3.3        Housing Circular 41/2012 
- The Circular having no legislative basis must be treated as a ‘guidance only’ document by housing 
authorities and this should be clearly communicated to all frontline staff.
- The Circular must be updated to ensure that it reflects the relevant changes in Irish immigration law, such 
as the European Communities (Free Movement of Persons) Regulations S.I. 2015/548. 
- Decision-makers in housing authorities should receive training as to the function of the Circular and its 
status as a guidance, without the force of law. 

4.        Mainstream private rented (HAP/HHAP) or other social housing may not be appropriate for those with 
sever addiction/ mental health or physical disabilities who need.  Increase delivery of and funding for 
supported housing to provide 24/7 ongoing, on-site supports.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

1.        Broader inclusion of housing in Migrant Integration Strategy with consultation process for migrants on 
planning long-term housing options for communities that are inclusive and safe.

2.        Provide access to housing supports for family members of a refugee/subsidiary protection from the 
date permission is granted by the Minister. This will allow the family member in Ireland the opportunity to 
source Private Rented Accommodation and prevent families arriving into homelessness.
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3.        New policy should consider access to social housing supports including emergency homeless 
accommodation for Non EU migrants who may not meet eligibility criteria under Housing Circular 41/2012 
including undocumented Non-EU migrants while they seek to regularise there status/ address immigration 
issues.  See document uploaded here - Crosscare - Homeless & at-risk migrants not eligible for the housing 
list: a breakdown of categories and associated issues & solutions

7. Do you have any supporting data or other material that you would like to upload?

See www.migrantproject.ie for:

Coming Home in Crisis - Experiences of Irish Emigrants Returning in Crisis Situations, 2019
https://www.migrantproject.ie/policy_research/coming-home-in-crisis/ 

Reunified Refugee Families and Homelessness, 2018
Reunified-Refugee-Families-Homelessness-July-2018.pdf 

Please upload your file
003a653d-41f6-421c-a4fd-2bdfc255bfa4/Crosscare_Homeless___at-
risk_migrants_not_eligible_for_social_housing_04.2021.pdf
63b44da8-2d8c-4224-90d1-b5fa45a5570c
/Homeless_Network_Briefing_Paper_to_the_Minister_on_Barriers_to_Accessing_Social_Housing_Suppor
pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Homeless & at-risk migrants not eligible for the housing list: a breakdown of categories and associated issues & solutions 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Non-EU 

international 

protection 

applicants & family 

members 

Non-EU citizens 

with immigration 

status 

(excluding Stamp 4 

holders*) 

Non-EU citizens 

who are applying to 

register, renew or 

change 

immigration status 

 

Non-EU citizens 

who are 

undocumented 

IPAS (formerly RIA - the 

Reception & Integration 

Agency) responsible for 

accommodation. No role 

for Local Authority 

• Stamp 1 (various) 

• Stamp 2 (student/ex) 

• Stamp 3 (dependent 

family member) 

• Stamp 4S (ex-student) 

 

• Parents of Irish children 

• Domestic violence  

• Others waiting for 

response from ISD - e.g. 

refugee family members 

 

• Facing deportation 

• Long-term -

undocumented 

• Protection applicants 

who left the system 

 

No issue with 

immigration permission – 

Local Authority interim 

housing supports are the 

only option 

Applications to ISD should 

be fast-tracked - Local 

Authority interim housing 

supports are the only 

option 

Application to ISD for 

permission or IOM for 

voluntary return** - 

Local Authority interim 

housing supports only 

• Asylum seekers 

• Trafficking victims 

• Unsuccessful protection 

applicants awaiting 

deportation  

 

Cannot access Local 

Authority housing 

supports as their 

protection status is 

undetermined or refused 

 

 

Type of immigration 

status precludes access 

to the housing list, but 

are legally resident 

 

Interim lack of 

immigration status 

precludes access to the 

housing list, but are not 

illegally resident 

 

No access to the 

housing list or other 

supports as are not 

legally resident 

 

 

CATEGORY 

 

EXAMPLES 

 

ISSUES 

 

SOLUTIONS 

IPAS: International Protection Accommodation Service (Dept. of Children) 
ISD: Immigration Service Division (Dept. of Justice [DoJ]) 
IOM: International Organisation for Migration (DoJ-funded for assisted returns) 

*’Stamp 4’ covers a wide range of immigration permissions. Some Stamp 4 
holders also need 5 years residence to be eligible for inclusion on the housing list 
** Processing times vary - it is not currently possible to quantify them 
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Summary 

The Dublin Homeless Network is a unified voice for 20 organisations that provide services and/or 

housing to people experiencing or at risk of homelessness in Dublin. The Network works in 

partnership with others, but it has a particular role to play in creating a society where everyone has 

the right to a home.  

 

The core principles of the Dublin Homeless Network are: 

 

- Treating the people who use our services with respect and dignity 

- Acknowledging and supporting the work undertaken by our staff 

- Providing consistent, quality and cost-effective services 

- Faithful representation of the views of the diverse organisations (large and small) in the Network 

 

The Network is in a particularly important position to identify and act on barriers facing those 

experiencing or at risk of homelessness because it represents 

(a) Dublin, the city with the most severe homelessness crisis,  

(b) Organisations who engage with the crisis in the most direct way, and  

(c) Voluntary organisations, who have more freedom and independence to voice these issues. 

 

The Network wishes to engage with Government in a manner which promotes social cohesion, ends 

homelessness, and is constructive, participative and of assistance at a time which is critical for the 

future of housing stability.  

 

This briefing paper outlines the issues identified by the Dublin Homeless Network in relation to barriers 

in place that prevent vulnerable individuals and families at risk of rough sleeping or rough sleeping 

from accessing social housing supports including homeless emergency accommodation. 

It also includes recommendations in four key areas that the Network would like to propose and further 

discuss with the Minister.  

 

Barriers to accessing social housing supports including emergency accommodation include: 

1. The conflation of the assessment of social housing needs and assessment of homelessness 
 

2. Failure to meet the Normal Residency requirement  
 

3. Failure to meet the Local Connection requirement 
 

4. Housing Circular 41/2012 
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Those most impacted by the above barriers include: 

a) Persons with a last fixed address outside Dublin including those accessing non Section 10 

funded homeless accommodation in the Dublin area 

b) Those with no formal evidence of a fixed address in the Dublin region 
 

c) Irish citizens returning to Ireland  (particularly in the context of Covid) 
 

d) EEA migrants & non EEA migrants  
 

 

Barriers to accessing social housing supports including homeless 

emergency accommodation  

1. The conflation of the assessment of social housing need and assessment of 

homelessness 

Housing authorities under the Housing Act 2009 regulate, maintain, and facilitate the provision of 

social housing. The Social Housing Assessment Regulations 2011 provide legal instructions for how 

housing authorities assess applicants for social housing.  

A local authority has two distinct statutory roles regarding people who are unable to accommodate 

themselves with their own resources. The first is to provide accommodation to people who are 

homeless as defined by section 2 of the 1988 Housing Act, being someone who is “unable to provide 

accommodation from (their) own resources”. This test requires the local authority to form a 

reasonable opinion as to whether a person has accommodation available to them. Where a person is 

assessed as homeless, the local authority is empowered to respond to that need and provide 

accommodation.  

This is separate to the provision of social housing under the Housing Act 2009. A person who is 

homeless under section 2 may or may not be eligible for social housing support. But, in practice, 

where a person is homeless under section 2 but ineligible for social housing, local authorities are 

refusing emergency accommodation. This amounts to a conflation of two distinct legal questions (i) 

whether a person is homeless under section 2; (ii) whether a person has a full entitlement to social 

housing. A local authority should not be refusing to accommodate a person under section 2 on the 

grounds that they are not entitled to social housing. Where this is occurring, people who are 

homeless and in need of emergency accommodation are being refused because they do not have an 

entitlement to social housing.  

NGO service providers continue to see refusals of emergency accommodation on the basis that the 

applicant does not meet the criteria of the social housing assessment while failing to assess and 

recognise their situation of homelessness. While there is no legal basis for conflating the tests for 

social housing provision and for emergency accommodation NGO service provider report this as a 

barrier putting people at risk of rough sleeping or staying in highly unsuitable accommodation that 

affects their health and wellbeing. 
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Homelessness is often episodic and transitory. People do not remain in one administrative area, 

which makes the normal residency requirement inadequate and inappropriate for many people 

experiencing homelessness.  

 

It makes sense for a normal residency or a local link to be established for the purposes of a social 

housing assessment so that a local authority can plan for the level of social housing demand in its 

area. But this same test should not be applied for the purposes of providing urgent emergency 

accommodation to those in a crisis. A person can be provided with emergency accommodation in 

Dublin, so that they are not left sleeping rough, while they are placed on a social housing list in 

another county. This would better reflect the nature of homelessness in Ireland while also ensuring 

that social housing provision is not concentrated only in Dublin.   

 

3. Failure to meet the Local Connection requirement  

To determine whether a ‘local connection’ exists, the housing authority shall, per Regulation 6, consider 

whether: 

(a) a household member resided for a continuous 5-year period at any time in the area 

concerned, or  

(b) the place of employment of a household member is in the area concerned or is located within 

15 kilometres of the area, or  

(c) a household member is in full-time education in any university, college, school or other 

educational establishment in the area concerned, or  

(d) a household member with an enduring physical, sensory, mental health or intellectual 

impairment is attending a medical or residential establishment in the area concerned that has 

facilities or services specifically related to such impairment, or  

(e) a relative of a household member resides in the area concerned and has resided there for a 

minimum period of 2 years.  

In December 2020, the Minister for Housing issued a letter to the Chief Executive of Dublin City 

Council instructing that local connection should not act as a barrier for access to emergency homeless 

shelter. NGOs report that the practice to refuse emergency accommodation has since ceased.  

While we welcome this development, we remain concerned that although the immediate issue of 

shelter has been addressed for now, those with no local connection elsewhere face obstacles in 

registering for social housing thus limiting their pathways out of homelessness. We are also 

concerned that the removal of local connection as a barrier is only temporary as per the Ministers 

instruction (during the Winter Initiative & Covid Crisis) and that more people will be at risk if it is 

reversed.  

The DRHE Report to Dublin City Councillors (January 2021) states that there has been an increase in 

presentations from outside of the Dublin area. The report states that accommodation is provided for 

a period to allow support for return to a county where those at risk of rough sleeping have a local 

connection or can access supports.  
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Citizens Information Board (CIB)

2. Briefly describe your organisation?
300 character(s) maximum

CIB is the national agency responsible for supporting the provision of information, advice and advocacy on 
social services, including through MABS support for people experiencing mortgage repayment issues. 
Citizens Information Services (CISs) deal with up to 90,000 housing related queries annually.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

CIB supported services – Citizens Information Services (CISs), MABS and the National Advocacy Service 
for people with disabilities (NAS) regularly highlight housing difficulties experienced by citizens. The issue of 
affordability in the private rental sector is a long-standing and ongoing problem for many users of CIB 
services. The main issues raised by CIS users relate to the Housing Assistance Payment (HAP)  and access 
to social housing generally.  Since the onset of Covid-19, these issues have come into sharp focus and 
reflect central concerns around the availability and affordability of suitable housing options for low-income 
households. MABS deals on an ongoing basis (including through Abhaile) with people living with mortgage 
debt whose number has increased as a result of Covid-19. Difficulties experienced by people with disabilities 
are identified by CISs and by NAS on an ongoing basis. In 2019, for example, housing and accommodation 
accounted for 50% of NAS representative advocacy cases, including those experiencing or at risk of 
homelessness.
CIB broadly agrees with the housing objectives set out in the Programme for Government. However, based 
on feedback from our frontline services, the following additional objectives are Identified by CIB that should 
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be included in the Housing for All Action Plan:
•        Enable people with disabilities to live independently in the community
•        Provide housing provision that supports ageing in place
•        Provide additional family-friendly social housing
•        Review the current reliance on the private rented sector as the primary long-term social housing option
•        Address the ongoing issue of unsustainable housing debt (mortgage and rent arrears)
In prioritising the various objectives, a critical question is how to cater for households whose income is just 
above levels for state supplementation of rental costs but who are finding it increasingly difficult to access 
and maintain housing tenure in the private rented sector which for many is the only option available. The 
challenge is to deal realistically with the twin issues of rapidly rising rents and insufficient supply of housing 
to rent which is compliant with minimum standards in all areas of the country. Dealing with actual 
homelessness or a threat to homelessness should evidently be a clear priority in Housing for All. 
There also needs to be a strong policy commitment in Housing for All to the direct provision of social housing 
via Local Authorities and the not-for-profit sector. This includes realising the potential public land banks 
available.
The Housing for All Action Plan needs to set out realistic targets and timescales and identify resources 
commensurate with meeting these targets.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The current housing crisis is underpinned by two central issues – difficulty people have in finding affordable 
accommodation and difficulty in keeping their current home. For households with below and on average 
incomes, there is clearly an affordability issue, most notably in Dublin, as competition from medium and high 
income households is squeezing them out of the market – this issue applies to both people reliant on state 
support and others on low income but not entitled to state  support. There is some evidence from CISs that, 
notwithstanding the 20% discretion on the limit, HAP thresholds are still too low in some areas. Another 
major difficulty with HAP reported by CISs and MABS is tenants being obliged to make top-up payments. 
The latter frequently puts severe financial pressure on low-income households and inevitably causes 
hardship.

In the absence of strong delivery of public social housing, the general shortage of private rental 
accommodation in both urban and rural areas and related spiralling market-driven rents have a strong 
negative impact on people reliant on social housing. The private rented sector needs substantial reform if it 
is to be a long-term social and affordable housing option in terms of security of tenure, rent certainty and 
guarantee of appropriate standards of accommodation. There is somewhat of a contradiction between the 
reliance on the private rented sector to meet social housing needs and the rent limits that are set by 
Government for that sector which by its very nature operates on a profit basis related to market rents.  
The main obstacles to delivering quality social housing identified by CIB which need to be addressed in the 
Housing for All Action Plan are:
•        Inadequate social and affordable housing provision generally
•        Ongoing insecurity of tenure for tenants in the private rental sector and consequent risk of 
homelessness
•        Insufficient suitable housing (with supports) to enable people with disabilities to live independently in 
the community
•        People not being supported to ‘age in place’ due to limited housing options (in terms of size, 
accessibility and location) 
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•        Difficulties encountered by people in mortgage arrears (exacerbated during Covid-19)
•        Unaffordable rents in the private sector
•        Over-reliance on HAP to meet social housing needs and the limited stock of affordable private rented 
accommodation for HAP tenants
•        The reliance by many people with disabilities and people with mental health difficulties on the private 
rented housing sector 
•        The levels at which HAP rent thresholds are set in different parts of the country (this despite some 
flexibility on the matter)
•        The unwillingness of some landlords to sign up to the HAP scheme 
•        Difficulties in securing rental accommodation due to delays in processing social housing applications
•        The length of time that some tenants spend on social housing waiting lists in some cases between 10 
and 15 years 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Short-term actions required:  
        The underlying Whole of Government approach is hugely important, particularly for people who require 
financial or health and social care supports for daily living. Also, there is an obvious need to include agencies 
responsible for developing the social, amenities and transport infrastructure in local communities. 

        The Housing for All Action Plan should ensure full integration of any new National Housing Strategy for 
People with a Disability

        There is a need to escalate the direct Local Authority social housing building programme in a strong, 
focused and proactive manner and as a matter of urgency
  
        Additional strategic partnerships between Local Authorities, NGOs and the private sector should be 
developed
 
        There should be provision for further forms of rent regulation and rent certainty to combat the obvious 
difficulties arising from a free market approach

        More concerted and urgent action is required to bring vacant properties in all parts of the country into 
use for residential accommodation purposes

        More resources should be provided for the inspection of accommodation (private and public) provided 
under social housing policy

        There should be continued use of targeted tax incentive to landlords who participate in social and 
affordable housing schemes with the condition that accommodation meets minimum quality standards

        Consideration should be given to a stronger regional approach in order to address the different housing 
challenges in major urban areas, smaller towns and rural areas
 
        At Local Authority level, there should be much greater emphasis on including communities, tenants and 
owners, in design, delivery, and management of social housing 
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        More resources should be provided for the Housing Adaptation Grant and the Mobility Aids Grant 

Medium and longer-term:

        Housing policy needs to be developed within a human rights framework within which people’s right to 
adequate housing is regarded as a core component of citizenship and social inclusion – particular focus on 
marginalised ( people with disabilities; Travellers)

        The private rented sector should be an option of secondary resort for social housing rather than of first 
resort as is the case at present

        The concept of liveable communities (one with affordable and appropriate housing and supportive 
community features and services) should be re-visited to include appropriate housing provision for families, 
people with disabilities and to support ageing in place.

        There should be a policy target of ensuring that no person with a disability or a mental health difficulty 
should have to rely on the private rented sector for social housing.

        The issue of housing and accommodation for Travellers remains a core outstanding issue which has 
not been dealt with adequately despite many reports, policies and implementation plans on the matter

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The experience of CIB services (CISs, MABS and NAS) refers mainly to matters relating to access to social 
and affordable housing and people in mortgage arrears as distinct from the broader areas of house building, 
planning and development. The negative impact of inadequate social housing on the daily lives of users of 
these services is very significant. Inadequate social housing supply results in people who become homeless 
being accommodated in inappropriate emergency accommodation and/or living in overcrowded 
accommodation and, therefore, currently, at a higher risk of exposure to Covid-19. It is noted that the UN 
Special Rapporteur on the right to adequate housing has stated that ‘housing has become the front line 
defence’ against Covid-19. https://www.ohchr.org/EN/NewsEvents/Pages/DisplayNews.aspx?NewsID=2572.
Social housing, while highly desirable as a sustainable solution to the accommodation needs of low-income 
individuals and families, is not currently a viable option for a large section of people due to scarcity of 
supply.  Users of CISs and MABS experience a range of difficulties in accessing social housing, including in 
the private rented sector because of the HAP requirement that they source the private rented 
accommodation themselves before applying for HAP.   
Many users of CIB services face major challenges in finding accommodation and feel let down by the 
State's  perceived failure to provide public social housing to those who need it.

7. Do you have any supporting data or other material that you would like to upload?

See attached links to a CIB report on HAP: The experience of Citizens Information Services https://www.
citizensinformationboard.ie/downloads/social_policy/HAP_Report_CIB_2017.pdf

and Submission on Rebuilding Ireland Review
https://www.citizensinformationboard.ie/downloads/social_policy/submissions2017
/Rebuilding_Ireland_Review_CIB_Submission.pdf
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Please upload your file
d1c24cc4-ae70-494c-8043-f606ae6ffe29/HAP_Report_CIB_2017.pdf
0aa5ac3b-d1f9-4c1e-9647-7e064b375edf/Rebuilding_Ireland_Review_CIB_subm.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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The Citizens Information Board (CIB) supports the provision of information, advice, 
advocacy, money advice and budgeting services across a wide range of public and social 
services. These services are delivered in three different ways – online, by phone and in 
person. 

A key role of CIB is to support, promote and develop data and information on the 
effectiveness of current social policy and services, and to highlight issues that are raised by 
the users of those services. Through research and analysis of caller and query data and the 
feedback received in social policy returns from our services, we identify relevant problems 
and priorities across a range of sectors.  These include social welfare, housing, health and 
social care services, along with the areas of over-indebtedness and financial exclusion. We 
provide data and analysis to inform public policy and influence budgetary choices.  

 

 www.citizensinformation.ie – the website had 12.5 million users in 2019, and 
recorded just over 47 million page views.   Since the start of 2020 to date, during the 
pandemic, there have been almost 12.4 million users and 44 million page views  
 

 Citizens Information Services (CISs) - over half a million people contacted CISs with 
over 1 million queries in 2019 
 

 Money Advice and Budgeting Service (MABS) – over 44,000 people were helped with 
problem debt last year via the MABS Helpline and face to face services 
 

 Citizens Information Phone Service (CIPS) - dealt with 142,951 telephone enquiries and 
responded to over 2,300 Live Advisor enquiries 
 

 National Advocacy Service (NAS) - supported over 1,000 people with disabilities 
with representative advocacy and over 3,000 with information, advice and other 
supports 
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Introduction 
In terms of social policy, the year since the last Budget in October 2019, has been a year of 
significant change with the Covid-19 pandemic, bringing unprecedented change to people’s 
lives and the underlying continuing economic and political uncertainty of Brexit.  The 
pandemic has affected all areas including the health and social care infrastructure, labour 
market situation and conditions, and living standards. Public health restrictions have had a 
major impact on the Irish labour market, with record increases in the unemployment rates 
in a short space of time, e.g. over 28 per cent in April1 as businesses and sectors effectively 
closed. The impact has been most adversely felt among low and middle income households, 
those in lower paid occupations, and those living in poverty.2  

This submission is informed by pre- and post-Covid-19 issues raised by citizens in their 
queries to and contact with CIB delivery services - Citizens Information Services (CISs), the 
Money Advice and Budgeting Service (MABS), the National Advocacy Service for People with 
Disabilities (NAS) - as well as the policy issues identified by frontline staff during the course 
of processing queries and case referrals. MABS concerns and recommendations relating to 
debt, combatting arrears and financial exclusion, drawing on lessons from the previous 
financial crisis are set out in the second part of this submission. We also draw from CIB’s 
submission to the Special Oireachtas Committee on Covid-19 Response in July on issues and 
challenges experienced and those likely to emerge from the Covid-19 pandemic, to inform 
our recommendations for Budget 2021.  
 
Queries to CISs, 2019 - 2020 

CISs deal with over half a million callers and one million queries from the public annually. 
During the January – June 2020 period services dealt with over 201,000, mainly telephone, 
callers (due to the closure of the face to face services during Covid-19) and 380,000 queries 
and there were a further 84,000 calls to the Citizens Information Phone Service. Specific 
Covid-19 related queries e.g. on income supports available on loss of employment, 
represented almost a quarter of overall enquiries to CISs during the mid- March to June  
period while wider social welfare issues accounted for over 38% of queries, and over 13%  of 
queries referred to employment rights matters. 

Covid-19 specific queries initially related to seeking clarity on particular elements of new 
schemes, processes and payments. While the Government was under considerable pressure 
to develop key policy responses to meet the rapidly changing needs within households and 
businesses, and the significant demands on all public services, it was inevitable that people 
would experience some gaps, knock-on impacts, anomalies and barriers when trying to 
access new supports. 

1 https://www.cso.ie/en/releasesandpublications/er/mue/monthlyunemploymentjuly2020/ 
2 Social Justice Ireland (2020) Uneven Impact of Covid-19 Crisis will lead to increase in poverty. Social Justice 
Ireland: Uneven Impact of Covid 19 Crisis will lead to an increase in poverty 
Walsh, B, Redmond, P & Roantree, B (2020) Differences in Risk of Severe Outcomes from Covid-19 across 
Occupations in Ireland. ESRI Survey and Statistical Report Series Number 93 July 2020  
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The submission focuses on the priorities of addressing the risk of poverty, and on helping 
people to return to work.3 

Address the Risk of Poverty 
Prior to Covid-19, poverty levels in Ireland had been falling.4 However, as noted rates of 
poverty have not returned to 2008 pre-austerity levels, and there are particular negative 
trends in poverty levels for specific groups relative to the general population.5 

At risk of poverty, consistent poverty, and deprivation rates, 2018, % 

 At risk of 
poverty 

Consistent 
poverty 

Deprivation 

Those not at work 
due to illness / 
disability 

47.7 21.3 36.7 

Single adult 
households under 
65 

34 13.6 23.9 

Single parent 
households 

33.5 19.2 42.7 

Unemployed 47.3 27.6 41.6 

State 14 5.6 15 

 

The crisis has demonstrated that the need for income support is considerable across the 
population, and it has also shown the value and importance of having responsive, effective, 
flexible, quality driven public services. It is imperative however, that those households most 
at risk of poverty are prioritised in policies addressing the socio-economic consequences of 
Covid-19.   

In response to the Covid-19 crisis, the government acted quickly and introduced a package 
of social protection and labour market measures to support workers and their families. 
Positive measures introduced included the waiving of waiting days for jobseekers payments, 
and for the Enhanced Illness Benefit.  These measures, along with the Pandemic 
Unemployment Payment (PUP) itself, which has been recognised as a significantly more 
accessible and improved social welfare payment6, in effect provide an acknowledgement by 
government that pre-Covid-19 social protections and processes7 were inadequate and do 
not correspond with the real cost of living. 

3 Minister Heather Humphreys at the July Pre-Budget Forum identified these priorities for Budget 2021. Press 
Release, Minister Heather Humphreys hosts Pre Budget 2021 Forum in Dublin Castle. 
https://www.gov.ie/en/press-release/fae0e-minister-humphreys-hosts-pre-budget-2021-forum-in-dublin-
castle/ 
 
4 SILC data 2018, https://www.cso.ie/en/releasesandpublications/ep/p-
silc/surveyonincomeandlivingconditionssilc2018/povertyanddeprivation/ 
5 EAPN (2020) Rethinking a more inclusive Ireland for 2020 and Beyond 
6 www.inou.ie 
7 e.g. accessing a means-tested basic SWA, while waiting for Illness Benefit; Jobseekers Allowance as well as 
other primary benefits set at a maximum personal rate of €203. 
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Research on the Minimum Essential Standard of Living (MESL)8 has demonstrated that social 
welfare payments are still inadequate for certain households, i.e. those with a single adult 
aged under 65 years, a lone parent, most of whom are women, who are not able to meet 
basic needs, participate in normal activities, or take part in society.9  

Anti-poverty groups10 have long been calling for the benchmarking of social welfare rates in 
line with the Minimum Essential Standard of Living (MESL), which represents the income 
required to purchase the basic goods and services that meet a household’s minimum 
physical, social, and psychological needs.11 The MESL research also points to the need to 
review the structure of the rates of payment in the social welfare system as well as their 
relationship to each other.   

CIS data meanwhile, revealed that the major welfare-related queries handled in 2019 
concerned the Medical Card (69,881), the State Pension (Contributory) (38,795), Disability 
Allowance (33,459), Carer’s Allowance (33,433), and Illness Benefit (22,628) all increasing by 
varying amounts ranging from between 4% and 10%.  

Queries to CISs about jobseeker payments have been falling in recent years. With the Covid-
19 pandemic impact on employment, new income supports on loss of employment now 
feature strongly in queries. From mid-March to the end of August this year, there were 
almost 50,000 Covid-19 specific queries to Citizens Information Services, with almost 50% of 
these relating to the PUP and up to 7,000 queries on the Temporary Wage Subsidy Scheme 
(TWSS). These income supports, that were rapidly introduced, played a key role in sustaining 
household incomes and businesses during the pandemic.  

A common thread however, in the issues raised by clients of CISs, was a sense of inequality 
in the social welfare system, which while existing to a lesser extent prior to the pandemic, 
became more pronounced with the changes introduced to quickly provide for the loss of 
income experienced by nearly one million people at the height of the crisis.12 These clients 
included those who were either laid off from work or who had to stop working due to 
illness, those who had caring responsibilities or who were in a high risk category, and those 
who were concerned about preventing the risk of contracting the virus. Challenges for 
particular cohorts during Covid-19 were raised as social policy issues to CIB and are 
discussed below. 

Disability, Illness and Caring   
Disparities in income were keenly felt by those who received a primary payment rate of 
€203 per week compared to the PUP rate of €350 a week.13 The interaction between the 
PUP, where it is being treated as a replacement for ‘employment income’, and other social 
welfare payments produced loss of income for some individuals, and this was true for some 
clients in receipt of Disability Allowance. People in receipt of disability payments were 
struggling to manage on pre-Covid-19 rates of disability payment during the crisis given the 

8 https://www.budgeting.ie/download/pdf/mesl_2019_update_report.pdf 
9 https://www.budgeting.ie/download/pdf/mesl_2019_update_report.pdf 
10 Including EAPN, Vincentian Partnership for Social Justice, Saint Vincent de Paul, Social Justice Ireland. 
11 EAPN (2020) Rethinking a more inclusive Ireland for 2020 and Beyond 
12 602,107 recipients of the PUP, and 321,196 recipients of the TWSS on 3/5/2020, CSO: Detailed Covid19 
Income Support and Live Register Tables 
13 Having said that as the PUP is a flat rate payment, some people were better off on Jobseekers payments 
with increases for qualified adults. 
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extra costs and expenses they have associated with their disability, such as heating, travel, 
mobility aids, medical expenses and home adaptations, above and beyond the living costs of 
the general population. There has not been sufficient action taken to address these costs, 
notwithstanding the positive changes introduced arising from the ‘Make Work Pay for 
People with Disabilities Report to Government 2017’ including the retention of the Medical 
Card, the Free Travel Pass, and the earnings disregard. As well as the acknowledgment of 
these extra costs in the commissioning of government research to inform national policy14, 
the delivery of this research needs to be prioritised and the resources provided to 
implement its recommendations.  

Illness / Sick Pay 
Concerns continued to be noted pre-Covid-19 on the difficulties caused by the six day 
waiting period for Illness Benefit.15 People who do not receive sick pay from employers can 
have no income for six days (and this can be longer due to processing delays). CIB research 
found that applicants for Illness Benefit went into debt, rent arrears, incurred large medical 
expenses and were unable to pay for household expenses. The impact was particularly 
severe on low income earners who were just above the Medical Card threshold and who 
had no savings.16 New rules were introduced for the Enhanced Illness Benefit (EIB)17 that 
eliminated waiting days for those who meet the eligibility requirements for this payment.18 
In addition, the means test for Supplementary Welfare Allowance was removed for persons 
medically required to self-isolate or diagnosed with Covid-19 who did not qualify for 
Enhanced Illness Benefit.  

During Covid-19, those who are self-employed became eligible for the Enhanced Illness 
Benefit, another example of a positive measure introduced during the pandemic in response 
to need. This was introduced as a temporary measure; Illness Benefit is designed to provide 
short term support for a period of illness. 

Going into the Covid-19 health crisis, some workers had no or poor access to statutory paid 
sick leave. The issue of employers not being obliged by law to pay employees during a 
period of sick leave came to the fore, affecting middle-income earners in the private sector, 
migrant workers, casual and zero-hour contracts workers. For example, it was reported that 
only 20 per cent of workers in meat processing plants are offered sick pay.19 This has meant 
that workers are having to go to work even when they are experiencing Covid-19 symptoms, 
which is contributing to the spread of the virus in the workplace. It is recognised that the 
Illness Benefit payment will only replace a low percentage of regular pay for many 

14 DEASP commissioned research on cost of disability currently being carried out by Indecon Consultants. 
15 This issue has been continually highlighted by services since the change to the waiting days in 2014 which, in 
effect, was a change in the cover provided under the scheme.  

16 CIB (2020) Lost in Transition: Accessing Income Supports. (forthcoming research) 
17 Emergency Measures in the Public Interest (Covid-19) Act 2020 (No. 2)  
18 If person is diagnosed with COVID-19 or if they are medically required to self-isolate. 
19 Reported to the Special Oireachtas Committee on Covid-19 by Meat Industry Ireland Chairperson. 
https://www.irishexaminer.com/news/arid-40032074.html 
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workers20. The EIB only applies to those with a suspected or diagnosed case of Covid-19 or 
advised by their GP, or HSE to self-isolate.  

Paid sick leave protects workers’ incomes, protects their jobs by maintaining the 
relationship with their employer during a period of illness, and protects worker’s health21. 
The pandemic has demonstrated the importance of having a comprehensive system in 
place for paid sick leave that encompasses different types of workers, including private 
sector workers, those who are self-employed, casual workers, those on temporary 
contracts, and those in non-standard work. Consideration should be given to reforming the 
paid sick leave system, when the pandemic passes, and providing a comprehensive system 
to cover the entire workforce22. 

 Pre-Covid-19 issues  

Issues highlighted by CIS/CIPS Information Officers since the previous budget are detailed 
below.  

 On-going issues with Disability Allowance (DA) and Carer’s Allowance (CA) related to 
access or administrative issues – primarily processing delays (with many instances 
cited where applicants were waiting in excess of four to six months for a decision on 
their application) and attendant difficulties for some in trying to access basic 
Supplementary Welfare Allowance locally. 

 Refusals of applications for disability payments were considered to be unfair, due to 
a lack of adequate communication with applicants, and absence of comprehensive 
information and medical assessment at initial application stage resulting in a lengthy, 
and arduous appeal process. 

 Issues in relation to Illness Benefit including processing delays (with 6 – 8 weeks 
cited in some cases) and difficulties making telephone contact with Department 
sections; eligibility for self-employed people; payment gaps created for long-term 
recipients who were not informed in advance of the cessation of their payment and 
the option to transfer to Invalidity Pension or the State Pension. 

 Difficulties in making contact with the Carer’s section of the Department (and on-
hold waiting times) were experienced. 

 Issue of non-entitlement to the Household Benefits Package and Free Travel for 
those in receipt of the Carer’s Benefit Scheme.  

Other examples of income inequalities that were raised by CIS/CIPS clients were in relation 
to asylum seekers in direct provision.23 Information Officers reported that people living in 
direct provision centres who were laid off work24 were deemed ineligible for the PUP, due 

20 Irish Times, 16th June, 2020. Sick pay: Private sector workers getting ill have long faced a steep drop in 
income. https://www.irishtimes.com/business/personal-finance/sick-pay-private-sector-workers-getting-ill-
have-long-faced-a-steep-drop-in-income-1.4279378 
21 OECD (2020) OECD Policy Responses to Coronavirus (COVID-19) Paid sick leave to protect income, health and 
jobs through the COVID-19 crisis 2 July 2020. http://www.oecd.org/coronavirus/policy-responses/paid-sick-
leave-to-protect-income-health-and-jobs-through-the-covid-19-crisis-a9e1a154/ 
22 We welcome commitments just announced to undertake a consultation process on reforming sick pay.  
23 From 7th August, workers living in direct provision centres and applicants for international protection can 
apply for the PUP.  
24 According to Department of Justice figures, there were an estimated 1,208 direct provision residents in 
employment at the end of 2019.  
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to being in receipt of a different social welfare payment (the Daily Expenses Allowance) than 
those, for example, who lost employment and were in receipt of DA or One Parent Family 
Payment. Subsequently, at the beginning of August, it was announced that direct provision 
residents were to be treated in the same way as other citizens and given entitlement to 
claim the PUP, as well as the EIB.  

Income inequalities were also experienced by cross-border workers/frontier workers who 
were laid off work in the Republic of Ireland, and deemed ineligible for the PUP, as they 
were residing in Northern Ireland. Callers to CIS/CIPS in this situation experienced financial 
hardship upon being laid off work, and were unable to meet the cost of rent, bills etc. as the 
payment available to them in Northern Ireland was much lower than the PUP.  This issue 
was raised in the Oireachtas and elsewhere, with the point being made that an EU Member 
State is not precluded from choosing to provide an unemployment benefit, or similar 
emergency payment linked to the Covid-19 pandemic to frontier workers resident in a 
different State25.  

High Risk Groups 
Another issue reported by CIS/CIPS staff was the situation for individuals at high risk of 
contracting Covid-19, including those with underlying conditions, or those who were living 
with high risk individuals, e.g. older people, people with chronic conditions and illnesses. 
Individuals particularly affected were those in jobs or roles that could not be undertaken at 
home. There were also examples of workers from vulnerable households being denied 
requests for unpaid leave. People working in congregated settings across different sectors 
are another cohort at high risk of contracting the virus. These situations produced anxiety 
for people who wanted to follow public health advice, but who were not eligible for the new 
income supports. Such people, who are not available for employment, are not eligible for 
the EIB, and may not qualify for another social welfare payment such as Disability Allowance 
require an income support measure for the duration of the Covid-19 pandemic.   

Older people 
There were many PUP related queries from those aged over 66 years who continued to 
work post-retirement as a means of supplementing their pension income, who lost this 
work and were not eligible for the PUP. This was felt to be inequitable as they had 
experienced a genuine loss in individual and/or household income, and were aware of 
applicants in receipt of other social welfare payments who were deemed eligible. Clients 
were struggling to pay bills including mortgage, rent, and loans. Some people had been 
working in part-time jobs to earn money to re-pay debts. 

 Pre-Covid-19 Issues 
 

Clients of CIS expressed their sense of unfairness at having to wait until the age of 67 before 
entitlement to the State (Contributory) Pension. The Programme for Government has 
provided a commitment to defer the planned 2021 increase in age eligibility to 67 years. The 
lack of information/enactment of legislation in relation to the State (Contributory) Pension 
was raised as people approaching retirement want to plan for their future and need 

25 Question for written answer E-002256/2020 to the Commission Rule 138. ENE-002256/2020, Answer given 
by Mr Schmit on behalf of the European Commission (18.6.2020) 
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clarification on the methodology, either the total contributions approach or the average 
rule, to be used. We welcome the proposed Commission on Pensions which should be 
established as soon as possible to undertake its review of these issues including 
contributions, calculation methods, and eligibility. 

Young People 
The unemployment rate for young people aged under 25 years was 16% in July 2020.26 A 
DEASP working paper on the impact of Covid-19 pandemic on Ireland’s labour market, 
noted that those who have lost their job due to the pandemic, or who have been 
temporarily laid-off, are more likely to be young, low-skilled and part-time than the 
population average.27 

 Pre-Covid-19 Issue 

Young people under the age of 26 living with their parents in a family unit receive reduced 
Jobseekers Allowance (JA) rather than full JA. This began to be addressed in Budget 2020, 
and currently the age-related reduced rate of JA applies to those aged 18 – 25 years living in 
a family unit.  

Overpayments 
Fears that overpayments in relation to the PUP would cause hardship at a later point when 
deductions were made featured across the board. This affected workers in receipt of a social 
welfare payment, including those with disabilities, carers, lone parents and those in receipt 
of the Working Family Payment where their underlying payment was adjusted.  

Online access / Support in Making Applications  
The challenges for some clients in accessing and using online services became more 
pronounced during the Covid-19 pandemic, where telephone support and local office 
appointments were severely curtailed or not available.  This impacted on services including 
Revenue (either with Covid-19-related issues or with routine tax queries), the housing 
sections in Local Authorities to make social housing applications; and social welfare services, 
in relation to the Back to School Clothing and Footwear Allowance, and Paternity Benefit, 
both requiring a Public Services Card, which it was not possible to access due to Covid-19 
restrictions. 

The pandemic has highlighted the essential role that online/digitisation has played in 
providing information and guidance to the general public on public services. Greater efforts 
are needed across public services to support digital inclusion, in particular for groups 
experiencing digital exclusion, for example, limited access to broadband, and for those 
experiencing digital constraint relating to literacy or digital literacy.28 At the same time, 
there is a cohort of people, particularly older people, and people with literacy and language 
difficulties who will not be able to use online services, and who need practical support in 
making applications. 

26 https://www.cso.ie/en/releasesandpublications/er/mue/monthlyunemploymentjuly2020/ 
27 Working Paper, The Initial Impacts of the COVID-19 Pandemic on Ireland’s Labour Market, DEASP  
28 Digital exclusion refers to an inability to access the internet regularly either at home, work or place of study 
because the requisite technology is not available or not affordable, and digital constraint refers to the inability 
to use the internet due to literacy or digital literacy problems, CIB forthcoming research (2020) 
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Supplementary Welfare Allowance 
Services reported difficulties for clients in accessing basic Supplementary Welfare Allowance 
(SWA) locally, as well as a general lack of awareness of the availability of different SWA 
payments, e.g. the Exceptional Needs Payment, which could be availed of to pay for the cost 
of a funeral; or of the new higher SWA rates applicable to people applying for Rent 
Supplement from 13th March 2020. 

CIB notes the positive measures taken as a result of Covid-19, as noted above the removal 
of the means test for SWA for persons medically required to self-isolate or diagnosed with 
COVID-19 who did not qualify for Enhanced Illness Benefit; and the new higher SWA rates 
for Rent Supplement applicants. In light of the pre-existing and present issues with levels of 
awareness of SWA provisions, there is a need to fund an awareness campaign on SWA, 
including the new Covid-19 measures available.  

Bereavement Grant 
CIB and MABS called for a re-instatement of the Bereavement Grant in previous Pre-Budget 
Submissions. Given the impact of losses of family members and close friends experienced by 
households over the course of the pandemic, and fears and concerns over future losses to 
Covid-19, consideration should be given to re-instating the Bereavement Grant in Budget 
2021.29 Services report that the Exceptional Needs Payment does not adequately 
compensate for the costs associated with bereavement, and secondly, that there is little 
awareness of this payment. MABS has highlighted difficulties for clients in relation to funeral 
costs and rising debts. Research is currently being commissioned by the Irish Hospice 
Foundation into the economic impact of bereavement, both in terms of the impact of direct 
costs e.g. financing the cost of a funeral, and indirect costs, such as change in the 
components of household income, impact on employment, health, and society.  

Disablement Benefit 
Services reported a lack of information provided and awareness of the Disablement Benefit 
under the Occupational Injuries Scheme, which is available for those who had a work-
related accident. Clients may be impacted and not able to work again, or only be able to 
work part-time.  

Housing 
There were over 92,000 housing related queries to CISs last year The main issues raised by 
clients and services as social policy issues were related to the Housing Assistance Payment 
(HAP) and Applying for Local Authority/ Social Housing, with Renting a Home and Rent 
Supplement making up the majority of the remainder. 

During Covid-19 these issues continue to reflect the central concerns of availability and 
affordability of suitable housing options for low-income households. The issue of 

29 Estimates of the average costs of a funeral in the Greater Dublin area were between €4,500 and €5,000, a 
large portion of which was spent on the grave. The average price of a plot in the country is reported to be 
€200, but this rose to €1,450-€5,000 in the capital. Meanwhile, cremation costs on average around €500. 
Senator Marie Louise O’Donnell (2017) - Finite Lives: Dying death and bereavement – An examination of state 
services in Ireland. 
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affordability30  in the private rental sector is a long-standing problem. For profit private 
provision of housing is clearly not supporting social inclusion or alleviating poverty. In 
particular, the key difficulties for clients included: 

 the limited stock of affordable private rented accommodation for HAP tenants  

 the levels at which rent thresholds are set  

 the willingness of landlords to sign up to the HAP scheme  

 difficulties in securing rental accommodation due to delays in processing social 
housing applications 

 length of time that some tenants spend on social housing waiting lists in some cases 
between 10 and 15 years  
 

The issue of HAP limits continues to be consistently raised by clients of CIPS/CIS as they are 
not in line with market rents. While Local Authorities have flexibility to increase the limit by 
20%, this is not always consistently applied. The consequences of Covid-19 for tenants 
already under pressure to top-up their rent needs to be provided for.  

Government measures introduced during the crisis included a moratorium on rent increases 
and evictions31 and improved Supplementary Welfare Allowance rates for eligibility for rent 
supplement (which produced a 35% increase in payees from mid-March to mid-June32), as 
well as improved access to Rent Supplement, by removing the means test for those who 
have experienced domestic violence. Falling rents33  in combination with the collapse of the 
short-term letting market seem to have contributed to improvements at least in the short to 
medium-term to the housing situation for those in the private rental sector. In July 2020, 
Dublin City Council reported that the number of homeless families living in Dublin hotels 
had registered a five-year low.  So it is likely that these measures have had a positive impact 
on security of tenure, and also the availability and affordability of housing for some low 
income households. It should be noted however that there were a number of reports from 
services noting the unlawful termination of tenancies during the lockdown. 

These measures were crucial in that tenants are the most vulnerable group to losing their 
home and ending up in homelessness. In addition, private rental tenancies are most likely 
held by those working in the hardest hit sectors, such as retail, services, and hospitality.  
While rent increases were again permitted from the 2nd August, new protections for tenants 
whose tenancy is at risk were introduced - no rent increases will be permitted until January 
2021, for those who contracted Covid-19 and are temporarily out of work, or for those in 
receipt of a Covid-19 related social welfare payment.34 In this context, CIB welcomes the 

30For example, research showed that a single room in shared accommodation within Dublin City Centre cost an 
average of €632 per month in 2018, equal to 42% of the take-home pay of a minimum wage employee working 
full-time. Nevin Institute: New research 
31 Under the Emergency Measures in the Public Interest (Covid-19) Act 2020, which ceased on 1 August.  
32 From the 19 March to 20 June 2020, the number of Rent Supplement recipients increased by 34.9% (5,479) 
and stood at 21,171 recipients. L & RS Note. Rent Arrears and Covid-19. Oireachtas Library and Research 
Service: Rent arrears and Covid 19  
33  A report for the Residential Tenancies Board examined the early impact of the pandemic on rental prices 
and tenancies and found for April through to June 2020 annualised rental falls in Dublin with a clear reduction 
in the year-on-year growth rate in other areas and also noted that it was difficult to assess the trajectory of 
prices in the short/medium term RTB: Exploring the Impact of the Covid 19 Pandemic on Rental Prices in 
Ireland from Jan - June 2020  
34 New protections under the Residential Tenancies and Valuation Act 2020 
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new role for MABS, and the Residential Tenancies Board under the Residential Tenancies 
and Valuation Act 2020, to assist tenants with rent arrears impacted by Covid-19. 

It remains to be seen what will be the consequences of permitting rent increases from the 
2nd August in the context of increased levels of unemployment and uncertainty in the labour 
market; and of how rent arrears will be handled when they become due.  

The main issues being reported in connection with Rent Supplement (RS) were perceived 
pressures on tenants to switch from RS to HAP (with many indicating that landlords were 
reluctant to do so) and also difficulties in accessing Rent Units following the lockdown.   

CIB and MABS have previously highlighted deficiencies in the HAP Scheme in social policy 
reports35 and pre-budget submissions and highlight again that there is too great a gap 
between the payment and landlords’ expectations and the problem of ‘top-ups’ persists.  
Clients also experienced difficulties sourcing private rented accommodation within current 
HAP limits. Low/middle income families over the income limit threshold for social housing 
cannot avail of the HAP scheme but cannot afford current market rents for private rented 
accommodation.  

Help People to Return to Work  
The impact of employment on the world of work has been profound. It is clear that it will 
take time for sectors to return to some level of normality, and in reality, some sectors will 
remain affected for many years to come. Services dealt with almost 70,000 employment 
related queries last year.  These related to leave/holidays, unemployment/redundancy, 
employment rights and conditions – contracts of employment and pay/wages; self-
employment; enforcement and the Workplace Relations Commission; dismissal; and hours 
of work. Services also dealt with significant levels of Covid-19 specific employment rights 
queries. Key issues are discussed below.   

The increases in economic inactivity since the start of the pandemic have been worrying, 
potentially leading to people losing their link to the labour market. This in particular, will 
have a negative impact on women, who are found in higher numbers in low-paid jobs, which 
in turn has contributed to a higher gender pay gap over the past decade. More broadly, the 
increase in the numbers of employees working reduced hours means a reduction in wages, 
impacting on living standards.   

Interaction of Work and Welfare 
Some cases highlighted the potential difficulties for people in moving from welfare to 
work.  For clients who had been working on a part-time basis (who may have been on 
reduced hours, earning low wages, or in atypical employment) it was financially better for 
them to leave this employment at the beginning of the pandemic, and avail of the PUP, 
rather than the Temporary Wage Subsidy Scheme, thereby breaking the link with their 
employer.  

“A client who had two part-time cleaning jobs prior to the pandemic, one of which 
finished, had 2 hours of work per day for 5 days a week. This situation meant they 
were not eligible to apply for the Pandemic Unemployment Payment, nor for 

35 Housing Assistance Payment:– social policy report, Citizens Information Board  2017 
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Jobseekers Allowance as they were working 5 out of 7 days.  The impact of this was a 
significant loss of income, with no replacement support.”  

There were also corresponding cases where part-time workers were better off not returning 
to employment as the Covid-19 PUP gave them a higher income. Changes to the rate of PUP 
for part-time workers will have affected the choice for some.  

Clients who were working reduced hours, e.g. two days a week, and who became eligible for 
the Short Time Work Support under the Jobseeker’s Benefit scheme expressed concerns 
about their capacity to meet living costs on their reduced income. 

The interaction of work and welfare payments produced problems for some clients, for 
example, the impact of reduced hours of work below the threshold of 19 hours a week and 
potential loss of Working Family Payment, for those in receipt of the WFP, and the One-
Parent Family Payment (OFP). The interaction between the PUP, where it is being treated as 
a replacement for ‘employment income’, and other social welfare payments produced loss 
of income for individuals and financial hardship, in relation to those on PUP and WFP. 

People closing their claim for the PUP and re-entering the workforce as employees, even on 
reduced hours or to unstable work situations have an entitlement to reduced Jobseekers 
Benefit or Jobseekers Allowance (JA) payments, with disregards applied to earnings in the 
means test for JA. However, with regard to sole traders re-entering the workforce, the 
means test for JA assesses their income on a ‘euro for euro’ basis, which acts as a 
disincentive to taking up short contracts. 

Eligibility for PUP scheme and requirement to ‘genuinely seek work’  

CIB is concerned with the imposition of subsequent eligibility criterion for individuals to 
‘genuinely seek work’ while in receipt of the PUP. Many claimants of this payment have 
been temporarily laid off and have a direct relationship with their employer. Some in fact, 
may be the employer, in the case of a self-employed person and expect that they will soon 
be able to resume their employment. Legislation that ascribes people as jobseekers, and 
requires them to be genuinely seeking work, is not accurate for many current PUP 
claimants. In addition, the legislation does not provide for how any assessment of ‘genuinely 
seek work’ is to be made.  

Temporary Wage Subsidy Scheme 
One of the issues reported by employees who continued working was of employers not 
topping up their TWSS, with employees working normal hours for a lower wage than 
previously. Levels of work and working hours remained the same for employees (and were 
noted to have increased in certain cases) which would not seem to be consistent with the 
stipulation that employers had to have experienced a 25% downturn in business in order to 
be eligible for the payment.  

Effectively this means that employees were essentially doing the same level of work for 
which they were receiving a reduced salary, with reports indicating that some employees 
were left working below the minimum wage rate. This particularly affected part-time 
workers. A CIB submission in 2020 on the National Minimum Wage36 recognised that in 
relation to the role of income from work in alleviating poverty, the minimum wage on its 

36 CIB Submission to Low Pay Commission, 2020 
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own (or the level at which it is set) is not sufficient to alleviate poverty and that it should be 
accompanied by other tax and benefit measures to address poverty, both in and out of 
work. In these cases, employees did not have eligibility to any other tax or benefit 
measures, being in receipt of the TWSS, and arguably were at risk of poverty.  

Subsequently, on the 9th September, the DEASP announced that employees may claim 
casual (i.e. part-time) jobseeker payments or Short-Time Work Support payments for days 
of unemployment, even where their employer is claiming the Employment Wage Subsidy 
Scheme (EWSS) for days of employment.37 

There have been significant changes to the operation of the TWSS scheme with the 
introduction of the EWSS from the 1st September. While the expansion of eligibility is 
welcomed by many, there are worries around the impact of the reduction in the rate of the 
subsidy, and the non-eligibility provision for those employees earning less than €151.50 per 
week. Specifically, there are concerns that the design of the scheme may contribute to in-
work poverty, and income inequality; impact on an employer’s willingness or ability to 
retain employees, as well as impede protections for employees, particularly those in low 
paid sectors with precarious working conditions.  Given that the most reported difficulty 
with the TWSS by services has been that employers are not topping up wages above the 
subsidy, it is likely that the reduction in the rate for the EWSS will have a further impact on 
many employees’ pay levels and, consequently, their ability and willingness to work for less 
than they had been prior to the pandemic.  

 Tax Implications arising from Temporary Wage Subsidy Scheme 

There were concerns about the tax implications for clients in receipt of the TWSS in that 
they would end up out of pocket for 2021 and 2022 due to a reduction in tax credits 
required to meet any tax liability arising.38 This was considered to be a debt placed on 
people, causing uncertainty and worry particularly for those already experiencing financial 
hardship. Some commentators have suggested that an average employee’s unused tax 
credits would not be substantial enough to absorb a potential tax liability. The Consultative 
Committee of Accountancy Bodies Ireland39 has called for “definitive guidance” on the 
matter in its Pre-Budget Submission to Government. With the introduction of the EWSS, 
employers will once again be paying income tax on behalf of their employees, which will 
help to remove the anxiety for many workers concerning their end-of-year tax bill. 

Childcare 
During the past number of years, reports from CISs and MABS services have been 
consistently identifying the cost of childcare and the lack of adequate childcare support 
structures as major barriers to parents (particularly women) taking up work, increasing 
working hours and/or participating in activation programmes. Covid-19 exacerbated these 
barriers to work and existing supports, for example, reliance on wider family members for 
childcare is no longer an option for many. According to a recent CSO survey, almost a 

37 Department of Employment and Social Protection, Press Release 9th September. Statement on Social 
Welfare Payments and the Employment Wage Subsidy Scheme. https://www.gov.ie/en/press-release/4b658-
statement-on-social-welfare-payments-and-the-employment-wage-subsidy-scheme/ 
38 Information Officers were also concerned about the calculation of the subsidy being based on a person’s net 
wages.  
39 An umbrella group for various Irish accountancy bodies including Chartered Accountants Ireland and CPA 
Ireland. 
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quarter (24%) of 35-44 year olds have childcare issues.40 Concerns for employees in the 
survey were the requirement to return to work in the absence of childcare facilities and 
particular difficulties in having to work from home as a lone parent.  

A range of childcare issues were highlighted by clients of CIS/CIPS in the first half of this year 
relating to: 

 availability and affordability of leave options 

 incompatible new work patterns with childcare 

 threat of dismissal if they are not able to go to work due to lack of childcare 

 no childcare available and being required to work on a public holiday with no 
additional benefit41  

 unlawful deductions from wages  

 employers being unable to provide flexible or alternative working arrangements for 
parents with childcare responsibilities 

 lack of clarity about entitlement to the PUP, where a parent could not work because 
of a lack of child care  

 flexible working arrangements are important for some workers, especially those with 
caring responsibilities but there is no entitlement in law to flexible working as there 
is in the UK and some other EU member states and employees have to negotiate 
with employers for such arrangements.42   

The calls demonstrated the pressures parents and families were under, particularly for 
those in low-paid or precarious employment, being required to take unpaid leave so as not 
to risk loss of employment when  coping not only with health issues in some cases, but 
severe financial stress and worries on top of that.  

 “A client who had finished maternity leave and had a job to return to could not, as 
she didn’t have a childcare option. She was not entitled to a Covid-19 payment as 
she had employment; she applied for Jobseekers Benefit but was told that she may 
not qualify as she would be unavailable for full-time work”. 

An integrated approach to supporting low income families must incorporate good quality 
affordable childcare provision through the National Childcare Scheme so that parents 
including lone parents can return to work during and post Covid-19. Research has shown 
that a lack of access to childcare is unlikely to be solved through a reopening of childcare 
facilities and schools alone, given that half of families with dependent children in the 
Republic of Ireland and Northern Ireland rely on their wider family circle to assist with 
childcare.43  

40 Data based on Q2 Labour Force Survey 2020, of 2,288 persons aged 15 years and over from the 8th April – 
23rd April 2020.  
41 The Organisation of Working Time Act 1997 provides that if the employee is asked to work on a public 
holiday, then he/she is entitled to either an additional day’s pay for the day, or a paid day off within a month 
of the day, or an additional day of paid annual leave. 
42 CIB (2020) Employment Rights for All. Forthcoming research  
43 Nevin Economic Research Institute (2020) Research In Brief: Employment and access to childcare during the 
Covid-19 crisis. https://www.nerinstitute.net/research/employment-and-access-childcare-during-covid-19-
crisis 
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Employment Rights 
A range of issues arose relating to breaches of different legislative protections, such as the 
Organisation of Working Time Act, 1997, Payment of Wages Act 1991, and the National 
Minimum Wage Act, 2000. These employment issues, many of which would have arisen pre-
Covid-19, increased in frequency and occurrence during the crisis.  

There were reports from clients of employers changing the terms and conditions of 
employment without employees’ consent or notice including a reduction of pay and hours, 
as well as incidences of unfair selection and processes for lay-off and redundancies. Abuses 
by employers in operating the TWSS should also be investigated as there were instances of 
employers withholding earned income from employees which would be paid later in the 
year. Clients were worried that lodging a complaint with the Workplace Relations 
Commission (WRC) would be a lengthy process and, especially for those cases impacting on 
finances, would not provide swift enough results. 

An outcome from Covid-19 may be a further negative impact on employee rights, given a 
deteriorating labour market with increasing levels of unemployment, job losses across 
various sectors, particularly concentrated in the Accommodation & Food Services and Retail 
sectors. Younger workers and those in the lower quintiles of income distribution have 
suffered the greatest number of job losses.44 

It is likely that there will be a significant increase in formal complaints being made to the 
Workplace Relations Commission, and further resourcing of their functions including their 
inspection services45 will be necessary, to enable them to respond in an efficient and timely 
manner.  CISs through advocacy work assist and represent people at WRC hearings. 

People with disabilities  
People with disabilities are a high welfare dependent group who also face many barriers to 
employment.46 There is a need to maintain priority on employment quality and support 
during this pandemic for people with disabilities in particular, and to ensure reasonable 
accommodation measures take into account the post-Covid-19 home working reality 
including provisions for the required assistive technologies.47 

 Disability and Transport 

Transport is a key part of accessing training, education, and employment for people with 
disabilities who face transport barriers including inadequate and inaccessible public 

44 Byrne, S. Coates, D., Keenan, E.  & McIndoe-Calder, T. (2020) The Initial Labour Market 
Impact of COVID-19. Vol 2020, No. 4. Central Bank. https://www.centralbank.ie/docs/default-
source/publications/economic-letters/vol-2020-no-4-the-initial-labour-market-impact-of-covid-19-(byrne-
coates-keenan-mcindoe-
calder).pdf?sfvrsn=4#:~:text=Job%20losses%20since%20the%20outbreak,Food%20Services%20and%20retail%
20sectors.&text=The%20outbreak%20of%20COVID%2D19%2C%20and%20the%20essential%20measures%20t
o,job%20losses%20(Figure%201)  
45 Many employees will not use the formal complaints process available for fear of less favourable treatment 
at work.  
46 The employment rate for people with disabilities stood at 32.2% in 2017, and remains below the EU average 
of over 50% and the employment rate gap between people with and without disabilities is the highest in the 
EU (42.2 pps vs 24.2 pps in the EU) European Commission, Country Report Ireland 2020.  
47 The €5million announced recently under the Dormant Accounts Fund to support initiatives to improve 
employment outcomes for people with disabilities and carers is welcomed. 

158



transport. Concerns continue to be raised about the availability of transport for people with 
disabilities, particularly so for rural dwellers who often face additional costs with an over 
reliance on private taxi providers in the absence of lacking access to public transport 
services. There has still been no replacement for the two transport schemes - Mobility 
Allowance and Motorised Transport Grant - following their closure to new applicants in 
2013. The memorandum on the new Transport Support Scheme was withdrawn from the 
then government’s cabinet agenda in May 2018. 48. 

The issues highlighted above point to the need to explore the impact on employment of the 
pandemic, relating in particular to the suitability and adaptability of existing employment 
policies and legislation in dealing with the new context and in addressing the impact of the 
pandemic e.g. in relation to flexible and remote working, employer’s responsibilities, and 
WRC functioning.  

The pandemic has also placed a spotlight on employment issues relating to hours of work, 
low wages, precarious employment, including for example, workers with inadequate hours 
working two jobs, and workers with poor conditions of employment in general (e.g. sick pay, 
insecure contracts, pensions etc). The pandemic has demonstrated that those who were 
already in vulnerable work situations are the ones most likely to experience uncertainties 
and negative consequences from the pandemic. As the feedback to CIB supported services 
indicate this is compounded for those with parenting and caring responsibilities, who are 
predominantly women.  

Older People 
There were considerable concerns for older people aged over 66 years and their non-
recognition as workers by either employers in terms of their engagement with the 
Temporary Wage Subsidy Scheme,49 or government in terms of eligibility for the PUP. 

Health and safety concerns  
Issues reported here included fears that employers would not follow the government and 
HSE health and safety guidelines, especially the requirements for social distancing, placing 
employees and their families at risk of contracting the virus and not being allowed to work 
from home, in the absence of adequate health and safety measures in the workplace. 
Employees were too fearful of losing their jobs to approach employers, and also concerned 
that the infrastructure to investigate non-compliance with health and safety guidance was 
not in place and would not be in place in time. Migrants were particularly impacted here, 
e.g. according to research conducted by the Migrant Rights Centre of Ireland, 66 per cent of 
migrants working in meat factories did not believe their employer had done enough to 
protect them from Covid-19.  

 Self-Employed 

As the economy started to open up again from May onwards, there were reports of 
difficulties for self-employed workers, in particular those who had closed their PUP claim as 
they attempted to re-establish their business. In many cases, the short-to-medium term 

48 A report of the Joint Committee on Transport, Tourism and Sport on Accessibility of Public Transport for 
People with Disabilities was produced in November 2018. 
49 For example, there were cases where employers did not want workers aged 66 years+ return to work due to 
public health restrictions, and insurance reasons.  

159



earnings are likely to be so low as to discourage the resumption of the business. The Restart 
Grant available through Local Authorities (which replaced the Business Continuity Voucher 
Scheme in May 2020) is likely to provide some level of support for some micro and small 
businesses but is only available to those who fall within the Local Authorities’ Commercial 
Rates Payment System.  

Health and Social Care 
 Home Care Supports 

During Covid-19, many families took on additional responsibilities for providing care to 
relatives who required support. As people return to work, much of this support may not be 
sustainable. It is crucially important, therefore, that the level of home care support provided 
prior to Covid-19 is restored as soon as it is practicable and safe. It is also clear that more 
resources for home care are required.  

There is still no legislative entitlement to or regulatory framework for home care services.  
There is a commitment in the Programme for Government to introduce a Statutory 
Homecare Scheme, which should be expedited.50 A significant number of homecare workers 
are migrants, some of whom are undocumented, and who were essential workers during 
the pandemic. The lack of regulation in the sector has led to precarious employment 
conditions for them, low pay and a risk of exploitation. The work of this cohort during the 
pandemic should not be forgotten, and the employment issues they experience addressed.  

 

 Medical Card holders 

During the first half of the year, the medical card was the second most-queried issue in CISs 
nationwide after Covid19 PUP. The main focus was on access or administrative barriers and 
included difficulties in applying for, and renewing, the medical card online. Online renewals 
for over-70s were noted as a key source of concern for applicants. Other issues raised were 
relating to awareness, promotion and application of the Medical Card retention scheme; as 
well as difficulties in accessing GPs in certain areas nationally, willing to take on new medical 
card patients. The legislation51 to increase the medical card weekly income limit for people 
aged over 70 from €500 to €550, and for a couple from €900 to €1,050 has been enacted 
but has not yet been commenced.  

 

 People with Disabilities 

Many people with disabilities will inevitably have experienced great difficulty during the 
pandemic arising from being locked down and not having access to day services, residents in 
centres not being able to meet loved ones, and no access to therapies and personal 
assistance essential for people’s well-being and participation. The outcomes of these 
consequences from the pandemic on the well-being of people with disabilities need to be 

50A statutory scheme to support people to live in their own homes which will provide equitable access to high 
quality, regulated home care as well as increased home care hours. 
51 Health (General Practitioner Service and Alteration of Criteria for Eligibility) Act 2020 
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identified and addressed by service providers. It is likely that some additional state funding 
and supports will be required to ensure that this happens. 

 Mental Health 

During the pandemic, significant challenges were faced by people with mental health 
difficulties. This was almost certainly exacerbated by limited access to counselling services. 
There is a vital need for a comprehensive and targeted approach to the provision of 
additional counselling and support services.  

 Resourcing the Implementation of the Assisted Decision-making (Capacity) Act 2015 

It is critical that the necessary resources to implement this Act are provided in order to 
ensure that people with reduced decision-making capacity are fully supported in exercising 
their will and preferences. This is particularly important because of the manner in which it 
would appear transfers to nursing homes from acute hospitals took place at the beginning 
of the pandemic. There is also the matter of ensuring that people have a right of access to 
independent advocates (which is not currently the case). This needs to be addressed with 
some urgency. 

 

The Covid-19 pandemic has highlighted the pivotal role that public services play in 
supporting the population, and has highlighted the universality of need that crosses 
public/private domains, as well as high income/low income households. Lessons from the 
recent events underline the importance of direct investment in our public services, in 
employment, housing, childcare, education, social and health supports. The pandemic has 
also spotlighted the necessity and importance of the protection that our social welfare 
system provides and can provide. More people now have an insight into the challenges of 
managing on a lower income, albeit one that is not as low as basic social welfare payments, 
which people with disabilities, those with chronic conditions / illnesses, older people on 
state pensions or low income working families are required to manage on a long-standing 
basis.  

Recommendations 
In-Work Welfare 
 Benchmark social welfare rates in line with the Minimum Essential Standard of 

Living. Social welfare increases must keep pace with other increases across our 
economy. 

 To support one parent families, reduce the Working Family Payment weekly hours’ 
threshold from 19 hours to 15 hours for lone parents.  

 Consideration should be given to introducing an earnings disregard for the self-
employed on Jobseekers Allowance.  

 Introduce an option for the self-employed to increase PRSI contributions to enable 
access to a full range of entitlements. 
 

Disability, Illness and Caring 
 Prioritise the publication of the cost of disability research being carried out and 

provide the necessary resources to implement its recommendations. 

161



 Introduce a Cost of Disability payment. 
 Provision of a once off payment for those solely reliant on the State Pension and 

people on disability payments in recognition of the additional costs faced during 
Covid-19. 

 Revert to a three-day waiting period for receipt of Illness Benefit.  
 Provide an income support measure for the duration of the Covid-19 pandemic for 

high risk groups unable to work and who are not eligible for the Enhanced Illness 
Benefit, or another social welfare payment for the duration of the Covid-19 
pandemic, for example via the PUP, Enhanced Illness Benefit, or other bespoke 
payment.  

 Consideration should be given to reforming the paid sick leave system, when the 
pandemic passes, providing a comprehensive system to cover the entire workforce 
that includes legislative provision for a sick pay scheme.  
 

Other Payments & Benefits 
 Phase out the age differentiated reduced rate payment of Jobseeker’s Allowance for 

young people aged between 18 and 24 years.   

 Re-instate the Bereavement Grant.  

 Review means limits for the Medical Card to reflect increases in social welfare 
entitlements. Commence legislation to increase the medical card weekly income 
limits for people aged over 70 years52.  

 Maintain the Covid-19 extension of the fuel allowance in Budget 2021 in recognition 
of increased fuel costs due to “Lockdown” and people spending longer periods at 
home.  

 Resource awareness campaigns on specific pre Covid-19 social welfare entitlements 
and, in light of new changes introduced, particularly relating to rent supplement 
applicants, Supplementary Welfare Allowance, supports for older people, people 
with disabilities, people living in direct provision, and migrants.  
 

 The proposed Commission on Pensions should be established as soon as possible to 
undertake its review of issues including contributions, calculation methods, and 
eligibility. 

 

Overpayments 

 As recommended in the Ombudsman report (2019), the government should follow 
poverty proofing guidelines as part of its equality proofing work to ensure that any 
mandatory deductions from customers’ incomes made in relation to overpayments, 
do not cause undue hardship to a claimant or his/her family. The Department should 

52 Health (General Practitioner Service and Alteration of Criteria for Eligibility) Act 2020 
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assess the current financial circumstances of a client before applying a deduction or 
in determining the level of periodic repayments to be paid.53 

 

Online Access 
 E-government strategy: the next strategy which will cover the period from 2020 

should include plans for promoting digital inclusion and make provision for funding 
to implement these plans. It should also make provision for offering clients other 
options for communicating with government. These include accepting written 
applications for public services and social welfare benefits and allowing enquiries via 
a public desk or telephone as a particular priority. These options must be adequately 
resourced and their availability actively promoted. 

  Use of Assistive Technologies: Mainstream use of assistive technologies in e-
government services, not only to enable their use by people with disabilities but to 
help many other people with weak digital capacity to use e-government services. 

 Resource CISs to provide assisted digital support. 
 

 Ensure the rapid delivery of broadband for rural areas. 
 

Housing 
 Ensure Housing Assistance Payment rents align with market rents on a national basis. 

 
 Ensure Rent Supplement levels are reviewed and are adequate enough to meet the 

rents so as to avoid homelessness and deprivation for low income households 
 

 Support local authorities and Approved Housing Bodies in acquiring long-term leases 
on units for social housing arising from the collapse in the short-term letting market  
 

Return to Work 
 Explore the impact on employment of the pandemic, relating in particular to the 

suitability and adaptability of existing employment policies and legislation in dealing 
with the new context and in addressing the impact of the pandemic e.g. in relation 
to flexible and remote working, employer’s responsibilities, inspections and 
enforcement functioning. 
 

 It is likely that there will be a significant increase in formal complaints being made to 
the Workplace Relations Commission, and further resourcing of their functions 
including their inspection services, and the hearing of complaints, will be necessary, 
to enable them to respond in an efficient and timely manner.  

 

53 Office of the Ombudsman (2019) Fair Recovery. How complaints helped to improve the Department of 
Employment Affairs and Social Protection’s handling of overpayments. Office of the Ombudsman:  Fair 
Recovery - how complaints helped to improve DEASP's handling of overpayments  
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 Assess the costs and benefits of introducing an entitlement to flexible working 
arrangements. 
 

 Re-visit the recommendations of the report of the Joint Committee on Transport, 
Tourism and Sport on Accessibility of Public Transport for People with Disabilities 
produced in November, 2018, in particular, to accelerate the implementation of the 
Transport Support Scheme.  

 
 Resource reasonable accommodation measures in education and employment which 

are essential for the participation of people with disabilities post Covid-19. 
 
 Progress moving the National Minimum Wage towards the Living Wage as 

committed to in the Programme for Government. 
 

Health and Social Care 
 Provide an adequate level of funding to resource Home Supports, and Personal 

Assistance for those who need it. 
 

 Resource the implementation of the Assisted Decision Making Capacity Act, 2015. 
 

 Provide for additional counselling and supports for people with mental health 
difficulties 

 

 

Section Two – MABS: Debt, combatting arrears and financial exclusion 

Introduction  
As the country adapts to living with the COVID-19 pandemic, and its economy faces the 
challenge of reopening and recovering, it is hard to fully determine the impact on citizens in 
debt or at risk of over-indebtedness.  The pandemic has had a global effect, on industrial 
sectors (hospitality, aviation retail etc.), large public companies, small and medium-sized 
businesses and individual households. Across all sectors it is evident that younger age 
groups have been more affected than others5455. In preparing this pre-budget submission 
views of staff in MABS Regional companies were canvassed to provide an early indication of 
the issues emerging, which are likely to remain problematic unless there is a 
budgetary/policy response.  Examining the main economic data sets56 gives MABS cause for 

54 CSO:  Social Impact of Covid19 Survey June 2020 - a snapshot of experiences and expectations in a Pandemic  

Table 2.9 Change in net income since the introduction of COVID-19 restrictions by demographic, household and other 

characteristics, June 2020 
55 CSO:  Social Impact of Covid19 by Age Group April 2020 
56 56 Central Bank of Ireland: Behind the Data - Covid 19 Payment Breaks 
ESRI:  Exploring the short-term implications of the Covid19 Pandemic on affordability in the Irish Private Rental 
Market 
Central Bank of Ireland: Financial Stability Review 2020:1 
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much concern and we can only anticipate that the impending recession57 will hit many very 
hard, forcing over-indebtedness on households, and undermining their long-term financial 
prospects58.   

MABS statistics 
For the last several years, the general demographic profile of MABS clients has remained 
relatively stable.  Over the course of 2019, MABS had seen a growth in the number of new 
clients of just over 9% over 2018, with a total of 19,085, a trend continuing into the early 
months of Q1 2020.  

In 2019, just over 50% of all clients lived in households with children, 54% were reliant on 
social welfare, with the remainder self-employed or waged and just under 50 % were 
mortgaged.  In recent years, there has been some indication of small changes in the 
composition of the client base, with continued year on year decreases in the number of 
clients on social welfare (from 61 % in 2016) and a small but growing number of older clients 
(at just over 7.5% in 2020), and a still small, but again growing, number of clients living with 
friends or family.   Over the years there has been a decline in the numbers living in private 
rented accommodation coming to MABS (23% in 2010, 18% in 2016, 15% in 2019/2020), 
which is attributed to contraction of supply and prioritisation of private rent by renters, as 
we know that affordability remains highly problematic for many renters59.   March 2020 and 
Q2 2020 saw a significant drop in the number of new clients attending MABS (2,578 in Q2 
2020 vs, 4664 for the same period in 2019, with cumulative new client numbers in Q2 2019 
of 10,223 relative to a total number of new clients to Q2 2020 of 7,567).  Within the new 
client base, we can see a change in the number of new clients reliant on social welfare, 
increasing from 54% in Q1 2020 to 57% in Q2.   As MABS has remained available for new 
and existing clients throughout the COVID-19 restrictions, the fall-off in new client numbers 
is accounted for by a combination of the restrictions, the various payment breaks available 
to borrowers and consumers as well as by the income support measures implemented by 
Government.  Were it not for these emergency measures, we could have anticipated a very 
different level of activity and anticipate a strong growth in client numbers across all advice 
channels, (face-to face, helpline and social) as the breaks end and State payments are 
tapered/reduced.  

The Views of MABS 
Many clients of MABS remain financially ‘scarred’60 by the last recession and are still 
carrying unresolved legacy arrears often together with an overriding ‘precarity’ to either 
their employment/ income status, their accommodation or both.  MABS staff report that 
there is much fear and uncertainty amongst both existing and new clients to the Service 
over the last several months.  Many are experiencing difficulties in planning and related 
stress.   The causes of their concerns are multi-faceted and include: 

57 Quarterly Economic Commentary, Summer 2020 
58 Early data (Weeks 1-3 of the Q2, 2020, Labour Force survey) from the CSO show that  those aged 35-64 were 
more likely to have deferred paying a bill (7%) or were experiencing a difficulty paying mortgage or rent (2-
4%).  Central Statistics Office:  Employment and Life Effects of Covid19 
59 https://www.esri.ie/publications/exploring-the-short-run-implications-of-the-covid-19-pandemic-on-
,affordability-in-the 
60 Kelly, Robert & O'Malley, Terence, 2014. "A Transitions-Based Model of Default for Irish Mortgages," Research 
Technical Papers 17/RT/14, Central Bank of Ireland. 
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Immediate concerns 

 access to and affordability of childcare to enable parents return to work,  

 similar concerns about the reopening of schools and children’s attendance at school 
each day, concerns about children falling behind, and risking falling further behind if 
they need to fall back into blended learning without technology in the home . 

 multiple concerns about children in 3rd level i.e. students’ patterns of attendance 
and whether outlay on accommodation will be needed, whether students will be 
able to access part-time work, access to grants etc.   

Medium-term concerns  
Then there are concerns linked to the nature or sector of the individual’s employment, such 
as loss of income for seasonal workers in hospitality and tourism, or arising from the way 
that money is earned i.e. where cash incomes have been lost/or substantially reduced i.e. in 
the case of cash tips. There are also concerns about the costs of payment moratoria and 
particularly for those with a poor credit history, who were paying higher than average 
interest costs before the moratoria, the additional costs post-moratoria are likely to 
compound their financial vulnerability. 

Against this background, some clients have been unable to maintain previous restructures/ 
alternative repayment arrangements (ARAs) or other payments to lenders, while others are 
managing to maintain arrangements in the short-term despite an income reduction but 
they, and their Money Advisers in MABS, fear that in the months ahead this may be 
untenable.   

Longer-term concerns 
Alongside financial difficulties, Advisers report that clients are expressing feelings of fear 
and helplessness never experienced before, including fear of leaving their home, meeting 
other people, getting sick, family members getting sick, fears related to job security and 
uncertainty about future earnings as well as general fears about what the future holds for 
themselves and their families61.   

While these sentiments may be shared by the wider population, they are highlighted here to 
draw attention to the nature of the initial difficulties facing clients of MABS.  In households 
faced with financial difficulties there is a requirement for certainty in order to budget and to 
plan.  There is always an undercurrent of fear and insecurity about a further financial shock 
and risk of loss of life’s essentials – supports for children, utility supply and accommodation.  
All of these concerns are greatly heightened by the pandemic.   

Lessons from the past 
In determining the approach, and in highlighting issues for consideration in this pre-budget 
submission, prepared at a time of uncertainty, it is useful to draw on some lessons MABS 
learned in its work with clients over the last recession in anticipating needs and related 
supports. 

 

61 This more widespread feeling of fear is aligned to sentiments in the wider population ‘More than half of 
respondents to a recent CSO survey reported they were very or extremely concerned about somebody else’s 
health’ CSO: Social impact of Covid19 Survey June 2020: A snapshot of experiences and expectations in a 
Pandemic 
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Table 1 Learning from last recession and thematic recommendations for Budget 2021 

Lessons from the last recession  Thematic recommendations for Budget 
2021 

1. There was a time- lag between 
borrowers first encountering a 
financial difficulty and contacting 
MABS.  This can compound debt 
difficulties and heighten the risk of 
loans being classed as non-
performing62 and being sold.   

MABS has been proactive in successfully 
enhancing its digital supports (web and 
social) to broaden its reach.  Early action is 
critical to avoiding entrenchment of an 
arrears difficulty.  Both creditors and third 
parties – MABS and others – must be ready 
and able to help borrowers in early arrears. 

2. There is an emotional response to 
debt which can have serious 
consequences on physical and 
mental health, making the 
originating issue more difficult to 
deal with and we anticipate that 
mental health difficulties will 
compound over-indebtedness. 63 

We need to be more accommodating of 
over-indebted borrowers with a health/ 
mental health difficulty – with an urgent 
need to improve the response.  

3. At the start of the last recession the 
tools available to borrowers, 
banks/financial institutions and 
money advisers were insufficient to 
deal with the issues their clients 
presented with.  Vital time was lost 
in providing borrowers with 
pathways to achieve debt 
resolution; and having perhaps 
engaged early to achieve resolution 
many failed, disengaged and 
remain, to this day, without a 
solution and with complex and 
intractable legacy arrears.   

As the payment breaks end, banks/others 
must have the systems and manpower 
capability to help customers to resolve 
their difficulties in a realistic and 
empathetic way.  New tools and processes 
will be needed to help borrowers in early 
arrears – action is needed now to ensure 
that no time is lost in encouraging and 
assisting borrowers to find sustainable 
solutions. 

4. At the point at which many clients 
came to MABS they were heavily 
over-indebted had depleted all 
savings and had no ‘buffer’ 
remaining against any further 

In supporting borrowers to put in place 
arrangements with their creditors there 
must be a level of permissible retained 
savings allowed.   

62 At 90 days past due 
63 One in four adults will have a mental health problem at some point in their life, one in two adults with 

debts has a mental health problem, and one in four people with a mental health problem is also in debt. 

https://www.rcpsych.ac.uk/mental-health/problems-disorders/debt-and-mental-

health#:~:text=One%20in%20two%20adults%20with,%2C%20depressed%20%E2%80%93

%20or%20even%20hopeless. 
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Lessons from the last recession  Thematic recommendations for Budget 
2021 

income shocks. As a consequence 
many had no alternative but to avail 
of high cost credit and faced a 
resulting debt spiral.  

The Central Credit Register (CCR) may need 
to be revisited in the context of COVID 19, 
so that borrowers whose incomes and 
repayments capacity have been impacted 
solely by the pandemic can gain access to 
credit in the future.  This will be particularly 
important for younger borrowers and 
renters wishing to access a mortgage in the 
future. 

5. Assisting self-employed with 
personal indebtedness was 
problematic due to the lack of 
supports available at the time for 
self-employed borrowers and the 
different expertise required to assist 
in this area. This remains as an area 
where an improved response is 
required to mitigate potential spill-
overs from self-employment and 
business debt such as loss of the 
family home.   

There is a need for a specialist support for 
self-employed borrowers who have 
personal debt difficulties. 

6. In every pre-budget submission over 
the last decade CIB/MABS has 
flagged the need for measures to 
improve housing security/prevent 
loss of housing for its clients.  Over 
the years procedural and 
administrative mechanisms have 
greatly improved, but against a 
background of a growing housing 
crisis due to shortage of supply.  The 
stakes are now much higher in cases 
of accommodation arrears and the 
importance of housing security 
greatly magnified as housing is now 
critically tied to 
safety/sanctuary/disease control as 
well as to economic productivity for 
a remote workforce.   

Measures are needed urgently to prevent a 
worsening of accommodation arrears and a 
risk of housing loss. 

 

Actions taken now by borrowers, and critically the creditor response and the institutional 
and regulatory framework, will have a long term impact on individual/household financial 
recovery and that of the State. 
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The role of MABS  
This pre-budget submission sets out a number of key areas where the potential exists to 
ameliorate problems quickly and prevent more deep-rooted problems with potentially long 
tail-ends which could suppress wider economic recovery. Resourcing social services to 
address the needs of citizens following Covid-19 must be a central focus for budget 2021. 
MABS played a key role over the currency of the last recession, having assisted 
approximately 500,000 borrowers between its phone and face-to-face channels alone and 
will need to be adequately resourced64 to meet the demands it will inevitably face in the 
months and years ahead.  There is a related requirement to mainstream existing specialist 
services such as the Dedicated Mortgage Arrears Advice Service (DMA MABS) as a core 
aspect of service delivery in MABS and to fund additional specialist services to support low 
income borrowers with insolvency and bankruptcy services and to assist over-indebted self-
employed borrowers. 

Additional focus on households on a low income and people in vulnerable circumstances 
  Among the groups that MABS views as being most vulnerable65 and who must not be 
forgotten, are: 

 People living in emergency or other forms of temporary accommodation and people 
in long-term mortgage arrears or rent arrears and at risk of losing their home,  

 Those in receipt of invalidity pension, on a disability allowance or in receipt of carers’ 
allowances, who may be extremely isolated as a consequence of COVID-19,  

 Older age groups – those aged 70+ who may need additional and more robust 
supports to age safely and well at home. 

 Additionally, within these groups there are people with more acute needs such as 
those with addiction, mental health difficulties/chronic or acute health conditions, 
people experiencing domestic abuse etc. and others who may be isolated either due 
to physical isolation in remote communities, or by virtue of a cognitive, learning or 
language barrier which makes connectivity and communication more difficult. 

 

We wish to see, across all Regulators and main creditor groups (including State creditors) a 
much fuller policy commitment to an additional level of care in working with consumers 
who are living in such vulnerable circumstances.  We welcome the responsiveness of main 
creditors and regulators in implementing necessary emergency measures to protect 
consumers.  These could provide the substance of a framework for affording greater 
protection to the most vulnerable in the context of the Living with Covid plans. We further 
note that NESC66 highlight that ‘a single-minded focus on the social dimensions of the crisis 
would concentrate, first and foremost, on insulating the most vulnerable against the worst 
effects of the recession and taking measures to protect those newly experiencing loss of 
employment, income, savings and pensions’. (p56). 

From the MABS perspective, this applies in the first instance to arrears management and 
resolution, but it also applies more broadly in relation to access and affordability of essential 

64 In June 2020, the UK Treasury announced an extra £37.8 million of funding to provide essential debt advice 

services and help more people who are struggling with their finances due to coronavirus (Covid-19).  
65 There is no shared definition of a vulnerable consumer across the Irish credit sector – the UK’s FCA identifies 
vulnerability that can arise across 4 main areas – health, life-events, resilience, and capability. 
66 NESC:  Ireland's Five part Crisis:  An integrated National Response 
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goods and services, sales and marketing of products, the provision of customer supports 
and upskilling of staff to recognise consumer vulnerability and achieve improved outcomes 
in working with vulnerable customers and customers in crisis. 

Recommendation: 

 Regulatory and creditor commitment to additional protection of consumers in 
vulnerable circumstances. 

 
Household supports 
While we welcome the supports already implemented since the COVID outbreak, MABS 
hopes that the protections afforded to households can be retained via a more targeted 
approach, which supports households to pay in line with affordability to protect their home 
or their tenancy. CIB and MABS have previously highlighted deficiencies in the HAP Scheme 
in pre-budget submissions and highlight again that there is too great a gap between the 
payment and landlords’ expectations and the problem of ‘top-ups’ persists.  MABS also has 
a concern for growing numbers of older clients who are renting privately and who do not 
know how they will afford their rent post-retirement.   

In respect of mortgage payment breaks, we have some initial indications that some 
borrowers, facing grave uncertainty at the outset of the pandemic, may have availed of 
payment breaks as a preventive measure and are now facing the additional costs of 
repayment.  While the breaks were a necessary measure at the time, borrowers with 
capacity to pay-down deferred payments on an accelerated basis should be accommodated.  
Additionally, some borrowers already on high interest rates will face significant costs in 
repaying the deferred repayments and we believe that the charging of interest on deferred 
payments for borrowers who lack affordability should be reconsidered or set at a low 
nominal rate.   

Recommendations  

 Review of HAP to reduce/eliminate the top-up requirement. 

 New measures are needed to protect older/retired renters 

 Interest on deferred payments for borrowers who lack affordability should be 
reconsidered or charged at a nominal low rate. 
 

Education /financial literacy /financial inclusion 
The current uncertain environment requires greater levels of individual and household 
resilience and know-how to both mitigate and deal with income shocks and to plan ahead in 
the face of uncertain futures.  While MABS has for many years played a role in Money 
Management Education which has been executed through a variety of interventions67 at 
local and national level, at this point a more fundamental approach is required with a need 
for ‘financial literacy’ to be built into the schools’ curriculum as a means of empowering 
future generations to understand and exercise greater control over their short and long 
term financial well-being, make better spending choices, save, avoid expensive borrowing 

67 E.g. local level programmes such as, EuroWatchers, a home budgeting programme, as well as national 
programmes ‘Get Smart with Your Money’ and Global Money Week, as well as local and context/target group 
specific programmes for younger people and Travellers. 
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and problem over-indebtedness and generate awareness of the need for long-term financial 
planning for housing, pension and future care needs.  

Recommendation  

 Introduce a national financial literacy programme as part of the schools’ 
curriculum in conjunction with MABS and other stakeholders.  

 

Preventing arrears by supporting payments 
Covid-19 caused the biggest disruption in the routinised making of payments by Irish 
households in the State’s history68, with deferrals facilitated by the State (e.g. local property 
tax) and moratoria by banks financial/ institutions and unprecedented rebates (motor 
/health insurance) as well as changes in modes of making payments ( shifts in consumption 
patterns and transitions from cash to online). While the moratoria were necessary, it 
became evident that the systems capability was lacking, across main creditor groups, to 
facilitate acceptance of payments in line with affordability and thus an ‘all or nothing 
approach’ was adopted in many instances, with a consequent break to the payment ‘habit 
‘and in some cases a bigger gap to bridge at the point of payment resumption. 

A core aspect of the MABS approach is to work with clients to develop a sustainable, 
patterned and affordable approach to the making of priority payments69 and we have three 
related concerns.  Firstly, COVID-19 exposed a potential vulnerability in this process with 
vulnerable groups and those ‘cocooning’ constrained in their access to banks and financial 
institutions70 and their capacity to make payments in cash.  Secondly and relatedly, for some 
the break in routine may make re-establishing a routine more difficult.  Finally, the enabling 
technologies to facilitate remote/ online payments are not fully accessible to all, (many 
MABS clients prefer cash) and require a different approach to budgeting and money 
management.   

In MABS experience,  the Household Budget Scheme71 – introduced in 2009 as a budgeting 
aid for those who are paid their social welfare payment via the Post Office is an excellent 
scheme and provides an accessible and routinised system for money management, ensuring 
that those that use it do not fall behind in payments for accommodation, utilities etc.  MABS 
would like to see an urgent review and expansion of the Scheme with consideration given to 
the following: 

 Those on social welfare payments and paid via their bank account to have the 
deductions made at source to pay for rent/utilities.  

 Potential for rental payments to be made directly to private landlords 

 The maximum rate of 25% deduction to be reviewed with a view to increasing this 
threshold 
 

In addition, and for those not in receipt of a State payment there is a need for a ‘payments 
infrastructure/system’ ideally via deduction at source, for priority payments.  Such a system 

68 Central Bank of Ireland:  How has the Covid19 Pandemic affected daily spending patterns? 
69For MABS priorities include :   mortgage/rent, utilities such as electricity and gas, TV licence, car 

insurance, income tax and property tax 
70 It is acknowledged that exceptional measures were taken by both the DEASP/An Post and banks /financial 
institutions to facilitate the needs of people ‘cocooning’. 
71 An Post:  Managing your household budget 

171



would ensure that the payment habit remained and there was no artificial inflation of 
arrears due to the absence of an accessible system for making priority payments.   

Recommendations  

 Review and broaden scope of Household Budget Scheme to support payments for 
priorities – accommodation, utilities etc. 

 Develop an ancillary affordable payment system for non-SW recipients, and 
particularly those in vulnerable circumstances, to support continuity of priority 
payments and unnecessary accumulation of arrears.  

Access to affordable credit 
While CIB/MABS welcomed recent announcements in relation to the regulation of licensed 
money lenders72 an improved regulatory environment does not compensate for the dearth 
of affordable credit for households that need it.  Similarly, the ‘It Makes Sense Loan73’ is a 
hugely positive development, but it is not yet at a scale where it has challenged licensed 
moneylenders to the point at which their interest rates are either competitive or affordable 
and it is felt that only through the capping of interest rates that predatory pricing strategy 
will change. 

The problem of illegal money lending, which results from a lack of successful prosecutions 
and a lack of alternatives, also remains.  Some advisers have reported that families in their 
communities are living under threat of sustained intimidation from illegal moneylenders, 
including a continuation of people being accompanied to their local Post Office on payment 
/ Child Benefit day by the illegal money lender and forced to hand over the majority of their 
payment.  While MABS encourages all clients to report illegal moneylending to the Gardaí, 
fear is an impediment and in such cases, supports from the CWO, SVP and MABS are limited.   

MABS welcomed the Central Credit Register (CCR) to support more responsible lending 
practices, but a perhaps unintended consequence has resulted, where a poor payment 
history and consequent lack of access to credit is locking clients out of important supports.  
(The MICA Redress Scheme was mentioned, where clients cannot borrow the 10% co-
funding required, or the initial funding for an engineer’s report).  While there are huge 
benefits to borrowers from more responsible lending, we are concerned about the 
impairment of credit ratings of large numbers of borrowers as payment moratoria expire or 
the possibility for ‘perverse incentives ‘to emerge as consumers attempt to protect their 
credit ratings by allowing other arrears (on debts not recorded on the CCR) to build.   

Recommendations 

 CIB/MABS made a submission to the Department of Finance (July 2019) setting out 
their views on the need for an interest rate cap on licensed moneylending and 
await the outcome of the Department’s consultation. 

 Support for progression on the work of the Personal Micro Credit Task Force on 
Illegal Moneylending.  

 There needs to be more education about the CCR so that borrowers fully 
understand what is recorded and for how long and how lenders may use it in 
lending decisions.  There may be a need to consider the reduction in the recording 

72 CIB: CIB welcomes new protections for consumers of licensed moneylending services 
73 It makes Sense Loan 
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period from 5 to 3 years to enable borrowers affected by the pandemic to access 
credit at an earlier point.   

The need for a small business debtline  
While business debt does not fall within the remit of MABS, whose services are aimed at the 
personal and family debts of people on a low income, there is very often no division of the 
finances of micro‐entrepreneurs into “business” and “personal”. Further, over the currency 
of the last recession it was MABS experience that small business owners often put up their 
home as collateral for business loans and did not have separate accounts for home finances.  
Even if the home has not been put up as collateral, as the trader is not limited by guarantee, 
his/her personal assets may be subject to repossession.  It is this, together with their loss of 
income, and lack of capacity to resolve their debts, that brings such clients to MABS.  MABS 
can offer advice and support in relation to personal debt but does not, at present, have the 
necessary specialist expertise to advise on small business debt.  The difficulties need to be 
resolved holistically i.e. because in these cases they are so intertwined, business and 
personal debts need to be looked at jointly.  In the absence of such support we are 
concerned that business and personal debts could grow and that salvageable enterprises 
may fail. (It should be noted that through its linkage with relevant professional, accountancy 
and legal bodies, CIB/MABS can provide a conduit to limited pro bono support).   

Findings in relation to the UK’s Business Debt Line74 which provides phone advice to circa 
38,000 callers per annum demonstrated that 9–18 months after receiving advice, ‘87 per 
cent had achieved at least partial resolution of their debt problems, with 87 per cent 
considering the advice received as having been helpful in improving skills to better manage 
money and deal with debts’.   The infrastructure for such an initiative exists within the MABS 
Helpline, with the potential for a partnership approach with the local enterprise structures. 

Recommendation 

 Establish a Small Business Debt Line modelled on  Business Debtline 2020 as a joint 
initiative between MABS and local enterprise support structures 

A hybrid approach to debt resolution 
In this pre-budget submission MABS sets out the requirement for a ‘hybrid’ approach to 
debt resolution, involving: 

1) A robust and time-bound framework for enabling borrowers in early arrears to reach 
arrangements with their creditors (with the assistance of MABS where that is necessary),  

2) Improved access to, and throughput from, personal insolvency and bankruptcy (where 
needed) for all borrowers, but particularly low income borrowers and those in late stage 
mortgage arrears.  

Role of voluntary or informal arrangements  
Voluntary or informal arrangements are the primary vehicle for debt resolution in Ireland 
and have been extensively used in mortgage arrears resolution (within the MARP process 
under the CCMA).  While unconvinced of their utility for deep or late-stage mortgage 
arrears, (other than in cases where there has been/will be an improvement in income) we 
envisage that informal arrangements will be a particularly important tool in the impending 

74 Economic_Impact_of_Debt_Advice_-_main_report.pdf (p47) 
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recession, where it is hoped that borrower difficulties will be for a shorter-term and 
ultimately resolvable.  Outside the MARP process, there is no national standard for 
informal/voluntary resolution of unsecured debt (albeit MABS has protocols with all main 
non- State creditors). 

The process could be enhanced by giving a stronger footing to key principles within these 
protocols so that debtors have a more seamless and expedient path to resolution.  
Internationally, such ‘Out-of-court frameworks’ (of which MARP is one), typically set out the 
core obligations for informal debt negotiations with financial institutions, such as a standstill 
agreement preventing debt enforcement. They can be adopted quickly, ideally driven by the 
country’s central bank and bankers’ association and third party debt advisors.  A model 
scheme75 the Debt Respite Scheme or ‘Breathing Space’ is currently before the UK 
Parliament and aims to provide a  ‘breathing space’ by giving people in problem debt a 60-
day period where interest and charges on their debts are frozen and enforcement action 
from creditors is paused in cases where the borrower is availing of regulated debt advice.   A 
vitally important aspect of the UK scheme, in the current context, is that the protections it 
offers will prompt more people to seek out professional/formal debt advice and to access it 
earlier, while also giving people the time and space they need to choose the right debt 
solution for them.  The Explanatory Memorandum accompanying the UK Scheme states that 
‘The wider benefits on society (that is the net present social value) are forecast to be £9.2bn 
in 2016 prices’76. Moreover, and from a macro-economic perspective, such a scheme would 
give far better insights into the progression of loans into deeper arrears (and in the case of 
housing, potential homelessness) and the capacity to augment the policy response to 
prevent this from happening. 

Breathing space and mental/ health crisis 
A particularly important aspect of the UK scheme is the protections it affords borrowers in a 
mental health crisis.  A mental health crisis moratorium under the UK scheme does not end 
until: 30 days after the individual stops receiving mental health crisis treatment.   While 
MABS currently does not gather data, most money advisers have supported a client in a 
mental health crisis and will have experience of client suicide/suicidal ideation in the course 
of their career, where debt is a significant contributory factor.   MABS has processes for 
supporting borrowers experiencing a mental health crisis including suicide risk.  What is 
lacking is a ‘mirroring’ process on the creditor side so that creditor and adviser can ensure 
that they do their utmost to support clients in crisis and that the stress of dealing with debt 
does not add further to any client’s vulnerability.  MABS would add that the provision 
should also apply to a health crisis so that no-one dealing with an acute health difficulty is 
also confronted with an immediate need to resolve problem debt.  This applies to life 
changing and life-limiting diagnosis as well as in cases of COVID-19 and recovery from 
COVID-19.   

Government debt management  
MABS anticipate, as occurred in the last recession, that there may be an increase in 
borrowers approaching the service with debts owed to government departments and 
agencies.  There is no shared framework/protocol for debt resolution in such cases.  This is 

75 https://www.legislation.gov.uk/ukdsi/2020/9780348209976/contents 
76 Legislation.gov.UK:  Explanatory memo on the Debt Respite Scheme 
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an area where both MABS and State creditors could improve processes for borrowers, with 
the likely impact of a greater return to the State as creditors, lower administrative costs to 
the State and an improved process for borrowers77. 

Recommendations  

 Introduce a breathing space for informal debt resolution freezing interest and 
charges and enforcement for the duration 

 Apply additional breathing space for borrowers experiencing a mental health or 
health crisis so that treatment can be the priority focus.   

 Include State creditors in rules governing arrears resolution and management  
 

Review MARP and CCMA 
A primary concern in relation to the CCMA is that the suite of options as set out at section 
39 (A-I) has become extremely constrained as cases have progressed and bank loans have 
been sold to third parties.  We suggest that there should be a minimum mandatory required 
suite of options including options which encompass a borrower’s inability to repay the 
mortgage in full.   There is a need for greater capacity to permanently reduce interest rates, 
where borrowers with sub-prime mortgages continue to pay a premium while struggling to 
catch up on arrears.   The Code was not developed in anticipation of protracted arrears and 
has proven ineffective in meeting the needs of older borrowers who need different 
solutions including, for example, interest only for life combined with a debt for equity swap 
or inter-generational mortgages.  Such options should become a mandatory requirement for 
certain cases and would more firmly anchor the new loan owners (non-banks) to the Irish 
mortgage market.   

The Code does not adequately address the legal or inter-personal complexities of putting in 
place arrangements for separated borrowers who may need financial support to access 
mediation to put in place an arrangement.  There is a related need for legal aid and social 
housing supports for victims of domestic violence and for women/men who have had to 
leave the family home but whose name is still on the mortgage. 

Viewed through the lens of COVID 19, the Code is paper-heavy and cumbersome and 
banks/financial institutions need to do more to digitalise the process to ensure it is 
accessible for borrowers. 

Finally, there is a lack of financial support for representation for borrowers who may believe 
they have a valid defence to possession proceedings but cannot currently access legal aid.   

Recommendations 

 Review of MARP CCMA with an emphasis on a mandatory requirement for a suite 
of options /solutions for late-stage mortgage arrears resolution and solutions for 
older borrowers and separated couples. 

 Digitalisation of MARP process to increase accessibility and increase efficiency 

 Resourcing of legal aid for representation in cases of mortgage arrears.  

77 The UK Government has recently launched a call for evidence on Government Debt Management, Cabinet 
Office:  Fairness in Government debt management:  Call for evidence 
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Personal Insolvency  
We note and welcome commitments in the Programme for Government to ‘Introduce the 
necessary reforms to our personal insolvency legislation and ensure that sufficient supports 
are in place for mortgage holders with repayment difficulties’ (p23) and look forward to an 
opportunity to submit a full submission on any review.   MABS has previously made a 
number of submissions both to the ISI and to the Department of Justice on changes in 
legislation to make the process more accessible for borrowers.  Personal Insolvency, in our 
view, should not be the first step in the resolution of early arrears cases.  Borrowers should 
be given the means and the opportunity to engage with a fair and robust informal process 
in the first instance, and in cases where that has not worked, or where there is no 
demonstrable prospect of recovery through that route – i.e. the debt to income ratio is too 
high, borrowers should have full access to insolvency solutions.   Fundamentally, what is 
needed is a process that progresses the borrower to either or both options on a timely 
basis, without loss of momentum and related costs and unnecessary stress on the borrower 
as they seek a solution.   

More than once per lifetime  
Each insolvency arrangement may only be accessed once by a debtor.  An amendment to 
the Personal Insolvency Act, 2012 to allow borrowers to access arrangements more than 
once would support the use of the legislation as an economic tool providing a fresh start to 
those who need it enabling them to meaningfully participate in economic society.  This is of 
particular importance now, as it may be the case that borrowers who have already achieved 
an arrangement may, solely as a result of the pandemic, need a further arrangement in the 
years to come. 

Personal insolvency - MABS experience 
In order for this hybrid model to work, borrowers will need equitable access to personal 
insolvency so that there are no artificial impediments or constraints to their access to the 
solution that is best matched to their needs.   

Non-Commercial PIP Service in MABS 
There is an urgent need for a non-commercial Personal Insolvency Practitioner (PIP) Service 
in MABS with a focus on finding arrangements for low-income insolvent borrowers.  This is 
primarily for those cases where, having explored other options for resolution, the 
borrower’s income remains insufficient to both offer a sum in an arrangement and cover a 
commercial PIP’s professional and administrative costs.  The approach has been positively 
tested by a non-commercial PIP operating in Waterford MABS since 2015, and has been 
externally evaluated.  In 2019, as key stakeholders in any such potential project, CIB/MABS 
and the ISI jointly made a submission to the Department of Employment Affairs and Social 
Protection, proposing that the service become a core part of MABS service-offering for low 
income insolvent borrowers. 

We know that key issues in resolving any arrears difficulties are time and engagement.  If a 
borrower gets support and a pathway to resolution early they have a much greater prospect 
of resolving their difficulty.  If however, (as sometimes happens in the case of low-income 
insolvent borrowers), they reach out for a statutory solution and find the necessary relief is 
unattainable via the ‘market’ response, there is a high risk of disengagement, continued 
accumulation of arrears and ultimately the potential for housing loss grows. 

176



Aligned to this proposal, is the need to highlight the ameliorative potential of the Debt 
Settlement Arrangement (DSA) in the current crisis.  The DSA has long been the ‘Cinderella’ 
of the personal insolvency suite, gaining far less traction than either the PIA, DRN or 
bankruptcy78.   The nature of the current pandemic brings to the fore the utility of the DSA 
as a mechanism to shore-up housing security. The ‘accelerated DSA’ combined with an ARA 
on the mortgage, can provide an efficient route out of unsustainable unsecured debt, 
particularly in cases where the unsecured debts pose a threat to housing security. 

Debt Relief Notice (DRN)  
The Debt Relief Notice (DRN) or DRN has a transformative impact on clients who avail of it 
but there are a number of changes that are needed to increase access and throughput.   

1) MABS proposes a reduction in the 3 year supervision period for Debt Relief Notices (DRN) 
to one year.   

MABS views the cohort of potentially eligible borrowers for a DRN as amongst the most 
vulnerable of its clients.  Their financial situation is often very fragile and unsustainable and 
they are inclined to manage their money day-by-day or, at best, week-by-week.  In this 
context, while such clients stand to benefit greatly from the process, the duration of the 
supervision period is perceived by them as lengthy and onerous and MABS advisers/ 
Approved Intermediaries find that prospective applicants are put-off by the length of the 
commitment they must make to the process over a 3 year time frame.   This has particular 
relevance for DRN eligible insolvent debtors hoping that they will return to employment as 
the economy recovers 

It is over 5 years now since the Bankruptcy (Amendment) Act, 2015 reduced the term of 
Bankruptcy, from three years to one year.  As the original rationale for including a three 
year supervision period for Debt Relief Notices was to tie in with the bankruptcy period, a 
similar reduction to the Debt Relief Notice supervision period is now well overdue.  This 
would align both bankruptcy and Debt Relief Notices with similar schemes in other 
jurisdictions such as the UK and Northern Ireland.  

Further, our view is that a one-year term would focus creditors on the need to engage more 
constructively with borrowers in putting in place voluntary arrangements.  

2) The need for a more accessible process 

The experience of AI’s in working with borrowers availing of the DRN has demonstrated that 
borrowers often arrive at the DRN after failed attempts to resolve their indebtedness 
through other means.  They are often both financially vulnerable and personally fragile as a 

78 See table 7.1. for data on arrangements by type, the data also show that the DSA is more likely (70.3% vs. 
50.6 % for a PIA) to get a ‘yes’ vote as an ‘outcome from the protective certificate’ (p7). ISI Statistics Report Qtr 
1 2020:  ISI tackling problem debt together 
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result79.  The process is overblown and intimidating in the context of the debts owed.  One 
important lesson that has been learnt from the pandemic is that it is possible to implement 
a ‘lighter’ process and measures to further remove the administrative burden are needed to 
enable more debtors to avail of this solution.   

3) Removal of preference as an eligibility criterion for a DRN 

This has been raised previously by MABS as a problematic aspect of the legislation.  
Moratoria of various types have been available over the last several months on some, but 
not all debts, and it is possible that some borrowers have taken the opportunity to pay- 
down some higher cost debts, as a pragmatic measure to avoid a worsening of their 
situation, when full payments resume.  Depending on the nature or pattern of payments 
this could be judged to be a ‘preference’ and in the case of the DRN may risk locking the 
borrower out of a statutory solution at a later point in time. 

4) Remove ‘Excludable debts’ from DRN process 

MABS has experience of clients undertaking the DRN process and yet remaining heavily 
over-indebted primarily as a result of ‘excludable debts’ owed to Revenue and the 
Department of Employment Affairs and Social Protection.  They are therefore denied the 
opportunity of a true ‘fresh start’ and achieve only a partial resolution to their over-
indebtedness with the DRN serving, in some instances, as a means for the debtor to 
prioritise payments of debts owed to the State rather than facilitating their full return to 
‘economic activity in the State’ in line with the original objective of the legislation.  

 (Note: MABS Advisers have proposed other changes to the DRN process which could be 
more fully expanded on in a review of the legislation).   

Recommendations  

 Enable debtors to access insolvency more than once in a lifetime 

 Establish a non-commercial /public PIP service in MABS 

 Reduce the DRN supervisory period from 3 years to one year 

 Make the process more accessible  

 Remove preference as an eligibility criterion 

 Remove ‘excludable’ debts from DRN process 

A backstop against housing loss 
Finally, beyond measures that borrowers and creditors must take to find solutions, there 
must be a backstop80 that gives certainty to citizens about their access to essential social 
services (healthcare, childcare and education, income supports etc.)  Crucially for MABS, 

79 See: Human Capital and Administrative Burden: The Role of Cognitive Resources in Citizen‐State Interactions Wiley Online Library: Human 

Capital and Administrative Burden - the role of Cognitive Resources in Citizen-state interactions  ‘People's human capital 

influences how they engage with administrative processes. Groups with lower levels of human capital struggle more with 

administrative burdens; therefore, they are less likely to access public services’ 
 
80 The Irish Times: Patrick Honohann:  Preparing for post-pandemic financial reckoning.   
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there must be within Budget 2021 a ‘backstop’ that prevents housing loss and the potential 
for homelessness while the pandemic lasts.  That backstop may be a combination of 
measures but is likely to include 

 Mortgage to Rent – which requires a review of its eligibility criteria to bring more 
borrowers into scope – there are particular concerns about levels of equity acting as 
a barrier for households in certain parts of the country (e.g. East coast). 

 Support for a mortgage interest81 or a similar supplement to prevent slippage from 
early stage to deep mortgage arrears in cases where the pandemic has caused an 
affordability gap between the contractual mortgage repayment /an alternative 
arrangement and available income. 

 Planned regional development combined with workforce planning, to enable 
workers to work and live outside of those locations where supply is most constrained 
and accommodation costs highest, as well as for those that must attend at a 
workplace (often lower-paid workers) to afford to live in its locale.   

 Improved supply of social housing 
 Together these measures will provide an essential safety net against homelessness for 
borrowers.   

Conclusion and summary of debt resolution/financial inclusion recommendations 
Learning from the last recession we know that creditors and MABS/third party advisers need 
to offer pathways to realistic solutions and that the experience of reaching out for support 
must be affirming for borrowers in difficulty.  We know that early and constructive 
engagement makes resolution more likely and that very effort must be made to prevent a 
spiraling of arrears.   Households need to see a viable prospect for resolution and see 
beyond resolution into a future where they can access affordable credit again and move on.  
Households and particularly those on the lowest incomes need a ‘buffer’ in the form of an 
amount of permissible retained savings as a contingency against future emergencies.  From 
MABS perspective the needs of the most vulnerable must be a priority focus and their 
health/wellness and financial situation are linked and this is compounded by the pandemic.   

Progress has been made on improving options for borrowers in difficulty but more can be 
done to make the process of resolving arrears more streamlined and more borrower-
focused - this applies to both putting in place informal solutions (ARA’s) and insolvency.  
Thus, alleviating the very detrimental stress of over-indebtedness and improving the 
effectiveness of existing supports.   While MABS has an important role to play, the efficacy 
of its contribution to supporting borrowers is heavily reliant on the broader policy 
environment and the actions of creditors and regulators.   

List of recommendations  
The following table summarises related recommendations together with the body or agency 
they are relevant to. 

81 The Mortgage Interest Supplement, (MIS) phased out from 2014, was, in MABS experience, an important 

support for borrowers.  A similar scheme or a variant81 may have the potential to form part of a package of 
measures to keep borrowers in their homes as the economy recovers81 and reduce inequities between groups 
based solely on their accommodation status. 
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Table 2 Summary of recommendations for Budget 2021 

MABS recommendations for Budget 2021 

Ensure MABS is adequately resourced to meet anticipated demand  

Protection of consumers in vulnerable circumstances 

 Regulatory and creditor commitment to additional protection of consumers in 
vulnerable circumstances. 

Relevant to: Central Bank of Ireland, ComReg, CRU – credit industry, utilities and 
broadband providers 

Household supports 

 Review of HAP to reduce/eliminate the top-up requirement. 

 New measures are needed to protect older/retired renters 

 Interest on deferred payments for borrowers who lack affordability should be 
reconsidered or charged at a nominal low rate. 

Relevant to:  Department of Housing, Planning and Local Government, DEASP, Central 
Bank of Ireland. 

Budgeting and saving 

 Publicise the Minimum Essential Standard of Living as a guide to budgeting in 
uncertainty.  

 Permit a retained amount (circa €2,000) for over-indebted low-income households 
to retain as a buffer against future income shocks or combine with a ‘borrow and 
save’ programmes to enable low income households build savings as they pay off 
debts.   

 It is important that there are appropriate investment /savings options for low 
income households and, to the extent possible, that low-income households in 
particular are facilitated to build and hold a rainy-day fund.   

 Interest on deferred payments for borrowers who lack affordability should be 
reconsidered or charged at a nominal low rate. 

Relevant to: MABS, DEASP, Credit industry, Banks/financial institutions 

Money management education/financial literacy 

 Implement a national financial literacy programme as part of the schools’ 
curriculum in conjunction with MABS and other stakeholders.  

Relevant to: Department of Education and Skills, National Council for Curriculum and 
Assessment MABS, CCPC, Banks/financial institutions,  

Supporting priority payments 

 Review and broaden scope of Household Budget Scheme to support payments for 
priorities – accommodation, utilities etc. 

 Develop an ancillary affordable payment system for non-SW recipients, and 
particularly those in vulnerable circumstances, to support continuity of priority 
payments and unnecessary accumulation of arrears.  

Relevant to DEASP, An Post, Credit industry, Banks and financial institutions, utilities and 
broadband providers. 

Access to affordable credit 

 CIB/MABS made a submission to the Department of Finance (July 2019) setting out 
their views on the need for an interest rate cap on licensed money lending and 
awaits the outcome of the Department’s consultation. 
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MABS recommendations for Budget 2021 

 Progression of the work of the Personal Micro Credit Task Force on Illegal 
Moneylending.  

 There needs to be more education about the CCR so that borrowers fully 
understand what is recorded and how lenders may use it in lending decisions.  
There may be a need to consider the reduction in the recording period from 5 to 3 
years to enable borrowers affected by the pandemic to access credit at an earlier 
point.   

Relevant to: Department of Finance, CBI, Credit Unions, banks and financial institutions,  

Supports for self-employed 

 Establish a Small Business Deb Line modelled on Business debtline as a joint 
initiative between MABS and local enterprise structures 

Relevant to: DEASP, Department of Enterprise, Business and Innovation, MABS, LEO etc.  

Hybrid Approach to Debt resolution  
Informal arrangements 

 Introduce a ‘breathing space’ for informal debt resolution; freezing interest and 
charges and enforcement for the duration of the breathing space. 

 Apply additional breathing space for borrowers experiencing a mental health or 
health crisis so that treatment can be the priority focus.   

 Include State creditors in rules governing arrears resolution and management  
Borrowers in mortgage arrears MARP/CCMA 

 Review of MARP CCMA with an emphasis on a mandatory requirement for a suite 
of options /solutions for late-stage mortgage arrears resolution and solutions for 
older borrowers and separated couples. 

 Digitalisation of MARP process to increase accessibility and increase efficiency 

 Resourcing of legal aid for representation in cases of mortgage arrears.  
Relevant to CBI, MABS, Banks and Financial Institutions, State Creditors, CRU.  

Insolvency  

 Enable debtors to access insolvency more than once in a lifetime 

 Establish a non-commercial /public PIP service in MABS 

 Reduce the DRN supervisory period from 3 years to one year 

 Make the process more accessible  

 Remove preference as an eligibility criterion 

 Remove ‘excludable’ debts from DRN process 
Relevant to: DEASP, Department of Justice and Equality, MABS, ISI 

Backstop against housing loss 

 Review of MTR eligibility criteria (valuations and equity thresholds in particular) to 
make it more accessible. 

 Consider introduction of mortgage interest supplement similar/where there is a 
short-term affordability gap. 

 Balanced Regional Development -to take account of new patterns of attendance at 
the workplace and ensure that those who must attend a workplace can afford to 
live in its locale.  

 Increase supply of social housing  
Relevant to: DEASP, Department of Housing, Planning and Local Government.  
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1

The Citizens Information Service (CIS) network receives a million queries on all aspects of rights  
and entitlements to public and social services each year. In 2016, these services dealt with over 95,000 
housing-related queries, including over 10,500 queries relating to the Housing Assistance Payment (HAP). CIS 
query returns for the first half of 2017 show that the volume of housing and HAP-related queries continues 
to be high. With HAP use increasing significantly in line with Rebuilding Ireland: An Action Plan for Housing 
and Homelessness priorities, it is almost certain that the number of HAP queries received by CISs and the 
Citizens Information Phone Service (CIPS) will continue to grow. Frontline services supported by the Citizens 
Information Board (CISs, CIPS and Money Advice and Budgeting Services) have a role to play in providing 
policy feedback based on clients’ experience of public services.

The Citizens Information Board regards the Housing Assistance Payment (HAP) as a valuable social housing 
initiative which helps to address the housing needs of those in low income employment as well as those 
reliant on social welfare. For many people who are dependent on social housing and who wish to increase 
their hours of work or work full-time, HAP clearly has advantages over the Rent Supplement Scheme.  
The nationwide rollout of HAP earlier this year is, therefore, a welcome development.

The Rebuilding Ireland Action Plan places a heavy reliance on HAP as a key component of social housing 
provision over the next five years. However, the shortage of available suitable private rented accommodation 
in some areas and security of tenure concerns impact on HAP as a viable social housing alternative. CIS clients 
who present with housing-related queries are frequently already vulnerable and sometimes at serious risk of 
homelessness. Having to find HAP accommodation in a tight and competitive private rental market can often 
result in additional stress on these families.

The recent Workplace Relations Commission ruling where tenants in three joined cases (supported by CISs 
and FLAC) succeeded with their claims of discrimination by a landlord in relation to transferring from Rent 
Supplement to HAP, and who were awarded compensation, is likely to have some postive impact on HAP 
tenants’ ability to access or retain private rented accommodation.

While research for this report took place before the completion of the full rollout of HAP, the issues flagged 
continue to be presented in queries to CISs. The report concludes with a list of recommendations on concerns 
that need to be dealt with in relation to HAP. Some of these are already being addressed, as can be seen from 
the response to the report set out in Appendix 1 which was provided by the Department of Housing, Planning 
and Local Government, others remain outstanding.

Since HAP, as currently envisaged, is a key response to meeting citizens’ basic right to social housing, CIB 
has an important role to play in highlighting clients’ experience of accessing HAP and other forms of social 
housing.

Preface
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2

There is a high level of interest at national policy level in the ability of the Housing Assistance Payment (HAP) 
to provide access to private rental accommodation for lower income households, with significant expectations 
placed on the scheme to provide stable, affordable accommodation within the private rental sector.  

The Minister for Housing, Planning, Community and Local Government1 announced on 1 March 2017   
‘the completion of the nationwide rollout of the HAP scheme with its introduction to the administrative  
areas of Dublin City Council, Fingal County Council and Dun Laoghaire Rathdown County Council, delivering  
on another key action under Rebuilding Ireland: An Action Plan for Housing and Homelessness. The effect  
is that eligible households in all 31 local authority areas can now avail of an immediate form of social housing 
support’. 

There are currently (September 2017) over 27,000 active HAP tenancies. ‘This number indicates that the 
Rebuilding Ireland target of 15,000 additional households to be supported by the scheme in 2017 will be met 
without difficulty. These tenancies involve more than 18,000 separate landlords and agents. On average in 
2017, more than 300 new households are being supported by the scheme each week, with that set-up rate 
expected to reach 400 by the end of the year.’ (Department of Housing, Planning and Local Government, 
Appendix 1).

Citizens Information Services (CISs) dealt with over 10,500 HAP-related queries in 2016 and saw an increase 
of 27% overall in housing-related queries. With the accelerated rollout of the scheme in 2017 and in line with 
government policy to move away from rent supplement as a source of support for long-term housing need, 
it is likely that the number of HAP queries to CISs will increase. The Citizens Information Board decided to 
explore the experience of information and advocacy services supported by the Board in dealing with HAP-
related queries and the challenges and learning arising in relation to implementation of the scheme to date.  
The Board hopes this report will contribute to and support the development of the HAP scheme and social 
housing policy.

This study was undertaken during the pilot phase of the HAP Scheme and reflects the experiences of CISs 
in dealing with queries from the public at that point in time. The issues raised in the report are responded  
to by the Department of Housing, Planning and Local Government in observations set out in Appendix 1  
of the report.

The report is one of a series of thematic social policy reports undertaken by CIB in line with its remit for 
policy feedback and its role in highlighting issues that are of concern to users of the services it supports.

Executive Summary

INTRODUCTION

1. Department of Housing, Planning and Local Government May 2017.

This report draws from an analysis of various returns and housing queries received by CISs around the country, 
as well as a survey of CISs and CIPS (Citizens Information Phone Service) staff. A small number of interviews 
were also conducted with CIS staff locally and with local authority officials responsible for the rollout of HAP 
in counties Donegal, Cork City and Kilkenny respectively as well as a representative from the Department  
of Housing, Planning and Local Government.

METHODOLOGY
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The report provides details of the historical context that led to the development of HAP and specifically 
explores the roles of both Rent Supplement and the Rental Accommodation Scheme (RAS).  
It compares and contrasts HAP with these schemes and examines the current rollout and operation of HAP.  
It details the plan to transfer all long-term rent supplement recipients over to the HAP scheme with rent 
supplement made available only to people who need short-term support to pay their rent. The target laid out 
in the 2016 Rebuilding Ireland Action Plan2, is to complete the transfers from rent supplement to HAP  
by 2020. This section also explores HAP for homeless households.

The report contains an examination of the data, the experiences and the views of CIS and CIPS staff 
nationally. Some of the issues identified are not exclusive to HAP but also apply to rent supplement and RAS.  
The predominant issues can be grouped under a number of headings as follows: 

• The limited stock of private rented accommodation 
• The even more limited stock of affordable private rented accommodation 
• The need to make information on HAP available directly to potential tenants and ensure that potential 

HAP tenants are fully aware of the specific conditions imposed by HAP
• The recognition that some landlords (for a variety of reasons) are reluctant to participate in HAP
• The importance of continuing to find ways to support tenants to deal with the issue of landlords requiring 

top-up payments
• Providing more information on HAP to potential landlords3 
• The continuing need for discretion with maximum rent limits in certain cases
• The need for ongoing training and local authority input on HAP for staff of CIS and CIPS 
• The need to address a number of HAP policy and administration issues

BACKGROUND AND CONTEXT

CIS AND CIPS EXPERIENCES IN RELATION TO HAP

  2. Government of Ireland (2016) Rebuilding Ireland Action Plan.
  3. Since this study was undertaken a new dedicated website hap.ie was launched ‘the purpose of which is to provide a single national point of information on the  
HAP scheme for both landlords and tenants’.

The report authors conclude that HAP works best in local authority areas and locations where there is a 
reasonable stock of private rental accommodation and less well in locations where there is a high demand 
for rental accommodation, which in turn affords landlords the option to pick and choose their tenants, 
leaving vulnerable HAP applicants in particular with very limited access to rental accommodation. HAP can 
also clearly be seen to be a more attractive option for households that have either not been on the social 
housing waiting list, or have not been on it for long. Households that have been on the list for a longer period 
appear more reluctant to give up their place and engage with HAP. For tenants dependent on social housing 
who wish to increase their hours/work full-time or indeed return to education, HAP is clearly a very useful 
initiative. The study also found that some landlords whose tenants have been recipients of rent supplement 
may also be reluctant to transfer over to HAP. 

CONCLUSIONS
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The report recommendations are as follows:

• Put a system in place to support vulnerable households to identify suitable accommodation in the private 
rental sector (similar to the Place Finder Service within Homeless HAP).

• Rent limits should continue to be adjusted to take account of household type and available 
accommodation stock.

• Put strategies in place to support households to relocate from urban to rural locations in order to avail  
of lower rents. 

• HAP communication should reference what the consequences of participation in HAP are for potential 
tenants (e.g. removal from the local authority social housing waiting list, option to apply for the transfer 
list, the expectation to remain in the HAP accommodation for two years before the tenant can move).

• Greater clarity is needed in relation to what happens when and if a household’s circumstances change 
(e.g. relationship breakdown).

• Online HAP information should be updated regularly. 
• A completed sample HAP application form should be made available online.
• Leaflets outlining the key aspects of HAP should be produced for clients in a number of languages.
• Put protocol in place whereby tenants are clear what the situation is when a landlord will not sign up  

to HAP.
• Make landlords aware of the benefits of HAP and the option of 100% relief on their mortgage interest.
• Organise a campaign focused on landlords clarifying the potential benefits of HAP.
• Households should be encouraged by their local authority to disclose where they are making top-up 

payments to meet market rent levels.
• Ensure local authority housing officers continue to have the necessary discretion and autonomy to exceed 

rent limits where there are particular mitigating circumstances.
• Clear guidelines are needed in relation to what qualifies as mitigating circumstances.
• Ongoing communication and engagement are needed between CISs/CIPS and local authorities in relation 

to HAP.
• Ensure sufficient local authority staff are allocated to the administration and the inspection of HAP 

properties.
• Identify a designated person within the local authority to liaise with on HAP issues; provide relevant 

support bodies (including CISs and CIPS) with their contact details.
• Bring into effect the review/appeal section of the legislation to ensure that an individual refused/

disqualified from HAP has the opportunity to appeal the disqualification decision.4

• Local authorities need continued allocation of sufficient resources and sanctions in order to enable  
them to pursue landlords who do not meet the minimum private rental accommodation standards.

RECOMMENDATIONS

4. This review/appeals section of the legislation only applies to HAP decisions and not to housing need assessments which remain a matter for the local authority.
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‘The Government’s long-term approach for assisting households living in the rental sector requiring support is 
through the HAP scheme and so all rent supplement recipients with a long-term housing need will transition to 
HAP. HAP allows recipients to increase their household income without the risk that they may lose their housing 
support. In that way, HAP provides a more secure form of assistance to households who need help with their 
housing needs in the longer term. In order to ensure that all households who could benefit from the payment 
have access to it, the Government is committing to the accelerated rollout of the scheme on a national basis.’
(Rebuilding Ireland Action Plan, July 2016 p39)

HAP has been introduced to provide a more integrated and streamlined support for households who need 
long-term housing support. It is also expected to facilitate better regulation of the private rented sector and 
to provide more stability for households in relation to rent levels and security of tenure. There is a high level 
of interest (at both national policy and political levels) in the ability of HAP to provide access to private rental 
accommodation for lower income households, with significant expectations placed on the ability of the 
scheme to provide access to stable, affordable accommodation within the private rental sector.  

HAP is operational throughout Ireland since the start of March 2017 when it was rolled out to the final three 
local authorities in the Dublin area. There are currently more than 27,000 households receiving HAP support.5  
Over a third of these households have transferred from the Rent Supplement scheme.6

The Citizens Information Board (CIB) is the national agency responsible for supporting the provision 
of information, advice and advocacy on social services, and for the provision of the Money Advice and 
Budgeting Service. CIB provides the Citizens Information website, citizensinformation.ie, and supports the 
network of Citizens Information Services (CISs) and the Citizens Information Phone Service. It also funds and 
supports the Money Advice and Budgeting Service (MABS). CIB undertakes social research on topics based 
on the feedback it receives from services. The topics researched are those of particular concern to people 
getting social benefits and services in Ireland. This report is one of a series of thematic social policy reports 
undertaken by CIB in line with its remit for policy feedback and its strategic priority to highlight issues which 
are of concern to users of social services, so that policy and administration of public services is continually 
enhanced. CIB also has a role in relation to online information provision including citizensinformation.ie and 
keepingyourhome.ie, both of which carry substantial housing-related information content.

Citizens Information Services (CIS) provide a face-to-face information, advice and advocacy service to the 
public, supported and funded by the Citizens Information Board. Each CIS covers a geographical area, either 
county-wide or part of an urban area, and delivers its services through a network of Citizens Information 
Centres (CICs). Citizens Information is provided by 42 Citizens Information Services from over 200 locations.7 
The Citizens Information Phone Service (CIPS) provides a comprehensive and confidential telephone 
information service that is funded and supported by CIB.

In 2016, the national network of CISs received a high level of overall housing-related queries8, including over 
10,500 queries in relation to the new Housing Assistance Payment (HAP). In 2015 CISs dealt with 3,850 

1. Introduction and background

1.1 INTRODUCTION

5. At the end of 2016, 16,493 HAP tenancies were supported - 15,662 households in receipt of HAP, and an additional 831 tenancies established under the Homeless 
HAP by the Dublin Regional Homeless Executive (on behalf of the four Dublin local authorities).
6. http://www.housing.gov.ie/housing/rebuilding-ireland/housing-assistance-payment/coveney-announces-housing-assistance-payment
7. These consist of 106 Citizens Information Centres (50 full-time and 63 part-time) and 106 fixed outreach services.
8. Overall services dealt with 1.01million queries from over 600,000 people in 2016.
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HAP-related queries. With HAP use likely to increase in line with government policy (a move away from rent 
supplement as a source of support for long-term housing need), it is likely that the number of HAP queries 
received by CISs and the Citizens Information Phone Service (CIPS) will continue to increase. It is therefore 
timely for the Citizens Information Board (CIB) to facilitate an exploration of the challenges and learning 
arising in relation to implementation to date, in order to contribute to and support the ongoing delivery of 
the various HAP schemes. 

The residential rental sector has grown considerably over the last ten to twenty years and is likely to grow 
further over the next twenty years. According to the Rebuilding Ireland Residential Rental Sector Strategy 
Stakeholder Consultation guidelines, ‘The rental sector in Ireland has doubled in size over the course of the 
last two decades. Almost one fifth of households now rent their accommodation from a private landlord. In 
some urban areas, renting is the dominant form of tenure. Tenants are now also renting for longer, both as 
home ownership becomes more difficult to access and also reflecting lifestyle changes’ (p9). Key issues for 
the sector identified by CIB within their 2016 submission9 (p4) to the Residential Rental Sector Strategy 
consultations include:
• ‘Security (bringing greater certainty to tenants and landlords)
• Supply (maintaining existing levels of rental stock and promoting additional supply)
• Standards (improving the quality and management of rental accommodation); and
• Services (broadening and strengthening the role and powers of the Residential Tenancies Board (RTB)’.

The private rental sector is also becoming increasingly important in Irish ‘social’ housing and housing for 
those on relatively low incomes, particularly in the context of a substantial fall in the number of new local 
authorities’ properties being developed and an increasing dependence on the private rental sector for the 
provision of social housing (NESC, 2014 p25).10

The development of a Residential Rental Sector Strategy for the rental sector - published in December 2016 
- was a key commitment in Rebuilding Ireland. Its purpose is to provide a vision of the role that the rental 
sector will play in the short, medium and long term, in the context of the Government’s overall objectives 
for the housing sector. The strategy identifies a strong and viable private rental sector as a key component 
in any healthy housing market, providing a housing option to those who either cannot or choose not to 
enter the owner-occupied market, but still have sufficient means to meet their own accommodation needs. 
It also identifies the private rental market as a housing option to meet rising demand that can also promote 
flexibility and better alignment to a more mobile labour market, making it easier for individuals and families 
to pursue job opportunities or adapt their accommodation to changing family circumstances (p8). ‘What the 
strategy puts forward is ‘an integrated range of complementary measures across the areas of security, supply, 
standards and services, the new Rent Pressure Zone system as a critical intervention to alleviate conditions in 
areas where market failure is particularly acute’ (p4).11

Within the CIB submission12 the need for the State to recognise the right to adequate housing and to implement 
appropriate legislation and policies in this regard is identified. 

1.2 CONTEXT

9. CIB (2016) A Submission by the Citizens Information Board to the Residential Rental Sector Strategy Consultation (Nov 2016)  
http://www.citizensinformationboard.ie/downloads/social_policy/submissions2016/Residential_Rental_Sector_Strategy_Subm.pdf
10. McGauran, A.M. and O’Connell, L. (2014) Review of Irish Social and Affordable Housing Provision. NESC Secretariat Papers, Paper No. 10 NESC, Dublin.
11. Strategy for the Rental Sector (Dec 16).
12. Residential Rental Sector Strategy Consultation: A Submission by the Citizens Information Board (November 2016)
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The Strategy for the Rental Sector (2016) indicated that ‘close to 30% of the population now rent their homes, 
and in some urban areas the proportion renting can be as high as 80%. This means that approximately half a 
million households in Ireland currently rent their accommodation. The majority rent privately (over 320,000 
households), with a further 130,000 (households) renting from a local authority and close to 30,000 households 
renting from an Approved Housing Body. Between 2006 and 2011 the proportion of the population renting 
their accommodation grew by one third. Data from the Residential Tenancies Board shows that the number of 
registered tenancies has continued to grow up to the present’.13 According to Quarter 3 of 2016 Residential 
Mortgage Arrears statistics from the Central Bank14 there were also 56,350 accounts (8 per cent of total),  
in arrears of more than 90 days (reflecting a quarter-on-quarter decline of 2.1 percent).

Aggregation of this data by the Housing Agency (2016)15 led them to estimate that about one third of 
the population needs some level of state support to meet their accommodation needs. With an increasing 
number of households (individuals and families) at risk of becoming homeless, a range of short and medium 
term affordable rental solutions is required. Up until relatively recently Rent Supplement was the key 
support in place to support low income households access accommodation in the private rental sector. Rent 
supplement was originally designed as a short-term support measure but over time as the economic situation 
worsened, many households became long-term rent supplement recipients. Other schemes introduced to 
address some of the challenges identified in relation to rent supplement include the Rental Accommodation 
Scheme (RAS) and most recently the Housing Assistance Payment (HAP). Given that the Department of Social 
Protection’s16 stated intention is to transfer long-term rent supplement recipients to HAP, it is clear that HAP 
will be a vital support for those accessing social housing in the private rental sector.

Over the past two years CISs have seen an increase in the number of housing queries received, with a 10% 
increase between 2014 and 2015 and a 27% increase over the period 2015 to 2016. CIPS also dealt with 
over 8,000 housing queries in 2016. The queries received cover a range of topics including local authority and 
social housing, homelessness, losing your home, emergency accommodation, and renting a home. They do not 
include additional queries in relation to Rent Supplement under the Social Welfare category. The number of 
these queries received has fallen in line with the fall in numbers eligible for the payment – see Table 1.1 below. 

13. The Strategy for the Rental Sector (Dec 2016)
14. https://www.centralbank.ie/docs/default-source/statistics/data-and-analysis/credit-and-banking-statistics/mortgage-arrears/residential-mortgage-ar-
rears-and-repossessions-statistics-september-2016.pdf?sfvrsn=9
15. Housing Agency (2016) Submission to the Housing and Homelessness Oireachtas Committee (28th April 2016)
16. Now the Department of Employment Affairs and Social Protection.

Where an individual contacts a CIS or CIPS for information, advice or assistance about a public service or 
benefit that may indicate an underlying difficulty with a policy, practice or piece of legislation, the CIS or 
CIPS will record this information as a social policy return and this is given as feedback to CIB. CIB uses this 
indicative case data when drafting social policy reports, submissions and research papers.

YEAR Total Number of 
Housing Queries 
received by CISs

% Change Total Number of 
Rent Supplement 
Queries received  
by CISs

% Change Total Number of 
Housing-related 
Queries received

% Change

2014 54,033 - 28,175 - 82,208 -

2015 59,205 +10% 24,685 -12% 83,890 +2%

2016 75,435 +27% 20,198 -16% 95,633 +14%

TABLE 1.1 ANALYSIS OF THE LEVELS OF HOUSING QUERIES RECEIVED BY CISs 2014-2016
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17. Oyster is the internal recording system used by information staff in CISs to record data on callers and the nature of queries as well as policy issues that they 
come across repeatedly and/or an issue that they feel is having a serious impact on their clients. The report they submit is referred to as a Social Policy Return (SPR).  
All of the information submitted is anonymous. CIPS record similar data on their own system.

This report draws from an analysis of the CIS returns and the housing queries recorded on the CIB Oyster17 
database, as well as an interrogation of the social policy returns submitted by CIPS and the CISs. 
Of the 3,782 Social Policy Returns (SPRs) submitted to CIB by information staff in CISs and CIPS in 2015, over 
one fifth related to housing issues – including 8% - 10% of queries specifically related to Rent Supplement 
(located under Supplementary Welfare schemes). 

The report also draws from a survey of CIS and CIPS staff around the country, who were asked to submit their 
experiences in relation to HAP over the period April - June 2016. The survey invitation was issued by CIB to all 
CISs around the country and to CIPS. A total of 45 responses were received from 13 counties, five responses 
were also received from CIPS. It should be noted that some counties/locations submitted more than one 
response. See Table 1.2 for details of the counties from which responses were received. 

1.3 METHODOLOGY

TABLE 1.2 SURVEY RESPONSES BY LOCAL AUTHORITY AREA*

*See Appendix 2 for details of the rollout of HAP

CIPS National coverage

Dublin City Council
Ballyfermot, Dublin 246 and Dublin City Centre (Homeless HAP was in place  
at the time of the research but not HAP)

South Dublin County Council Tallaght and Lucan  

Co. Carlow Carlow 

Co Clare Clare and Ennis 

Co. Cork Cork City South 

Co. Offaly Offaly, Birr and Tullamore 

Co. Donegal 
Buncrana, Carndonagh, Donegal CIS, Donegal Town, Dungloe, Letterkenny  
and Milford

Co. Kilkenny Kilkenny

Co Limerick Limerick

Co Meath  Meath

Co Kildare South Kildare 

Co Tipperary Thurles, Tipperary CIS and Tipperary Town 

Co. Galway Tuam

Co. Westmeath Westmeath (HAP was not in place at the time)

A small number of interviews were also conducted with CIS staff locally and with local authority officials 
responsible for the rollout of HAP in Donegal, Cork City and Kilkenny respectively as well as a representative 
from the Department of Housing, Planning and Local Government.

1.4 OUTLINE OF THE REPORT
The remainder of this report contains three main sections. Section 2 provides the background and policy 
context, Section 3 describes the experiences of CISs and CIPS in relation to the scheme, while Section 4 
details the issues, and policy challenges. A set of recommendations is also included in Section 4.
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2. The Housing Assistance Payment

2.1 INTRODUCTION
This section details the historical context that led to the development of HAP and specifically explores the 
roles of both Rent Supplement (RS) and the Rental Accommodation Scheme (RAS). It compares and contrasts 
HAP with these schemes and considers the current rollout and operation of HAP.

The first payment for those in private rented accommodation who could not afford to pay the rent from their 
own resources was rent supplement. This was introduced in 1977 under the Social Welfare (Supplementary 
Welfare Allowances (SWA)) Act, 1975 and is administered by the Department of Employment Affairs and 
Social Protection. The current SWA scheme consists of a basic payment, called Supplementary Welfare 
Allowance, and a number of other financial supplements. Eligible recipients include those who could originally 
afford their accommodation but no longer can due to a change in circumstances (such as unemployment), 
and those on the local authority housing list. Rent supplement is means tested. In general, an individual 
working 30 hours or more a week, or with a spouse/partner engaged in similar hours of employment, is 
deemed to be in full-time work and cannot claim rent supplement. RAS-eligible rent supplement claimants 
may retain entitlement to a supplement while in full-time employment, subject to other existing qualifying 
conditions.18

In the late 1990s and early 2000s, as house prices began to rise and a low number of local authority owned 
dwellings were available, the number of people claiming rent supplement increased significantly, as did the 
length of time they were on the scheme, as well as the overall cost of the scheme. The numbers on the 
scheme have reduced from a peak of 97,260 households in 2010 to less than 50,000 by end 2016, with over 
50% of these households residing in Dublin. See Table 2.1 for details.

2.2 CONTEXT

2.2.1 Rent Supplement

Year No of recipients Cost in millions

1994 28,800 €56

2004 57,874 €354

2010 97,260 recipients €51619

2013 79,788 €373

2015 65,000 €29820  

2016 48,04321 (to Dec 2016) €26722 (only to July 2016)

TABLE 2.1 NUMBERS AND COSTS OF RENT SUPPLEMENT (1994-2016)

18. Where employment is directly preceded by a period of unemployment of 12 months or more; through participation in certain “In-Work Income Supports” 
schemes. 
19. The fall from this peak was explained in 2014 by the then Minister for Social Protection, Joan Burton as people returning to work.
20. Kevin Humphreys PQ, November 2015
21. Varadkar, L (2017) PQ Numbers getting rent support – statistics (24 January 2017)
22. Varadkar, L (2016) Rent Supplement scheme - rent limits review PQ. 
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Applicants qualify for rent supplement if their only income is a social welfare payment, if their local authority 
assesses them as having a housing need, and if they satisfy a number of other conditions. The amount of rent 
supplement paid is calculated to ensure that a claimant’s income, after paying rent, does not fall below the 
basic Supplementary Welfare Allowance rate minus €30. Claimants must pay at least €30 towards their rent 
(or €40 for a couple).23 Applicants are not eligible for the payment if they (or their partner, if in a couple) are 
in full-time employment (that is, over 30 hours per week).  
The amount of rent supplement provided is subject to a maximum limit. Rent limits are generally prescribed 
by county. See Table 2.2 for details of the most recent maximum rent limits.

County
Single 
Shared

Couple 
Shared

Single Couple

Couple/
One Parent 
Family - 1 
Qualified 

Child

Couple/
One Parent 
Family - 2 
Qualified 
Children

Couple/
One Parent 
Family - 3 
Qualified 
Children

Dublin-Fingal €400 €440 €660 €900 €1,150 €1,175 €1,200

Dublin - 
other local 
authorities 

€430 €500 €660 €900 €1,250 €1,275 €1,300

Carlow €270 €290 €440 €510 €570 €600 €630

Cavan €190 €220 €380 €420 €450 €470 €490

Clare €220 €240 €360 €400 €480 €515 €550

Cork €300 €330 €550 €650 €900 €925 €950

Donegal €200 €230 €340 €370 €410 €470 €520

Galway €330 €360 €575 €650 €850 €875 €900

Kerry €200 €230 €380 €410 €525 €550 €575

Kildare €290 €350 €500 €585 €800 €835 €870

Kilkenny €230 €270 €480 €530 €630 €660 €690

Laois €240 €280 €420 €433 €580 €610 €630

Leitrim €200 €220 €340 €370 €450 €475 €500

Limerick €270 €300 €420 €450 €650 €700 €750

Longford €180 €200 €330 €350 €400 €425 €450

Louth €250 €290 €460 €480 €660 €690 €720

Mayo €200 €220 €390 €410 €480 €500 €520

Meath €240 €310 €460 €500 €730 €740 €750

Monaghan €200 €220 €330 €390 €500 €515 €530

Offaly €210 €230 €380 €433 €550 €575 €600

Roscommon €240 €260 €360 €390 €500 €525 €550

TABLE 2.2 MAXIMUM RENT LIMITS 2016 FOR RENT SUPPLEMENT24  

DEPARTMENT OF SOCIAL PROTECTION EFFECTIVE 1ST JULY 2016

23. This level is reduced for young people on lower rates of welfare payments.
24. Department of Social Protection staff have a degree of discretion in relation to rent limits.

196



11

County
Single 
Shared

Couple 
Shared

Single Couple

Couple/
One Parent 
Family - 1 
Qualified 

Child

Couple/
One Parent 
Family - 2 
Qualified 
Children

Couple/
One Parent 
Family - 3 
Qualified 
Children

Sligo €220 €250 €460 €490 €550 €575 €600

Tipperary €210 €230 €380 €420 €525 €560 €600

Waterford €240 €270 €430 €450 €550 €575 €600

Westmeath €220 €240 €450 €470 €600 €625 €650

Wexford €280 €300 €420 €433 €530 €565 €600

Wicklow €250 €300 €440 €475 €700 €735 €770

M4-M1  
Commuter 
Belt Area

€310 €350 €575 €650 €975 €1,050 €1,100

Wicklow M11 
Commuter 

Towns
€370 €410 €660 €900 €1,150 €1,200 €1,250

Rent limits are based on household type, rather than accommodation types available. This can pose challenges 
for example for larger families who may find it difficult to locate sufficiently large accommodation to meet 
their needs.25 Where there is no prescribed limit for a household type the Community Welfare Service 
assessing the claim must be satisfied that the rent payable is reasonable having regard to the nature, 
character and location of the residence.

Rent supplement is not normally paid where the rent payable to the landlord is in excess of these ‘limits’  
or caps. CIS and CIPS social policy returns suggest that some clients are paying top-ups. 

Local Department of Employment Affairs and Social Protection and local authority staff dealing with HAP 
have discretionary powers to deal with each tenancy on a case-by-case basis with specific reference to 
cases where applicants are at risk of losing their homes with a National Tenancy Sustainment Framework 
(NTSF) put in place to ensure a consistent approach to the administration of Rent Supplement. In view of 
the ongoing difficulties in the rental market, under this approach, individual rents can be increased above 
prescribed limits if deemed appropriate on a case-by-case basis. (There were a total of 8,281 awards under 
the NTSF as at 16 January 2017).26 The Department also operates a special Protocol with the co-operation of 
Threshold and housing authorities in areas where supply issues are particularly acute. This began in Cork and 
Dublin and was broadened to include Kildare, Meath, Wicklow and Galway City. Approximately 2,619 awards 
were made in 2016.27 Over 11,900 tenants at imminent risk of homelessness have been supported through 
increased rent supplement payments.28

Individuals and households assessed as having a long-term housing need are currently being asked to transfer 
to HAP. This is happening on a phased basis around the country and Department of Employment Affairs 
and Social Protection staff are working with local authority staff to facilitate the process. The Department 
of Housing, Planning and Local Government expect that up to 80% of rent supplement households will 
ultimately transfer to HAP.29 HAP rent limits are very similar to the Rent Supplement limits detailed  
in Table 2.2.

25. Source: Local authority officials consulted as part of this research. 
26. Varadkar, L (2017) PQ Numbers getting rent support – statistics (24 January 2017)
27. Varadkar, L (2017) PQ Numbers getting rent support – statistics (24 January 2017)
28. Department of Social Protection, 25 July 2017
29. Meeting with the Department of Housing, Planning, Community and Local Government on 6 Oct 2016
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30. Overall figures for 2016 were not available at time of completion of this report.

2.2.2 The Rental Accommodation Scheme (RAS)

RAS was introduced in 2004 to address a number of the issues raised in relation to rent supplement. Under 
RAS, individuals who have been on long-term rent supplement, and who have been assessed as having a long-
term housing need, could be housed in accommodation leased by the local authority. This accommodation  
is leased from private and voluntary landlords, and tenants pay a differential rent related to their income.   
The advantage of RAS is that it gives tenants more long-term housing security (as leases are generally 
medium to longer term) and if a landlord decides to withdraw the house from the scheme, the local authority 
is responsible for the provision of alternative accommodation. Participation in RAS also offers access to  
a range of housing supports.  
 
Differences between RAS and rent supplement are as follows; 

• RAS tenants can be employed full-time.
• The local authority leases the accommodation and pays the landlord directly. (The idea behind this was 

that the local authority’s market power would facilitate better negotiation on rent). 
• The payment method is more reliable for landlords. Social welfare legislation provides for the payment 

of a rent supplement payment to a nominated payee such as a landlord on behalf of the tenant. Recent 
figures show that payments direct to nominated payees are made in approximately 25% of cases. 

The plan when RAS was introduced was to transfer a sizeable proportion of households on long-term rent 
supplement for over 18 months over to RAS. Almost 48,000 households were transferred to RAS over the 
period 2005 to 2013 (NESC, 2014). This contributed to an overall reduction in the numbers accessing  
Rent Supplement.  
 
The capacity of RAS to deal with the scale of individuals claiming rent supplement has been linked to the 
growth in numbers on rent supplement during the economic downturn. NESC (2014) also suggested that 
local authorities had found it increasingly difficult to source accommodation for RAS in and near large urban 
areas, as landlords could easily find tenants willing to pay higher rents than those allowed under RAS. They 
also found that some local authorities were increasingly in arrears from tenants, but because it was they 
who had contracted to pay the landlord rent for a particular period of time, they had to continue to pay the 
rent whether or not the tenant paid them. The Rebuilding Ireland Action Plan (July 2016) contains a target to 
transfer 1,000 households to RAS in 2016 and a further 1,000 households in 2017. Figures from the DHPLG 
show that 20,834 households were being supported by RAS at the end of 2015 and there were 1,276 new 
RAS tenancies in 2016.30

The introduction of HAP was announced in July 2013. According to Rebuilding Ireland (2016 p39), the HAP 
scheme is ‘the Government’s long-term approach for assisting households living in the rental sector requiring 
support ……and so all rent supplement recipients with a long-term housing need will transition to HAP. HAP 
allows recipients to increase their household income without the risk that they may lose their housing support.  
In that way, HAP provides a more secure form of assistance to households who need help with their housing 
needs in the longer term in order to ensure that all households who could benefit from the payment have access 
to it ‘(p.39).
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The scheme was designed to address the range of problems identified in relation to rent supplement and 
RAS. It was also designed at a time when the Government decided to move responsibility for the provision 
of all long-term housing supports to local authorities with the expectation that this would lead to greater 
consistency in the application of social housing policies in relation to needs, allocations, rents and tenure.31

Under HAP32, the responsibility for the provision of housing-related supports for those with a long-term 
housing need transferred from the Department of Employment Affairs and Social Protection to local 
authorities. Under the scheme, tenants source private rental accommodation, and the local authority makes 
rental payments, subject to rent limits, to the landlord on the tenant’s behalf. The tenancy agreement, which 
like all private rental tenancies is subject to the Residential Tenancies Act, is between the landlord and the 
tenant. The rent must be within the HAP rent limit33 for household size and area lived in – with discretion 
available. All payments under the scheme are made electronically with the local authority paying the landlord 
directly, while tenants pay a weekly HAP rent contribution to the local authority, based on their income 
and ability to pay. Once in receipt of HAP, a household’s housing need is considered to be met and they are 
removed from the housing waiting list. HAP-supported households do have the option of accessing other 
forms of social housing via the local authorities’ transfer lists. 

HAP tenants who have difficulty putting a deposit together can apply for an Exceptional Needs Payment from 
their local Department of Employment Affairs and Social Protection office.

HAP is similar to rent supplement and RAS in that it uses privately owned accommodation to provide social 
housing. It differs from rent supplement (and is similar to existing local authority housing and RAS) in that 
it is possible to be in full-time employment and receive HAP. Since 1 January 2016, landlords who rent to 
tenants in receipt of social housing supports (including RS, HAP and RAS) may claim 100% relief on their 
mortgage interest as an expense against rental income. The purpose of this is to incentivise landlords to 
maintain tenancies with social housing tenants for longer periods. To qualify, the landlord must undertake 
to make the accommodation available to qualifying tenants for a minimum period of three years, and the 
undertaking must be registered with the Residential Tenancies Board.34

HAP differs from RAS in relation to the role of the local authority in particular. Firstly, under HAP it is the 
tenant who is generally responsible for locating the accommodation (under RAS the local authority generally 
finds the accommodation), it is also the situation under HAP that the tenancy relationship is between the 
tenant and the landlord directly (under RAS the local authority is also involved). See Table 2.3 on following 
page for details of other differences. The move from RAS to HAP can be seen to require greater involvement 
and responsibility for the tenant and less for the local authority. Equally the availability of HAP provides the 
tenant with greater flexibility and choice in terms of where they want to live - it also provides landlords with 
the additional option of entering into a tenancy with a social housing tenant without the requirement to 
enter into a contractual agreement with a state body. 

Rent limits for HAP are similar to those for RS (see Table 2.2 for details). Local authorities also have the 
possibility to apply an additional discretionary 20% above rent limits. While Departmental Guidance on the 
use of discretion has been provided to local authorities via circular, the use of discretion in individual cases is 
entirely a matter for the local authority. The Guidance states that it is a matter for a local authority to inform 
itself of the market conditions, what the Department of Social Protection35 is providing in support, and use 

2.2.3 The Housing Assistance Payment (HAP)

31. Threshold and Comhairle (now CIB) in a 2002 Social Policy report on Rent Supplement and the Private Rented Sector suggested that ‘as a general principle, 
responsibility for the administration of rent assistance should be integrated with overall local authority activity on social housing, planning and development with an 
interweaving of arrangements for the private rented sector with those for allocating local authority housing and funding voluntary housing in the overall context  
of development planning to ensure an adequate supply of housing’. The report also suggested a unified housing benefit (p50).
32. HAP was introduced in 2014 under the Housing (Miscellaneous Provisions) Act 2014.
33. Rent limits are similar to current rent supplement limits established by the Dept. of Employment Affairs and Social Protection.
34. Coveney, S (2016) PQ Housing Assistance Payment Written Answer 16th Sept (24793/16).
35. Now Department of Employment Affairs and Social Protection.
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36. Each local authority has statutory discretion to agree to a HAP payment up to 20% above the prescribed maximum rent limit in circumstances where it is 
necessary, because of local rental market conditions, to secure appropriate accommodation for a household that requires it. It is a matter for the local authority 
to determine if the application of flexibility is warranted on a case by case basis.…. From data that is available, at 14 February 2017, 8.5% of the total number of 
households (excluding qualified homeless households) being supported by HAP were benefitting from the additional flexibility that was provided to local authorities 
to exceed the maximum rent limits.  
http://oireachtasdebates.oireachtas.ie/debates%20authoring/debateswebpack.nsf/(indexlookupdail)/20170302~WRE?opendocument
37. Now Department of Employment Affairs and Social Protection.
38. Deducted directly under Household Budget Scheme for tenants on social welfare payments.

TABLE 2.3 SUMMARY OF KEY ADMINISTRATIVE DIFFERENCES BETWEEN RENT SUPPLEMENT, RAS AND HAP

Points of difference Rent supplement RAS HAP

Managing  
organisation

Department of Social Protection37 Local authority Local authority

Who finds 
accommodation 
generally?

Tenant Local authority Tenant

Tenancy 
relationship  
is between…

Tenant and landlord Local authority, tenant 
and landlord

Tenant and landlord

Who pays rent  
to the landlord?

Tenant Local authority Local authority (managed 
centrally by the Shared 
Services Centre based  
in Limerick)

How is the tenant’s 
contribution paid,  
and to whom?

Department of Social Protection 
reduces RS paid to tenant by 
contribution amount

Tenant pays local 
authority

Payment to local authority 
collected electronically.38

Does the tenant 
need to pay  
a deposit?

Yes, if the landlord requires. 
Assistance may be available 
if eligible as exceptional need 
payment under Supplementary 
Welfare Allowance scheme

No, the landlord cannot 
require a deposit as 
the local authority has 
entered into a contract 
with him/her

Yes, if the landlord requires 
one

the discretion available where justified.36

HAP tenants pay a differential rent based on their household income to the local authority, with deduction at 
source through the Household Budget Scheme for those in receipt of social welfare payments. In return, the 
local authority pays a market-related rent to the landlord. The amount of HAP paid to the landlord does not 
change as the tenant’s income changes, however, the rent paid by the tenant does increase as their means 
increase, in line with the local authority’s differential rent scheme. As with all private rented accommodation, 
the local authority is required to inspect the property and ensure it meets the minimum standards for such 
accommodation. Under the Housing (Miscellaneous Provisions) Act 2014 which provides for HAP, local 
authorities must begin the private rental standards inspection process within 8 months of HAP support being 
provided if the property was not inspected in the previous 12 months.

Responsibility for sourcing the accommodation rests with the individual tenant, not the local authority. 
The tenancy relationship is between tenant and landlord, not between tenant and local authority. More 
controversially, those in receipt of HAP, under the Housing Miscellaneous Provisions legislation (section 37), 
are considered to have had their housing needs met, and are removed from the local authority’s housing list. 
Tenants can avail of a move to other forms of social housing support, should they wish to do so, through  
a transfer option, with full credit for the time they spent on the local authority waiting list and placement 
on the transfer list with no less favourable terms than if they had remained on the waiting list. According to 
Minister Coveney ‘It is ultimately up to the household to choose if they wish to be placed on a local authority’s 
transfer list, with the majority of HAP households availing of this option. The practical operation of transfer lists  
is a matter for each local authority to manage, on the basis of their scheme of letting priorities’.

See Table 2.3 for a summary of some of the key differences between Rent Supplement, RAS and HAP.
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The benefits of HAP for HAP recipients have been identified by the Department of Housing, Planning and 
Local Government41 as including the following:
• HAP is a more flexible form of housing support that allows recipients to take up full-time employment, 

while still receiving housing support
• The rent contribution payable by the HAP recipient is based on the differential rent scheme for their local 

authority. This scheme links the rent contribution a household must pay to the household income and the 
ability to pay

• HAP is expected to help regulate the private rental sector and improve standards of accommodation with 
HAP properties inspected by the local authority to make sure that they meet required standards

• HAP recipients will be able to avail of other social housing supports and options, if they so choose

Local authorities will be responsible for all long-term housing supports in their area. According to the 
Department42 this places an increased focus on the assessment of housing need and local authority housing 
waiting lists. It is expected that local authorities will increase their provision of social housing.

The benefits of HAP for landlords/agents have been identified by the Department43 as including the following:
• The landlord or his agent receives prompt payments directly from the local authority on a monthly basis, 

subject to the HAP recipient paying the local authority their rent contribution. 
• All payments are made electronically with no need for rent collection from tenants who are HAP 

recipients 
• Landlords who rent to tenants in receipt of HAP may avail of increased tax relief under a new scheme 

from 1 January 2016. 

Points of difference Rent supplement RAS HAP

Tax clearance 
certificate from 
landlord

Data exchanged on an annual basis 
with Revenue under Section 888 of 
the Taxes (Consolidation) Act

Required Required, to be received 
by local authority when 
payments reach €10,000 in a 
12 month period.39 

Requirements 
on standard of 
accommodation

No specific requirements (other 
than compliance with the general 
requirements under the Residential 
Tenancies legislation) as the 
payment is regarded as income 
support

Certain standards 
required; verified by local 
authority before payment 
commences

The same minimum standards 
that apply to all private rented 
accommodation apply – the 
LA must begin the inspection 
process within 8 months of 
HAP payment if not inspected 
in previous 12 months.

Can recipients work 
full-time?

No Yes Yes

Security of tenure Covered by the Residential 
Tenancies Acts 

Covered by Residential 
Tenancies Acts, but local 
authority finds alternative 
accommodation when 
lease ends

Covered by Residential  
Tenancies Acts

Can the tenant 
be on the local 
authority housing 
waiting list?

Yes, if eligible for long-term 
housing need.

Some local authorities 
allow RAS recipients to be 
on the housing list; some 
do not

No, but recipients can apply 
to go onto the social housing 
transfer list.40 

Source: NESC (2015) p11

39. In accordance with Revenue requirements of all state bodies.
40. Those already living in a local authority home who wish to move to another area can usually apply to go on the transfer list for a transfer to another local 
authority property in the same housing authority area. The treatment of those on the transfer list varies by local authority. In some areas, every second available 
dwelling goes to a person on the transfer list, but in some areas hardly any dwellings go to those on the transfer list.
41.  http://hap.ie/tenants/whyhap/
42. Meeting with the Dept. of Housing, Planning, Community and Local Government on 6th Oct 2016
43. http://hap.ie/landlords/whyhap/
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HAP for homeless households has been operational since February 2015 in the four Dublin local authorities 
(Dublin City Council, Dún Laoghaire Rathdown County Council, Fingal County Council and South Dublin 
County Council) and it is administered by the Dublin Region Homeless Executive (DRHE). This scheme is 
open to homeless households only (i.e. homeless households who are living in homeless accommodation and 
registered as homeless with one of the four Dublin local authorities) who can apply to the homeless section 
of their local authority to access Homeless HAP. Homeless HAP differs from HAP in that it provides extra 
discretion to exceed the HAP rent limits for homeless households as well as providing applicants with access 
to rental deposits and rent in advance. While homeless households may source accommodation themselves, 
the Dublin Place-Finder service also engages with landlords to find suitable tenancies.44 It also works to fast-
track the homeless HAP applications, by arranging payment of the deposit, paying a month’s rent in advance 
and arranging for the Support to Live Independently (SLI) services to visit the tenant in the first months of 
their tenancy to ensure all is running smoothly. The maximum levels of support available under the pilot 
scheme for homeless households were increased to 50% above the rent supplement levels in 2016. Under 
the 2016 Rebuilding Ireland Action Plan, the plan was to ‘increase the transition of homeless households and 
individuals from emergency accommodation through the Dublin Region Homeless HAP pilot, by creating 550 
tenancies by the end of 2016 and a further 1,200 tenancies in 2017’ (p40).

By the end of 2016 this target was exceeded with a total of 810 new tenancies set up under the Homeless 
HAP pilot across the four Dublin local authority areas and a further 236 homeless households supported 
under the general HAP scheme operational around the country.45  

HAP has been rolled out on a phased basis by local authorities across the country. The rollout to the remaining 
three Dublin local authorities was the final phase - this was completed on 1 March 2017.
See Table 2.4 for details of the accelerated HAP targets (2016-2021).

2.2.4 HAP for Homeless households

2.3 Current Operation

Year Social Housing Strategy Target Accelerated Rollout Target

2016 10,000 12,000 

2017 10,000 15,000 

2018 15,000 17,000 

2019 15,000 16,760 

2020 11,040   13,000* 

2021 n/a 10,000 

TABLE 2.4 ACCELERATED HAP TARGETS, 2016-2021

In order to qualify for HAP, a household must be qualified for social housing support by their local authority, 
which means the household must qualify to go on the local authority housing waiting list. Qualification 
includes not exceeding maximum net income limits, see Table 2.5 for details.

* The aim is to complete the transfers from rent supplement to HAP by 2020
Source: Government of Ireland (2016) Rebuilding Ireland Action Plan Table 5 p49

44. http://www.homelessdublin.ie/sites/default/files/content_uploaded/DublinPlaceFindersService_Final.pdf (accessed 20 July 2016)
45. http://www.housing.gov.ie/housing/rebuilding-ireland/housing-assistance-payment/coveney-announces-housing-assistance-payment
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TABLE 2.5 MAXIMUM NET INCOME LIMITS FOR SOCIAL HOUSING APPLICANTS  
(SOCIAL HOUSING ASSESSMENT (AMENDMENT) REGULATIONS, 2011)

Band Local Authority Areas
Max Net Income Threshold - 

Single Person46

Maximum Net Income
Threshold – 3-adult & 

4-child family

1

Cork City, Dublin City, Dún 
Laoghaire Rathdown, Fingal, 
Galway City, Meath, South 
Dublin, Kildare and Wicklow

€35,000 €42,000

2

Cork County, Kerry, Kilkenny, 
Limerick City, Limerick 
County, Louth, Wexford, 
Waterford City and Waterford 
County.

€30,000 €36,000

3

Carlow, Cavan, Clare, Donegal, 
Galway County, Laois, Leitrim, 
Longford, Mayo, Monaghan, 
Offaly, Roscommon, Sligo, 
Tipperary (North and South), 
and Westmeath

€25,000 €30,000

An applicant who is eligible for HAP must find a suitable property in the private rental sector. The local 
authority pays the rent in full directly to the landlord, at the end of each month, subject to terms and 
conditions including rent limits. HAP recipients pay their rent contribution to the local authority. The local 
authority is required to inspect the property within eight months to ensure it meets minimum rental 
standards.

With the introduction of HAP, the plan is to transfer all long-term rent supplement recipients to the HAP 
scheme by 202047 (p46) with rent supplement made available only to people who do not qualify for housing 
support and who need short-term support to pay their rent. 

Within section 198(3G) of the Housing (Miscellaneous Provisions) Act 2014 ‘a designated person from the 
local authority can write to a Rent Supplement recipient asking them to apply for social housing support’ (HAP) 
while Section 198 (3H) of the Act details that rent supplement can be stopped if the household “failed to do 
anything” to engage with the HAP scheme. 

It should also be noted that the review mechanism for HAP has not been commenced (Section 48 of the 
2014 Housing (Miscellaneous Provisions) Act). This means that a HAP recipient who wishes to appeal a 
decision must pursue other routes of appeal such as an appeal in the first instance to a more senior local 
authority official as outlined in the local authorities Customer Charter, or to the Ombudsman or Judicial 
Review proceedings at the High Court, neither of which are suitable for appealing administrative HAP issues. 

2.4 Issues

Source: Social Housing Section, Department of Housing, Planning, Community and Local Government (January 2017)

46. There is an allowance of 5% for each additional adult household member, subject to a maximum allowance under this category of 10%, and an allowance of 
2.5% for each child (defined as person aged less than 18), subject to a maximum allowance under this category of 10%.
47. Government of Ireland (2016) Rebuilding Ireland Action Plan.
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3. CISs and CIPS experience in relation to HAP

3.1 INTRODUCTION

3.2 Data Analysis

This section contains an examination of both the data and the experiences and views of CIS and CIPS staff 
nationally. Some of the issues identified are not exclusive to HAP and may also apply to rent supplement and 
RAS. The final part of this section provides an overview of the issues identified.

In 2015 CISs received 3,850 queries in relation to HAP. In 2016 CISs dealt with 10,514 HAP-related queries.

An analysis of a random sample of over 25% of these cases in the first two quarters of 2016 provide an 
overview of the nature of queries received by CISs in relation to HAP  
(see Table 3.1 for details).

Type of Query
No of responses  

(2015, n=987 cases)
Percentage of 

responses

No of responses 
(Q1 and Q2 2016, 

n=1073 cases)

Percentage 
of responses

General HAP query   
(e.g. general requests for 
information about the 
scheme)

525 53% 521 49%

Eligibility/criteria for 
HAP (including payment 
levels)

144 15% 167 16%

Application/application 
form for HAP

89 9% 154 14%

HAP procedures 46 5% 24 2%

Differences between 
rent supplement and 
HAP payment

44 4% 51 5%

Rent supplement 
queries/limits

39 4% 26 2%

HAP availability in 
different local authority 
areas

37 4% 13 2%

TABLE 3.1 ANALYSIS OF A SAMPLE OF HAP QUERIES RECEIVED BY CISs
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Type of Query
No of responses  

(2015, n=987 cases)
Percentage of 

responses

No of responses 
(Q1 and Q2 2016, 

n=1073 cases)

Percentage 
of responses

HAP and how it affects 
landlords (from a 
landlord perspective)

19 2% 25 2%

Social housing 19 2% 18 2%

Finding landlords who 
will accept HAP

9 1% 23 2%

The differences between 
HAP  
and RAS

7 1% 4 <1%

HAP and social housing 
transfers48 5 <1% 12 1%

Other queries 4 <1% 35 3%

A comparison of the 2015 and 2016 samples shows that CISs are receiving increasingly specific queries  
in relation to HAP as more clients transfer to the scheme.  

For the month of February 2016 CIPS kept a record of the HAP queries they received, see Table 3.2 for details.

48. HAP recipients must apply within two weeks of receiving an offer of a HAP tenancy from the local authority if they wish to go on the social housing transfer list, 
with no less favourable terms than if they had remained on the local authority housing waiting list. They are expected to stay two years in the HAP tenancy before 
getting an opportunity to transfer. As of 29 Nov 2016, over 190 households had transferred from the scheme to other forms of social housing support. 
Source: Minister Simon Coveney TD, 29/11/2016 https://www.kildarestreet.com/wrans/?id=2016-11-29a.640. By the end of 2016, 240 households across the 
country had transferred from the HAP scheme to other forms of social housing support.

TABLE 3.2 NATURE OF HAP QUERIES (RECEIVED BY CIPS DURING THE MONTH OF FEB 2016)

Issue

Caller not informed that accepting HAP removes them from the social housing list

Caller cannot find a landlord who will accept the HAP Scheme – putting them at risk of homelessness

Caller unable to access rent supplement in HAP area

Caller topping-up their rent with the knowledge of their City/County Council 
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TABLE 3.3 EXAMPLES OF CLIENT EXPERIENCES, BOTH POSITIVE AND NEGATIVE, 
IN RELATION TO A NEW HAP TENANCY

Positive Experiences

Work and HAP

• HAP recipients can receive the payment even if they 
return to work full-time 

• Client may qualify for HAP despite having been refused RS
• Being able to work and save, often after long periods of 

debt and unemployment while in receipt of RS

HAP administration

• Local authority efficient at processing applications  
and answering questions 

• Client applied for and received HAP within 3 weeks 
• Positive attitude and approach with various local authorities
• Easy application if landlord accepts rent threshold

Inclusion on the social housing transfer list

The new system provides a route for HAP tenants to apply to 
be included on the social housing transfer list for other social 
housing supports.

HAP more acceptable than RS  
for some landlords

In some locations landlords are more willing to accept HAP 
than RS.

HAP tenants cannot run into arrears Rent is deducted at source.

Value of differential rent scheme
Moving to HAP, the amount a client has to pay may decrease 
a little as their means are assessed differently from RS.

Local authority inspections

Inspections are carried out to ensure that dwellings included  
in the scheme meet the required minimum standards, ensuring 
landlords provide a better standard of housing.

Maximum HAP rent limits/20% flexibility

HAP rent limits are similar to current RS rates. Regulations also 
provide for an additional 20% flexibility above the maximum 
rent limits that apply.

Clients can choose their locality, if houses  
are available

Housing availability and affordability is more of an issue  
in urban locations than it is in rural areas.

HAP flexibility
HAP may be given to a separated person with a claim on the 
family home which has not yet been resolved.

Security of tenure Tenants have some security of tenure
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Negative Experiences

Removal from the social housing waiting list

• Clients are unsure of effect of HAP on housing 
waiting list

• Participation in HAP may necessitate losing a 
relatively high position on the local authority 
Housing List and being placed onto the Social 
Housing Transfer List

Landlords unwilling to engage with HAP 
Some landlords are apprehensive about a long-term 
commitment to the scheme and will not sign up.

Landlords refuse to facilitate tenants to transfer to 
HAP 

Clients in receipt of long-term rent supplement having 
to move because of landlord’s refusal  
to take HAP50

Landlords not sticking to HAP conditions/top-ups

Landlords agree to rent to a HAP recipient in 
accordance with terms and conditions but often  
do not stick to agreement. Tenants are requested  
to pay extra rent to landlord.51

Property does not meet local authority inspection 
standards 

Local authorities do not always inspect the 
accommodation when they are supposed to, so clients 
can be left in poor conditions.52

HAP not yet operational in some local authority areas 
People living in the four local authority areas in Dublin 
not able to access HAP until early 2017.

Language barriers
Language barriers exist for those trying to access the 
scheme whose first language is not English.

Deposits Clients can have problems getting a deposit.

Shortage of affordable private rental accommodation

• There is a general lack of supply 
• Difficult for households using HAP to find private 

rental accommodation (within the rent caps) 
• HAP recipients must find their own 

accommodation with a landlord who will agree  
to HAP conditions

• Clients fearful about change in current situation. 

Transfer of HAP from one property to another

Transferring HAP from one property to another in a 
different local authority can take a considerable period 
of time. For one client this process took 12 weeks, 
while an application made for rent supplement to cover 
this interim period was refused. A subsequent request 
to exercise discretion in this case was also refused. 
The case was escalated through engagement with the 
local Department of Social Protection manager, who 
ultimately agreed to exercise discretion and a rent 
supplement payment was provided.

Accessing HAP information and forms

• The application forms for HAP have to be accessed 
in person from the local authority 

• Cannot access information over the phone 
• Lack of information from some local authorities
• Delays in processing HAP applications in some local 

authorities

50. A recent Workplace Relations Commission ruling where tenants in three joined cases supported by CISs succeeded with their claims of discrimination by a 
landlord in relation to transferring from Rent Supplement to HAP, and who were awarded compensation, is likely to have some impact on HAP tenants’ ability to 
access or retain private rented accommodation.
51. Over 2,500 households indicated that they were paying a top-up when rent limits were increased in July 2016 and had their rent limits increased, suggesting 
that reporting on top-ups has improved. The shared services system used for HAP enables the DHPLG to monitor this issue more closely. (Source: DHPLG)
52. HAP statistics show that less than 0.1% of tenancies have ended due to accommodation not meeting private rented standards. (DHPLG)
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Challenges facing clients seeking to avail of HAP

Survey respondents identified a range of challenges facing clients seeking to avail of HAP. See Table 3.4  
for a summary of these challenges.

TABLE 3.4 SUMMARY OF CHALLENGES FACING CLIENTS SEEKING TO AVAIL OF HAP

Challenge Examples of the challenge in practice

Availability

HAP commenced on a statutory basis in nine local 
authority areas (Cavan, Kerry, Laois, Leitrim, Longford, 
Roscommon, Westmeath, Wexford and Wicklow) from 
1 December 2016 with rollout in the final outstanding 
Dublin local authorities taking place at the start of 
March 2017.

Anxiety in relation to the implications of starting  
to/returning to work

Because HAP has only recently been introduced, 
clients are apprehensive about their treatment if they 
start to work - how earnings will affect any payment 
they might receive.

Need a (positive) Social Housing Needs Assessment 
There have been delays in some local authority areas 
in relation to getting the assessment.
Need a positive assessment to be able to access HAP.

Information

• Finding information on HAP. 
• Application forms are not readily available  

to the public.
• Forms are not available on website. 
• There is a lack of translation of leaflets and forms.

Finding landlords who will accept/sign up to HAP53 

Disincentives to participate include: 
• Documentation required in Section B of the HAP 

application (e.g. proof of ownership).
• Concern about the property being inspected by the 

local authority within eight months.
• Rental limits below market value. 
• Landlords need tax clearance certificates.

There is a shortage of suitable affordable 
accommodation in some locations

Potential tenants cannot find suitable affordable 
accommodation (within the rent limits) in certain 
locations.

Lack of availability of suitable accommodation  
within rent limits, market rates are generally higher

Some tenants were paying top-ups of up to €50  
a week.54

Understanding the rent limits and the differential 
rent system

This can be a challenge for many clients who 
struggle to calculate what they can access and what 
contribution they will need to make.

53. This may be linked to the series of reforms for the private rental sector, including restrictions on rent reviews, increased notice periods, and plans for the 
establishment of a deposit-retention scheme.
54. The increase in the rent caps in July 2016 saw 2,500 payments increase as tenants disclosed the level of top-up they were paying (Source: Dept. of Housing, 
Planning and Local Government).
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Challenge Examples of the challenge in practice

Security of tenure
How long will the lease last? What happens when the 
lease expires?

Triangular relationship between tenant, landlord 
and local authority 

Survey respondents reported landlords pursuing 
tenant for lack of rent (due to non-compliance with 
HAP process) when the local authority is responsible. 
Survey respondents also reported local authorities 
not communicating on lack of HAP engagement with 
landlord, instead leaving it up to client. In one case in 
relation to delays in the processing of HAP  
it was reported that the landlord had started eviction 
proceedings.

Removal from the Social Housing Waiting List  
(as a result of participation in HAP)

Apprehensive about losing place on the list.

Vulnerable groups find HAP a challenge

Individuals/families leaving direct provision - 
frequently landlords are not willing to engage with 
these families and or individuals. Finding the deposit 
and first month’s rent is also an issue.
Individuals with literacy issues can find the paperwork 
a challenge.
Individuals with mental health issues can find 
HAP can put a lot of pressure on them in terms 
of understanding and dealing with the move and 
complying with the paperwork (particularly if they are 
moving from rent supplement).
Under Circular 41/201255 some categories of non–
European Economic Area nationals with less than five 
years’ residence are not eligible for any social housing 
support.

Experiences of clients transferring from Rent Supplement to HAP

With all households expected to be transferred from long-term rent supplement to the HAP scheme by 
202056 (p52), it is informative to look at client’s experiences (both positive and negative) of this transfer,  
see Table 3.5 for details.

55. Dept. of Environment, Community and Local Government (2012) Housing Circular 41/2012.
56. Government of Ireland (2016) Rebuilding Ireland Action Plan.
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TABLE 3.5 EXAMPLES OF CLIENTS’ EXPERIENCES (BOTH POSITIVE AND NEGATIVE)  
OF TRANSFERRING FROM RENT SUPPLEMENT TO HAP

POSITIVES

Local authorities can be/have been flexible.

Clients were able to participate in more/full-time work on the HAP scheme and keep rental support.

It is a seamless process where tenants getting rent supplement are contacted directly by the relevant local 
authority, following the receipt of their letter from the Department of Social Protection57 requesting them  
to transfer from RS to HAP. 

Clients relieved that they are being encouraged to declare the actual amount of rent being charged  
as opposed to only declaring the amount within the rent limits.

Local authority proactive at processing applications.

Where a HAP recipient applies for a transfer immediately after entering HAP, their place on the transfer list 
will reflect the time the recipient previously spent on the waiting list. The HAP recipient will therefore be 
placed on the transfer list on no less favourable terms than if they had remained on the waiting list.

Specifically, in relation to Homeless HAP - the Place Finder Service is useful.

NEGATIVES

Once a person has transferred to HAP they are deemed to have their housing need met and are taken off 
the local authority social housing list. Having the possibility of perhaps being able to access other social 
housing supports through inclusion on the social housing transfer list is not as well understood as being  
on the local authority housing waiting list and this can be a cause of concern for the tenant.

Existing landlords refuse to participate in HAP 
• Have to supply a lot of paperwork 
• Not willing to comply with housing standards 

 
• Wary of why changes are being made
• HAP not accepted by many letting agencies

Process can take time where the client has to make an application for inclusion on the social housing 
waiting list before applying for HAP.

HAP contracts are shorter than RAS contracts.

Many HAP tenancies are only for two years.

Rent arrears can arise where landlord is not engaging with local authority. This will not be back-dated by 
local authority whereas in the case of rent supplement there was leniency in backdating outstanding rents. 
The local authority will stop paying the landlord if the tenant does not pay weekly HAP rent contribution.

Clients can have problems coming up with deposits. 

It may be possible in certain circumstance to access an Exceptional Needs Payment to assist with  
the deposit.58

Lack of understanding of HAP scheme. Some tenants are not aware of HAP.

In relation to Homeless HAP, the Place Finder Service is not that well advertised.

57.Now Department of Employment Affairs and Social Protection.
58. In 2016 approximately €529,185 of the overall ENP budget was spent on rental deposits specifically for HAP tenancies. In the first six months of 2017  
the figure for deposits was €491,803. ENP payments in relation to housing can also include accommodation kits, appliances, furniture, flooding, bedding, repairs  
and maintenance.
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TABLE 3.6 THE MOST COMMON QUERIES RECEIVED BY SURVEY RESPONDENTS IN RELATION TO HAP60

Category Details
No. of  

respondents

General HAP queries
• What is HAP? 
• How/where/when to apply for HAP 
• What are the benefits of HAP? 

26

Finding landlords who  
will accept HAP

• Getting a new landlord to sign up to/accept HAP 
• Getting an existing landlord to sign up to HAP 18

HAP calculations

• What are the rent limits?
• What are the different maximum payments for different 

household types? 
• What is the situation in relation to the income disregard/

differential rent?

17

Affordability

• What can the tenant do when the rent the landlord wants  
to charge is higher than the HAP payment? 

• Challenge of locating suitable affordable accommodation 
within the rent limits 

• What can the tenant do when the landlord wants  
to increase the rent? 

14

Transferring from/differences 
between Rent Supplement  
and HAP

• Is transfer mandatory?
• What are the differences between HAP and rent 

supplement?
13

Impact of signing up to HAP 
on the local authority  
housing waiting list?

• What is the impact of signing up to HAP on a place  
on the local authority housing waiting list? 12

Eligibility • Eligibility for HAP if an individual within a household  
is working/planning to work 11

HAP and deposits
• Will HAP cover the cost of the deposit? 
• Is it possible to get an ENP61 from the Department  

of Social Protection62 to cover the cost of the deposit?  
10

Ensuring HAP 
accommodation meets 
minimum standards

• What can the tenant do when the HAP property  
does not meet minimum standards?

• What can be done to get the local authority to conduct 
its inspection/assessment of the property?

• What sanctions does the local authority have to ensure 
the landlord addresses any inadequacies identified  
in the inspection?

3

Various

• What is the difference between RAS and HAP?
• Is HAP available in a particular local authority area? 
• Does the local authority find the property? 
• Is it possible to buy a property under HAP? 
• Can HAP be transferred to another property?
• Who is responsible for repairs to a HAP property?
• What are HAP landlord’s responsibilities? 
• Who is responsible for the payment of the HAP rent?
• What happens where an individual’s circumstances 

change (e.g. partner moves in/out)?

19

60. Table 3.6 is based on survey respondents’ perspectives on the most common HAP queries presented to their services. This complements the findings within Table 
3.1 which is an analysis of a 25% sample of cases in 2015 and Quarter1 and Quarter2 in 2016.
61. Exceptional Needs Payment.
62. Now Department of Employment Affairs and Social Protection.
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63. http://hap.ie/ ‘The purpose of the website is to provide a single national point of information on the HAP scheme for both landlords and tenants, before 
contacting the relevant local authority’ http://www.housing.gov.ie/housing/rebuilding-ireland/housing-assistance-payment/coveney-announces-housing-assistance-
payment.
64. Two courses are being provided on the 2017 CIB training calendar on Rent Supplement and Housing Assistance Payments, in Killarney and Dublin. A number of 
courses for CISs and CIPS were run in 2016 and in 2015 respectively on various housing-related topics including homelessness prevention; tenants of private rented 
accommodation & social housing; and overview of social housing supports and HAP.

Analysis of Table 3.6 would suggest that many of the queries received were broad general queries about the 
scheme, while the remainder focused on how HAP might work for the specific client. The findings in Table 3.6 
show a strong resemblance to those in Table 3.1 – an analysis of a sample of HAP queries received by CISs and 
CIPS.

3.3.4 Key challenges for CISs and CIPS seeking to support client  

to access HAP information

Key sources of information on the HAP schemes include the Department of Housing, Planning and Local 
Government’s website and citizensinformation.ie. From 1 March 2017 a new dedicated website  
hap.ie was launched by the Department.63 Another important source of information for HAP is the relevant 
local authority. About 80% of the survey respondents reported having good working relationships with the 
housing section of their local authority, which in turn meant that they were able to access any information 
they needed quickly and without any issue. Some respondents reported that some local authority officials 
were very proactive and had presented and provided training and in some cases updates on HAP at CIS 
staff training events and that there was regular contact between the CIS manager and senior local authority 
officials. In Co. Donegal, this was facilitated by the fact that the local authority and CIS are located in the 
same building. It was noted that the allocation of a unique reference number for each application meant that 
it is easier for the CISs to engage with the local authority and to track individual applications. 

The remaining 20% of the survey respondents identified a number of challenges in relation to engaging  
with their local authority including:
• Limited availability of clear information/website is not updated
• No named contact person for HAP in the local authority 
• Accessing the housing section of their local authority (phones not answered, voice mailboxes full)
• Local authority does not/cannot provide the clarification/advice requested - response is that the client 

should submit the application and allow it to be assessed
• Delayed responses from the local authority
• Some local authorities not engaging with local services like CISs
• How to advise a client when they cannot find a landlord willing to engage in HAP
• Advising a client how long the application process will take  

At a more general level, survey respondents noted that because HAP is changing and evolving it would be 
useful to have a programme of ongoing training on it.64 A significant number of survey respondents also 
identified a need for landlords to be better informed in relation to what HAP is and what the advantages 
might be for them. Communicating the fact that participation in HAP means that a person/household 
is deemed by the local authority to be housed (removed from the social housing waiting list) and the 
subsequent importance of submitting an application to be included on the social housing transfer list was 
identified as a particular challenge with clients who do not have English as a first language.
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Local authority consultees noted that managing changes in HAP tenants’ circumstances is absorbing an 
increasing amount of their time, as indeed are HAP property inspections. With a shortage of affordable 
private rental accommodation stock and in some areas, local authority personnel, it is difficult to know 
what sanctions local authorities can bring to bear to ensure landlords meet minimum HAP accommodation 
standards. The Department of Housing, Planning and Local Government have noted that the minimum 
standards do provide a process whereby landlords can improve the accommodation without affecting the 
tenancy and that HAP administrative and inspection payments are made to local authorities on an annual 
basis and should be sufficient to meet the resource requirements.
  
Local authority officials were also concerned about the migration of households from one local authority area 
(generally an urban area) to an adjoining (more rural) local authority to avail of lower rents, only to find that 
the rent caps available in the adjoining local authority areas are lower.

3.4 Other Issues

The predominant issues identified within this section can be grouped under a number of headings as follows: 
• The limited stock of private rented accommodation 
• The even more limited stock of affordable private rented accommodation 
• Making information on HAP available directly to potential tenants and ensuring that potential HAP 

tenants are fully aware of the specific conditions imposed by HAP 
• Recognising that some landlords (for a variety of reasons) are reluctant to participate in HAP 
• Finding ways to deal with the issue of landlords requiring top-up payments from tenants 
• Making more information on HAP available to potential landlords
• The continuing need for discretion with maximum rent limits in certain cases
• The need for ongoing training and local authority input on HAP for staff of CIS and CIPS 
• Addressing a number of HAP policy and administration issues 

These issues are explored in more depth in Section 4.2.

3.5 Overview of issues
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4. Issues and Conclusions

4.1 INTRODUCTION
Section 4.2 explores the issues identified in Section 3 in more depth and draws some conclusions from these 
issues, while Section 4.3 contains recommendations about how some of these issues could be addressed.

There are currently more than 27,000 households receiving HAP support, with over a third of these 
households having transferred from the Rent Supplement scheme. It works best in local authority areas and 
locations where there is a reasonable stock of private rental accommodation. It works less well in locations 
where there is a high demand for rental accommodation, which in turn affords landlords the option to 
pick and choose their tenants, leaving more vulnerable HAP applicants with more limited access to rental 
accommodation.

HAP is clearly a more attractive option for households that have either not been on the social housing waiting 
list, or have not been on it for long. Households which have been on the list for a longer period are generally 
more reluctant to give up their place and engage in HAP. For tenants dependent on social housing who wish 
to increase their hours/work full-time or indeed return to education, HAP is clearly a very useful initiative.
It should be noted that landlords whose tenants have been recipients of rent supplement are also often 
reluctant to transfer over to HAP. This in turn poses challenges for the tenants in terms of finding alternative 
affordable accommodation. It also poses significant challenges for the future rollout of HAP where the plan 
is ultimately to transfer the vast majority of long-term rent supplement recipients over to HAP. With rollout 
in the remaining Dublin local authorities from the start of March 2017, this may pose a particular challenge 
given the high level of demand for rental properties in these locations.

There is clearly increased demand for and pressure on the private rented accommodation sector. See Table 
4.1 for details of the composition of households by tenure type. Much of this increase in demand is driven by 
significant increases in the proportion of households renting in, or adjacent to the main urban centres (Dublin, 
Cork, Galway and Limerick) with 48% of households in Dublin city renting.65 The property crisis also puts and 
will continue to put pressure on the sector with ‘persistent, albeit improving, levels of households in mortgage 
arrears; as of Quarter 1 2016, 85,989 accounts, or 11% of the total, were in arrears’ 66 (Rebuilding Ireland, 2016 
p.24).67 The most recent figure for accounts in arrears at the end of Quarter 4 2016 is 77,493. 

All of these pressures coupled with the government decision to rely on the private rental sector as a source 
of social housing means that successful HAP applicants have to compete with other private rental tenants 
for what is a limited stock of private rental accommodation. (This is evidenced by an annual rate of rental 
inflation of 13.5% in the final quarter of 2016, the highest in the history of the Daft.ie report, which extends 
back to 2002)68 (p3).

4.2 Issues and conclusions

4.2.1 Overall impressions

4.2.2 Limited stock of private rental accommodation

65. Housing Agency (2016) Overview of Trends in Irish Housing. Supplemental Submission to the Housing and Homelessness Committee 28 April 2016.  
https://www.daft.ie/report/ronan-lyons-2016q1-rental.
66. Rebuilding Ireland Action Plan (2015)
67. Measures to address mortgage arrears include: the putting in place of a new initiative under Rebuilding Ireland to provide access to independent expert financial 
and legal advice for people facing mortgage appears (p.38); the establishment of a new National Mortgage Arrears Resolution service (p.39) which includes the 
Mortgage Arrears Aid and Advice Scheme, with total funding of €5m – €10m over 3 years, depending on the level of take-up; the relevant activities of the Money 
Advice & Budgeting Service (MABS), including a Dedicated Mortgage Arrears (DMA) MABS Service; and the relevant activities of the Insolvency Service of Ireland (ISI) 
(p39-40). 
68. Lyons, R (2017) The Daft.ie Rental Price Report - An analysis of recent trends in the Irish rental market 2016 in Review.
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69. Norris. M. and Fahey, T (2013) ‘Conclusions’ In: Norris, M (eds). Social Housing, Disadvantage, and Neighbourhood Liveability - Ten Years of Change in Social 
Housing Neighbourhoods. London/ New York: Routledge,pp.217-227
70. European Commission (2014) Survey on Income and Living Conditions, Eurostat.
71. Includes accommodation occupied free of rent, or where the tenure type is not known.

TABLE 4.1 COMPOSITION OF HOUSEHOLD BY TENURE TYPE (1946-2016)69

Tenure Type 1946 1961 1971 1981 1991 2002 2006 2011 201470 

Rented 42.6 35.6 26.8 22.6 17.9 18.5 21.3 27.7 31.5

Owner Occupied 52.6 59.8 70.8 74.7 80 79.8 77.2 70.8

68.5

Other71 4.7 4.6 2.4 2.6 2.1 1.7 1.5 1.6

A key issue clearly identified within this analysis is the limited availability of suitable private rented 
accommodation in some locations. Another key issue is the maximum rent limits which despite their increase 
on 1 July 2016 remain below market rents for certain types of accommodation in certain local authority 
areas (see Appendix 3 for a comparison of maximum rent limits with average market rents). The difficulties 
households encounter trying to locate suitable affordable rental accommodation clearly raise fears in relation 
to homelessness and where households struggle to find any accommodation, the risk of homelessness is 
always present. This is particularly the case for more vulnerable households.

4.2.3 Limited stock of affordable private rented accommodation

HAP offers individuals and households an opportunity to increase their hours of employment or to return to 
education, while still retaining some level of housing support.

4.2.4 Opportunities offered by HAP
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HAP has a number of specific conditions that potential tenants need to be made very clear about before 
they sign a HAP lease. Firstly, because participation in HAP is considered by the authorities as having your 
social housing need met, individuals are removed from the social housing waiting list. This is not an issue for 
households who are either not on the social waiting list or not on it very long. However, where households 
are on the list for some time, their removal can be a significant deterrent in relation to engagement with HAP.  
If a household does decide to participate in HAP and forgo their place on the social housing list, they should 
be informed and supported to make an application for inclusion on the social housing transfer list (for access 
to other social housing supports). It should also be noted in this context that the timeframe for application 
for inclusion on the social housing transfer list is very limited. Individuals and households considering 
participation in HAP also need to be aware that they are expected to remain in their HAP property  
for two years before they can move.

4.2.5 Making potential HAP tenants aware of the specific conditions 

imposed by HAP

Departmental and local authority websites need to continue to be regularly updated and information 
made available in a number of languages. The recent dedicated hap.ie website is to be welcomed. Currently 
application forms are only available directly from the local authority. It would be useful if sample applications 
could be made available online, so that potential tenants and landlords could be clear about what is expected 
from them.72

A cohort of private landlords appears reluctant to participate in HAP, related in part to the paperwork and the 
inspections involved. This causes significant difficulties for their tenants where they are being required by the 
Department of Employment Affairs and Social Protection to transfer from rent supplement to HAP. Where 
this is the case, a clear protocol needs to be put in place whereby the tenant is clear what happens if their 
landlord does not want to participate in HAP. Landlords also need to be made more aware of the benefits that 
participation in HAP could have in terms of 100% relief on their mortgage interest.

Households should continue to be encouraged to disclose to their local authority where they are making top-
ups to meet market rent levels, as unlike rent supplement, there is no sanction for individuals/households who 
pay a top-up on their HAP payment.

4.2.6 Making more information on HAP directly available  

to potential tenants

4.2.7 Recognise that landlords (for a variety of reasons)  

are reluctant to participate in HAP

4.2.8 Finding ways to deal with the issue of landlords  

requiring top-ups

72. Information on HAP is also made available on citizensinformation.ie and keepingyourhome.ie (websites of the Citizens Information Board). 
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There is a need for CISs/CIPS to be able to communicate with local authorities on behalf of their clients/
callers. It is also the case that CISs can and have benefited from inputs on HAP from the relevant local 
authority section dealing with HAP. 

While the lack of availability of the HAP scheme in certain local authority areas was an issue at the time of 
the survey, this is no longer an issue with the HAP rollout completed nationally in March 2017.  

Only small numbers of officials have been allocated to work on HAP in some local authorities. (One local 
authority had to make a decision not to accept any further HAP applications until they processed the backlog 
of applications already received). This may in turn be contributing to the communication difficulties that exist 
with some local authorities who will not deal with clients and/or CISs and CIPS by either phone or email.  

The review/appeal section of the legislation has yet to be brought into effect - this remains an issue which 
needs to be addressed. The DHPLG has advised that this issue will be dealt with in 2017. 

Inspection and enforcement of housing standards are important elements of HAP (detailed within the 
legislation) and inspections need to be conducted within eight months of a lease commencing (or have been 
inspected by the local authority in the previous 12 months). 

4.2.10 The need for ongoing communication and engagement  

between CISs/CIPS and local authorities in relation to HAP

4.2.11 Addressing HAP policy and administration issues

See Table 4.2 for details of the recommendations arising from this study.

4.3 Recommendations

Although maximum rent limits may be exceeded in particular circumstances, many individuals and 
households are unaware of this possibility. It should be noted that the local authority officials consulted 
as part of this study stated that this discretion was only applied where there were particular mitigating 
circumstances (i.e. discretion was applied on a case-by-case basis only). What exactly constitutes mitigating 
circumstances is decided on a case-by-case basis.

4.2.9 Exercising discretion and exceeding maximum rent limits 

where necessary
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TABLE 4.2 RECOMMENDATIONS IN RELATION TO HAP (ARISING FROM THIS STUDY)

Issue Recommendations

The limited stock of affordable  
private rented accommodation 

1. Need to put a system in place to support vulnerable households 
to identify suitable accommodation in the private rental sector 
(similar to the Place Finder Service within Homeless HAP)

2. Rent limits need to be continued to be adjusted to take account 
of both household type and the available accommodation 
stock73

3. Strategies need to be put in place to support households  
to relocate from urban to rural locations in order to avail  
of lower rents. 

Making potential HAP tenants aware 
of the specific conditions imposed  
by HAP 

4. All HAP communication to reference what the consequences 
of participation in HAP are for potential tenants (e.g. removal 
from the local authority social housing waiting list, option to 
apply for the transfer list, the expectation to remain in the HAP 
accommodation for two years before the tenant can move)

5. Greater clarity is needed in relation to what happens when  
a household’s circumstances change

Making more information on HAP  
available to potential tenants

6. Online HAP information needs to be updated regularly
7. A completed sample HAP application form to be made  

available online
8. The production of a leaflet outlining the key aspects of HAP  

for clients in a number of languages would be helpful

Recognising that landlords  
(for a variety of reasons)  
are reluctant to participate in HAP 

9. Put in place a protocol whereby the tenant is clear what the 
situation is when their rent supplement landlord will not sign  
up to HAP

10. Make landlords more aware of the benefits of HAP and the 
option of 100% relief on their mortgage interest

11. Organise a campaign focused on landlords clarifying the 
potential benefits of HAP

Finding ways to deal with the issue  
of landlords requiring top-ups 

12. Households should be encouraged by their local authority to 
disclose where they are making top-up payments to meet 
market rent levels

Exercising discretion and exceeding 
maximum rent limits where necessary

13. Ensure local authority housing officers continue to have the 
necessary discretion and autonomy to exceed rent limits where 
there are particular mitigating circumstances

14. Need clarity and clear guidelines in relation to what qualifies  
as mitigating circumstances

Training and input in relation to HAP 
15. Require ongoing communication and engagement between 

CISs/CIPS and local authorities in relation to HAP

73. Rent limits were adjusted in July 2016.
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Issue Recommendations

Addressing a number of HAP  
policy and administration issues

16. Ensure there are sufficient local authority staff allocated  
to the administration of HAP and the inspection of HAP 
properties locally

17. Identify a designated person within the local authority to liaise 
with on HAP issues, provide relevant support bodies (including 
CISs and CIPS) with their contact details 

18. Bring into effect the review/appeal section  
of the legislation to ensure that an individual refused/
disqualified from HAP has the opportunity to appeal  
the disqualification decision

Where HAP accommodation 
does not meet the minimum 
standards

19. Local authorities need continued allocation of sufficient 
resources and sanctions in order to enable them to pursue 
landlords who do not meet the minimum HAP accommodation 
standards
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APPENDIX 1:

Department of Housing, Planning  
and Local Government (DHPLG) - Commentary on the issues 
raised in the report, May 201774

The Housing Assistance Payment (HAP) Scheme was rolled out to local authorities as a pilot scheme 
in four waves from September 2014 up to March 2017. The CIB consideration of the HAP scheme, which 
was undertaken in mid-2016, took place at a point when the scheme was still in pilot mode and available 
in just over half the local authorities in the State. It is very useful to get an overview of a scheme from 
an external point of view, and indeed significant learning can be gained by exposure to both positive and 
negative feedback on the scheme as experienced by those who are using it. It must be emphasised that this 
assessment was carried out on a pilot scheme. While the fundamentals of the scheme have not changed, 
following the completion of the scheme’s rollout, HAP is now operating at a more mature level of operation. 
In that context, the report identifies a number of issues that have since been significantly addressed.  
The issues identified can be categorised as relating to the following: general commentary around the private 
rental market; specific comments and recommendations in relation to better communications and scheme 
administration.  

A number of significant policy changes have been introduced by Government and this Department,  
and a number of changes to the operation of the HAP scheme have been made under each of the themes 
identified since the research period represented by the report.  

These changes include:
• 1 July 2016 - Government increased the maximum rent levels that apply to HAP in each local authority, 

and provided each local authority with additional discretion to exceed these limits by up to 20% in cases 
where it is necessary to find appropriate accommodation for those who need it;

• HAP scheme has been rolled out to two further phases and 12 local authorities and since 1 March 2017  
is available nationally, to every household which has been assessed as requiring support with  
their long-term housing needs;

• A refreshed Ministerial Transfer Directive has been issued by the Minister. This reiterates the objective that 
HAP recipients can continue to access the transfer list and directs local authorities to adapt their scheme 
of letting priorities to ensure that HAP tenants can access other forms of housing support; 

• An updated Communications Strategy has been put in place, including the provision of a HAP specific 
website www.hap.ie, and a deliberate and ongoing series of engagements with the landlord sector, 
Oireachtas and the voluntary sector;  

• Inter Authority movement has been provided for HAP households;

• Significant guidance and supports have been put in place for HAP practitioners at local authority 
level, including the provision and development of a HAP toolkit, and a Practitioner’s Network who are 
represented on the HAP Project Board;  

• Additional staff dedicated to the implementation and management of HAP at local authority level have 
been recruited across local authorities, as well as in the HAP Shared Service Centre;

• The Strategy for the Private Rental Sector has been published including the provision of Rent Pressure   
Zones and the introduction of other rent predictability measures. 
There are currently (8 May 2017) 21,289 active HAP tenancies, with a total of 5,684 HAP tenancies 

74. HAP and Current Programmes Section, Department of Housing, Planning and Local Government, May 2017.
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set up in 2017 to date. These numbers indicate that the Rebuilding Ireland target of 15,000 additional 
households to be supported by the scheme in 2017 will be met without difficulty. These tenancies involve 
more than 16,000 separate landlords and agents. The scheme has a 99% differential rent collection rate, 
with minimal arrears arising for tenants or local authorities. On average in 2017, more than 300 new 
households are being supported by the scheme each week, with that set up rate expected to reach 400 by 
the end of the year.

The evidence of the success of the HAP scheme suggests that many households want what HAP offers them: 
flexible housing support with access to long term options, at a rent that is based on their ability to pay, and 
the security of knowing that they can work full-time without losing their housing support. Comments made 
in the report in relation to landlords being uninterested in the scheme do not tally with the experience of 
the schemes operation. The HAP addresses many long standing issues raised by landlord groups, and indeed 
by CIB, in relation to the operation of Rent Supplement. The HAP payment is made to the landlord on the 
tenant’s behalf; and all payments are made electronically directly to the landlord - the landlord doesn’t have 
to collect the rent.

It is important to recognise that in developing the HAP scheme, every effort has been made to provide 
similar levels of long-term support to other social housing supports while allowing for far greater flexibility 
of support, including a speed of access to the scheme that was comparable to Rent Supplement. All parties to 
the administration of the scheme are committed to providing prospective HAP tenants with the capacity to 
compete for good quality, appropriate accommodation in the private market in an area they want to live in.   

The phased implementation of the HAP pilot scheme has afforded the Department and the sector an 
opportunity for learning. The delivery of the scheme over four phases and separate groups of local authorities 
has allowed for the sharing of best practice as well as the early identification of issues to be addressed. The 
approach taken in the management of the scheme’s pilot phase was to make improvements to the scheme 
on an ongoing basis as issues were identified. Such improvement included the creation of additional learning 
forums at the practitioners’ level; the introduction of discretion in relation to the operation of rent limits by 
local authorities; the development of a homeless-specific pilot project, ongoing review of tax compliance 
procedures, and tenant arrears management procedures.

Outside of the experiences of Citizens Information Service (CIS) clients as outlined, the report indicates an un-
met need to provide better sharing of information and operational procedures between local authorities’ and 
the Citizens Information Offices in relation to the operation of the system of social housing support generally. 
While the Citizens Information Service is clearly well briefed in relation to the operation of Department of 
Social Protection’s schemes in particular, and in the principles of the social housing system (the list system 
etc.), the current housing supply issues and for example, the rollout of HAP has created a greater demand 
for housing-related advice. There appears to be a need for a more detailed familiarity with local authority 
management and operation of the social housing system – in particular the social housing assessment 
process; the operation of the differential rent schemes; the operation of minimum standards for private rented 
accommodation; and the general role of the housing authority. While these elements are separate to the HAP 
scheme, they are part of the broader framework of social housing supports within which HAP operates.

Changes to the HAP scheme relevant to report’s Issues and Recommendations

During the period since that which the draft report’s exploration reflect, the following changes and 
enhancements have been introduced to assist in the operation of the HAP scheme. 
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1. Completion of full rollout
• The Housing Assistance Payment (HAP) is now available to all eligible households throughout the 

State and to homeless households in the Dublin local authorities under the Homeless HAP pilot. At 
the end of Quarter 1 of 2017, 20,000 households were being supported by the scheme; some 7,000 of 
these households were previously in receipt of Rent Supplement. This also includes 12,075 additional 
households supported by HAP in 2016. Nationwide availability of the scheme has immediately allowed 
for the progression of a number of key milestones for the scheme, such as a national approach to 
communications; the introduction of inter authority movement for HAP tenants; and the enhancement 
of supports to provide greater operational consistency to the scheme.

2. Refreshed Ministerial direction on the operation of the transfer list
• Following the commencement of the provisions in the Housing (Miscellaneous Provisions) Act 2014, 

Housing Assistance Payment (HAP) is considered to be a social housing support and consequently 
households are not eligible to remain on the main housing waiting list. Acknowledging that households 
on the waiting list who avail of HAP might have expectations that they would receive an allocated 
form of social housing support, Ministerial Directions issued during the pilot phase of the scheme to 
ensure that, should they so choose, HAP tenants could avail of a move to other forms of social housing 
support through a transfer list. With the completion of the HAP roll-out and the ending of the scheme’s 
pilot phase, a Ministerial Direction was issued (1 March 2017) instructing local authorities to continue 
to offer HAP tenants access to other forms of social housing through the transfer list. This refreshed 
direction ensures that following completion of the HAP pilot phase, HAP tenants still get all the 
benefits of HAP and are no less likely to get a different form of social housing support. It is ultimately 
up to the household to choose if they wish to be placed on a local authority’s transfer list, and it is 
understood that the majority of HAP households do avail of this option. Since the scheme’s statutory 
commencement in September 2014 until the end of Quarter 1 of 2017, 356 households across the 
country have transferred from the HAP scheme to other forms of social housing support, while a 
multiple of this number have been offered other forms of social housing support but have remained in 
HAP support.

• The Department recognises the concerns of social housing tenants and applicants in relation to the 
transfer list option and accepts the need identified by the report to better communicate the operation 
of the transfer list option.

3. HAP Communications Initiatives
• A revised communications strategy has been put in place, including the provision of a HAP-specific 

website, and a deliberate and ongoing series of engagements with key stakeholders including the 
landlord sector, Oireachtas members and the voluntary sector. 

• The Department, together with the Housing Agency, has developed a dedicated HAP website  
(www.hap.ie), which is live since 1 March 2017. The purpose of the website is to provide a single 
national point of information on the HAP scheme for landlords and HAP applicants and tenants, 
before contacting the relevant local authority or the HAP Shared Services Centre (SSC). While housing 
decisions are a statutory matter for the local authority, many issues will relate to the individual 
households and can only be ultimately clarified by the local authority themselves. However, the website 
provides great clarity by addressing many of the issues identified by the CIB exploration as requiring 
clarification: accessing of HAP, effect on households social housing need, operation of the transfer list; 
rent limits in effect. 

• The website is particularly aimed at those eligible for social housing but who are not yet in receipt of 
HAP and at landlords who might consider renting to a HAP tenant. Additional standard information 
to prospective applicant and landlords/agents is available for all local authorities. Local authorities are 
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ensuring that their websites are up to date in respect of HAP information and that all relevant material 
(excluding the HAP Application Form) is available electronically there.  

• HAP printed material (booklets and leaflets) has also been updated and circulated in hardcopy and 
softcopy to all local authorities. The Department and the local authority sector are happy to consider 
best practice advice in relation to providing such material in alternate languages, and would be happy to 
hear CIB’s views on same. 

4. Inter Authority movement of HAP households
• The flexibility of HAP as a form of social housing support is one of the scheme’s key elements and an 

important benefit of HAP envisaged for many households with a housing need. With the completion 
of the rollout of the HAP Scheme on 1 March 2017, guidance has been issued to all local authorities 
regarding incidences where HAP supported tenants wish to have their housing needs met in a different 
local authority area. The principal of the operation of inter-authority movement for HAP is that a tenant 
currently on a local authority waiting list, who wishes to access private rented accommodation with 
HAP support in another local authority area, and to avail of the transfer list in the local authority where 
they are currently on the waiting list, can be facilitated, subject to conditions, including: Social Housing 
Eligibility Income Bands; Co-operation between local authorities in order to facilitate HAP applicants; 
and the Operation of the Transfer List. 

• In order to maintain equity between all tenants in receipt of social housing support, and to avoid the 
potential for difficult to enforce movements in shared rental markets/across local authority borders, 
inter-authority movement for HAP is being facilitated without reference to Social Housing Eligibility 
Income Bands in areas that offer shared areas of choice in their allocation schemes, as no change to 
existing treatment is involved in such areas. Accordingly the varying Income Bands will not present a 
barrier for households moving between City Council and County Council areas, and no undue burden 
will arise on any one local authority area over another. The Department, together with local authorities, 
will be monitoring the uptake and impact of this increased flexibility to ensure that it continues to be 
workable and effective from the perspective of households and local authorities. 

5. Consistency of HAP delivery and the operation of discretion
• Over the last 12 months the Housing Agency has developed a HAP toolkit which is available to all local 

authorities that provide guidance to LA staff on all aspects of HAP delivery and operations. The HAP 
toolkit continues to be added by the Housing Agency, the HAP Shared Service Centre, the Department 
and the practitioners themselves.

 
• A HAP practitioners forum and representative committee has been formed with secretarial support 

from the Housing Agency and a place on the HAP Project Board, under the scheme’s revised governance 
structure. The group provides a very useful information sharing and issue raising forum with the 
opportunity to raise issues arising on the ground within the scheme’s governance structure. The 
group has been very useful in developing new policy options, including the inter authority movement 
provisions which were recently announced. 

• Guidance on the management of the discretion around HAP Rent Limits has been provided to local 
authorities via circular, and updated again via circular, since the time of the report’s examination. At 
end Quarter 1 2017, 15% of HAP tenancies were receiving a HAP payment above the maximum rent 
limit through the use of discretionary flexibility by the local authority. This means that around one in 
ten HAP supported tenancies required the maximum rent limit to be exceeded. The average discretion 
applied is 14.3% above the maximum rent limit – averaged across all household types. These figures 
demonstrate that the rent limits that are currently applied are working. Where, because of a lack of 
supply of a particular type of unit locally, the HAP limit may not work for that particular household, 
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local authorities can and are using their capacity to exceed the rent limits sensibly and ensuring that 
households have access to HAP supported accommodation as they need it. 

6. HAP resourcing of local authorities
• Local authorities operating the HAP scheme may apply for administrative payments to support the 

operation of HAP locally. More than €1.8 million in such payments were made in 2016. While the HAP 
Shared Service Centre is the greatest support provided to local authorities in the operation of HAP, the 
administrative payments assist in supporting the costs of HAP staff locally. 113 additional staff have 
been sanctioned by this Department for HAP purposes from September 2014 to date. With the scheme 
now bedded in, most local authority areas will now be in a position to know the ongoing demand of the 
scheme and resource sections appropriately with the assistance of the resources outlined. 

7. Private Rental Inspections
• The issue of Minimum Standards for rented accommodation is highlighted as one that caused some 

confusion in the report’s exploration of the HAP scheme. As with all private rented accommodation, 
the local authority will inspect the property and ensure it meets the minimum standards for such 
accommodation. Under the Housing (Miscellaneous Provisions) Act 2014 which provided for HAP, 
local authorities must begin the private rental standards inspection process within 8 months of HAP 
support being provided if the property was not inspected in the previous 12 months. No additional 
standard is required to be met or enforced. HAP administrative payments and separate per inspection 
payments are made to local authorities on an annual basis and are sufficient to meet any resource 
requirements created by the statutory timeline in which HAP properties must be inspected. Additional 
Information Technology tools have been provided to local authorities as part of the HAP Information 
and Communications Technology interface to allow local authorities to easily plan, track and record 
private rental inspections for HAP properties. To date failure to meet property standards has not arisen 
as a reason of any significance for exiting a HAP tenancy.  

These policy and administrative changes will significantly or fully address the issues identified and the 
recommendations made in CIB’s report. 
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APPENDIX 2:

Summary of the HAP Scheme  
(provided by the Department of Housing, Planning  
and Local Government), May 2017
The Housing Assistance Payment (HAP) is a form of social housing support provided by all local authorities. 
HAP means that local authorities can provide housing assistance for households who qualify for social 
housing support, including many long-term Rent Supplement recipients. Under HAP, local authorities make 
a monthly payment to a landlord, subject to terms and conditions including rent limits, on a HAP tenant’s 
behalf. In return, the HAP tenant pays a weekly contribution towards the rent to the local authority. This ‘rent 
contribution’ is based on the household income. It is calculated in the same way as the rent paid by a tenant 
of a local authority owned property. 

HAP provides a more integrated system of housing supports and aims to allow HAP tenants to work full-
time and still keep their housing support, and allow all social housing supports to be accessed through one 
body – the local authority. To qualify for HAP, a household must be qualified for social housing support by 
their local authority, which means the household must qualify to go on the local authority housing waiting 
list. HAP tenants must find their own accommodation in the private rented market. (This is the same as the 
current Rent Supplement scheme.) The landlord must agree to rent their property to the HAP tenant. The local 
authority will make a monthly payment to the landlord. This payment is made on the last Wednesday 
of each month. The payment is subject to terms and conditions including rent limits, and that the HAP tenant 
pays their rent contribution to the local authority. Rent contributions will generally be made through An Post’s 
Household Budget Scheme. If the HAP tenant does not pay this rent contribution, HAP payments to their 
landlord will be suspended and eventually stopped. The HAP tenant is then responsible for paying the full  
rent themselves.

One of the key principles of the HAP scheme is that eligible households source their own accommodation  
in the private rented sector, which best suits their needs in their area of choice. This is distinct from other 
forms of social housing support, where the tenant may not always find their own accommodation and instead 
are allocated a dwelling. Limerick City and County Council provides a highly effective HAP transactional 
shared service on behalf of all local authorities. This HAP Shared Services Centre (SSC) manages all HAP 
related rental transactions for the tenant, local authority and landlord.

The HAP scheme is provided under Part 4 of the Housing (Miscellaneous Provisions) Act 2014. Revised HAP 
and Rent Supplement rent limits took effect from 1 July 2016. Additional flexibility to exceed the prescribed 
maximum rent limits was extended to all local authorities where HAP was operational.  
A summary of the household classes supported by the HAP scheme at the end of Quarter 1 of 2017 is set out 
below:

- Single / Single Sharing - 31%
- Couple / Couple Sharing - 4%
- Lone Parent with Children - 39%
- Couple with Children - 26%

The HAP scheme is funded through a combination of Exchequer monies and tenant differential rents 
collected in respect of HAP tenancies. The provisional Exchequer outturn for the HAP scheme in 2016 was in 
excess of €57 million. The majority of this funding was to support the on-going costs of tenancies established 
in 2015 that continued into 2016, and the costs of the 12,075 additional households supported by the 
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scheme in 2016. Budget 2017 has increased the Exchequer funding for the HAP scheme to €152.7 million, 
in order to meet the continuing costs of existing HAP households, and the costs of supporting an additional 
15,000 households in 2017.

The table below shows the Social Housing Strategy and Rebuilding Ireland Action Plan75 targets, households 
supported, number of Rent Supplement transfers, the number of local authorities operating the scheme, the 
Exchequer allocation and output.

Year Target

Additional 
Households 
supported  

at end of year

Number of Rent 
Supplement 

Transfers

No. of LAs 
operating HAP 

Scheme

Exchequer 
Allocation 

€M

Outturn 
€M

2014 n/a 485 n/a 7 .500 .394

2015 8,400 5,680 2,100 18 23.2 15.64

2016 12,000 12,075 3,568 28 47.7 57.69

2017 15,000 n/a n/a 31 152.7 -

TABLE 1: HAP SCHEME

HAP WAS ROLLED OUT AS FOLLOWS:

HAP and Current Programmes Section, Department of Housing, Planning and Local Government, 9 May 2017

WAVE 1 WAVE 2 WAVE 3 WAVE 4

LAs (7 & 4 HH) Introduced LAs (12) Introduced LAs (9) Introduced LAs (3) Introduced

Limerick City & 
County

15 Sep 14

Donegal 25 May 15 Cavan

01 Dec 16

Dublin 
City

01 Mar 17
Waterford City 
& County

Offaly 15 Jun 15 Kerry Fingal

Cork  
County

Carlow

29 Jun 15

Laois DLR

Kilkenny

01 Oct 14

Clare Leitrim

Louth Tipperary Longford

Monaghan Cork City Roscommon

South Dublin
Galway 
County

Nov 15

Westmeath

South  
Dublin 18 Dec 14                 

Homeless 
HAP

Sligo Wexford

Dublin City Mayo Wicklow

Fingal Meath

DLR Kildare

Galway 
City

1 Feb 16

75. Social Housing Strategy (SHS); Rebuilding Ireland (RBI) - Action Plan for Housing and Homelessness
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APPENDIX 3:

Comparison of Maximum HAP Rent Limits 2016 (for HAP)76 

and Daft.ie Quarter1 201677 estimate of average monthly rent 
payments (in local authority areas where HAP has been rolled out)

County
Single  
Shared

Couple  
Shared

Single Couple

Couple/One 
Parent Family 
- 1 Qualified 

Child

Couple/One 
Parent Family-  

2 Qualified 
Children

Couple/One 
Parent Family-  

3 Qualified 
Children

               

South Dublin €430 €500 €660 €900 €1,250 €1,275 €1,300  

Carlow €270 €290 €440 €510 €570 €600 €630

Cork City
€300 €330 €550 €650 €900 €925 €950

 

Cork County  

Donegal €200 €230 €340 €370 €410 €470 €520

Galway City

€330 €360 €575 €650 €850 €875 €900

 

Galway  
County

  

Kildare €290 €350 €500 €585 €800 €835 €870

Kilkenny €230 €270 €480 €530 €630 €660 €690

Limerick City

€270 €300 €420 €450 €650 €700 €750

 

Limerick  
County

  

Louth €250 €290 €460 €480 €660 €690 €720

Mayo €200 €220 €390 €410 €480 €500 €520

Meath €240 €310 €460 €500 €730 €740 €750

Monaghan €200 €220 €330 €390 €500 €515 €530

Offaly €210 €230 €380 €433 €550 €575 €600

Sligo €220 €250 €460 €490 €550 €575 €600

Tipperary €210 €230 €380 €420 €525 €560 €600

Waterford City
€240 €270 €430 €450 €550 €575 €600

 

Waterford Co.  

Dept. of Social Protection Effective 1st July 2016

76 These were benchmarked at the 35th percentile of agreed rents as registered with the Residential Tenancies Board. Each county’s major urban area was used to 
establish an appropriate benchmark for the county’s prevailing maximum rent limit. Source: Varadkar, L (2016) Rent Supplement scheme - rent limits review PQ.  
See www.kildarestreet.com/wrans/?id=2016-07-07a.388.
77. www.daft.ie/report/q1-2016-daft-rental-report.pdf.
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County

1 bed  
apartment

2 bed  
house

3 bed  
house

4 bed  
house

5 bed  
house

 South Dublin €1253 €1443 €1781 €1913 €2125

Carlow €466 €541 €667 €717 €796

 Cork City €784 €848 €1047 €1124 €1249

 Cork County €485 €560 €691 €742 €825

Donegal €381 €425 €525 €564 €626

 Galway City €651 €738 €911 €978 €1087

  Galway  
County €448 €500 €617 €663 €732

Kildare €696 €807 €996 €1069 €1188

Kilkenny €479 €556 €686 €737 €819

 Limerick City €571 €648 €799 €858 €953

  Limerick  
County €421 €486 €600 €645 €716

Louth €579 €671 €829 €890 €989

Mayo €406 €453 €560 €601 €668

Meath €641 €743 €917 €985 €1095

Monaghan €442 €493 €608 €653 €726

Offaly €442 €513 €633 €680 €755

Sligo €429 €479 €591 €634 €705

Tipperary €421 €487 €601 €645 €717

 Waterford City €500 €567 €699 €751 €834

 Waterford Co. €427 €493 €609 €654 €726

Daft.ie average monthly rents 2016 Quarter1
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The Citizens Information Board provides independent 
information, advice and advocacy on public and social 
services through citizensinformation.ie, the Citizens 
Information Phone Service and the network of Citizens 
Information Services. It is responsible for the Money 
Advice and Budgeting Service and provides the National 
Advocacy Service for people with disabilities.

Head Office
Ground Floor
George’s Quay House
43 Townsend Street
Dublin 2
Eircode D02 VK65

t 0761 07 9000
f 01 605 9099
e info@ciboard.ie
w citizensinformationboard.ie
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PUBLIC CONSULTATION ON REVIEW OF REBUILDING IRELAND ACTION PLAN FOR HOUSING 
AND HOMELESSNESS 

 

A Submission by the Citizens Information Board (August 2017) 

Introduction 
The Citizens Information Board (CIB) is the national agency responsible for supporting the 
provision of information, advice and advocacy on social services and for the provision and 
funding of the Money Advice and Budgeting Service (MABS).  

The CIB is responsible for delivering, through MABS, the Abhaile scheme which provides a 
Dedicated Mortgage Arrears Service and a voucher based scheme which provides access for 
people, who are insolvent and in home mortgage arrears, to access independent expert financial 
and/or legal advice and assistance, free of charge. MABS has a long track record in assisting 
people experiencing indebtedness1 and mortgage repayment issues.   

Citizens Information Services (CISs) and the Citizens Information Phone Service (CIPS) supported 
by the CIB deal with queries relating to housing difficulties, including those having difficulty with 
tenancies in the private rental sector and those at risk of homelessness. These services dealt 
with over 100,000 housing related queries2 in 2016. 

Previous submissions by the CIB and MABS have dealt with various shortfalls in housing policy as 
highlighted by CISs and MABS based on client experience. Particularly relevant submissions in 
the context of the Review of the Rebuilding Ireland Action Plan are: 

 The Irish Mortgage Market:  Response to Public Consultation sought by the Competition 
and Consumer Protection Commission (MABS March 2017) 
http://www.citizensinformationboard.ie/downloads/social policy/submissions2017/Iris
hMortgageMarket MABS Submission to CCPC.pdf 
 

 Review of the Mortgage to Rent (MTR) Scheme (November 2016) 
http://www.citizensinformationboard.ie/downloads/social policy/submissions2016/mo
rtgage to rent CIB MABS Nov 2016.pdf); 
 

  Residential Rental Sector Strategy (November 2016) 
http://www.citizensinformationboard.ie/downloads/social policy/submissions2016/Res
idential Rental Sector Strategy Subm.pdf 
 

                                                           
1
 MABS dealt with over 40,000 indebted clients in 2016 through its face to face money advice service and the 

MABS National Helpline. 
2
 45% of housing queries were in relation to local authority and social housing with 21% related to issues with 

private rented accommodation. 
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   Preparation of a  Social Housing Strategy (June 2014) 
http://www.citizensinformationboard.ie/downloads/social policy/submissions2014/Soc
ial Housing Strategy CIB Submission.pdf   

 
Review Consultation Questions 
The experience of CIB supported services (CISs and MABS) refers mainly to matters relating to 
access to social and affordable  housing and people in mortgage arrears as distinct from the 
broader areas of house building, planning and development. Therefore, this submission deals 
primarily with these areas and makes comment on the other broader structural aspects of 
housing provision insofar as they impact on social housing and dealing with mortgage arrears 
and related housing need.     

Q.1 

Do the objectives set out in the Rebuilding Ireland Action Plan remain relevant and valid?  

Rebuilding Ireland is vitally important in addressing the housing crisis. Its focus on increasing and 
accelerating housing delivery across all tenures is important. The five key Pillar Areas and 
related objectives remain valid – addressing homelessness; accelerating social housing; building 
more homes; improving the rental sector; and utilising existing housing.  

However, the Action Plan to date is clearly not delivering quickly enough for some people, 
particularly those at the lower ends of the socio-economic ladder and those at risk of 
homelessness. This is a matter of significant concern along with the growing demand for more 
affordable housing generally and clearly there is need for more focused strategic responses in a 
number of areas. Specifically, more short and medium-term solutions are necessary to keep 
people in their own homes and more assistance is required for people relying on the private 
rented sector for social and affordable housing.    

Q. 2  

What further action should now be considered in order to prevent homelessness, to find more 
permanent solutions for those in emergency accommodation and to help individuals and 
families to remain living in their own homes? 

A strategy for dealing with homelessness should have the following inter-related components: 

1) Preventing families from becoming homeless in the first place 
 

2) Maximising option for distressed mortgage holders to remain in their homes, e.g., 
through more extensive use of the  Mortgage to Rent Scheme 
 

3) Getting families who become homeless into secure and suitable accommodation as 
quickly  as possible 
 

4)  Evaluating the current reliance on the private rented sector as the primary long-term 
social housing option 
 

5) Ensuring that the rights of private sector tenants’ are fully protected when their 
property is taken over by a receiver so that landlord obligations to tenants are 
honoured. 
 

Family hubs 
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Family hubs (group accommodation units specifically for families looking for permanent 
accommodation) are part of the Rebuilding Ireland’s solution to the numbers of families forced 
to live in hotels due to homelessness. However, concerns have been expressed about these 
family hubs as a solution in that they are not conducive to long-term family living. It is noted, for 
example, that the Irish Human Rights and Equality Commission (IHREC), in a recent policy 
statement has called for a change in law to ensure homeless families do not spend long periods 
in group home ‘family hubs’.3  
 

Q.3 

What further action should be taken to increase both the scale and speed of delivery of Social 
Housing? Are there new delivery models or mechanisms to accelerate output? 

There is a need to escalate the direct Local Authority social housing building programme in a 
strong, focused and proactive manner and as a matter of urgency.  Since progress to date has 
not kept pace with either actual housing needs or targets, there is a need for a wider dialogue 
on the matter at societal, political and government level.  This dialogue needs to be framed 
within a human rights framework within which people’s right to adequate housing is a core 
component of citizenship.  

The resource implications of direct social housing provision by local authorities are of course 
significant but may not be as great in the longer-term as those involved in the current approach 
with an over-reliance on the private sector.  The latter should be an option of secondary resort 
for social housing rather than of first resort as is the case at present. Political and social 
consensus on this central policy issue should be forthcoming if it is proactively promoted by 
Government.  
 

Q.4 

What additional initiatives or policy tools can best activate housing lands and deliver new 
housing supply to buy or rent at more affordable levels? 

The Citizens Information Board is not in a position to make informed comment on this very 
broad area other than to remark that the concept of partnerships should be explored wherever 
such potential exists.  Clearly there is a need to provide for a level of supply and related rents 
that are realistic and affordable by all household types in all locations4 whether or not tenants 
are availing of housing support from the State. Increasing housing supply will obviously involve 
an inter-departmental approach involving non-housing bodies – for example, those responsible 
for developing the social, amenities and transport infrastructure. 

Q.5 

How can we encourage increased supply of rental accommodation and foster a sustainable 
sector that meets the needs of all tenants across the different rental market segments? 

 The provisions of the Strategy for the Rental Sector (published in December 2016) have 
much merit, particularly provisions to ensure that the sale of ten or more units in a 
single development is conditional on tenants remaining in situ – there is, of course, a 

                                                           
3
 https://www.ihrec.ie/app/uploads/2017/07/The-provision-of-emergency-accommodation-to-families-

experiencing-homelessness.pdf  
4
 See National Statement of Housing Supply and Demand 2014 and Outlook for 2015-2017,Housing Agency, 

https://static.rasset.ie/documents/news/housing-agency-housing-supply-demand-report-v4.pdf   
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need to make similar provisions where landlords have a fewer number of tenancies; 
 

 The Revised Housing (Standards for Rented Houses) Regulations 2017 to enhance the 
quality of rental accommodation are important and need to be implemented 
systematically and uniformly in all parts of the country; 
 

 Provisions to incentivise landlords are relevant and have merit but should not distract 
from the core obligation of the State to provide social housing that is affordable and 
easily accessible to all who require it; 
 

 There should be provision for further forms of rent regulation and rent certainty to 
combat the obvious difficulties arising from a free market approach – Ireland needs to 
build on the experience of other jurisdictions where there is greater regulation of the 
private rented sector and where there are rent controls; 
 

 The public/private partnership concept  in the provision of rental accommodation and 
the potential for some joint financing of housing in the private rental sector should both 
be explored further; 
 

 Some clearer linkages between market rents and the actual costs of providing 
accommodation need to be explored taking into account the obvious need in the current 
climate to maintain a vibrant private rented sector; 

 

Q.6 

What further actions should be taken to identify, target and encourage the greater use of 
existing vacant properties for both social and private housing purposes? 

While the CIB is not in a position to identify specific actions, we do believe that more concerted 
and urgent action is required to bring vacant properties in all parts of the country into use for 
residential accommodation purposes. Imaginative incentives are required to this end building 
on, for example, the experience in the UK.5  
 

Overarching issues identified by the CIB 

Reliance on the private rental sector for social housing provision 
The private rented sector has now clearly assumed equal importance with other housing 
tenures, especially owner-occupation. Its increasing role in social housing provision will almost 
certainly continue to grow until the increased supply of housing to be provided under Rebuilding 
Ireland fully comes on stream and, already, the meeting of the targets identified in this regard is 
clearly proving challenging. 

Problems with the private rental sector as a core component of social housing provision arise for 
the following reasons: 

 The general shortage of private rental accommodation in both  urban and rural areas 
and related spiralling market-driven rents have a strong negative impact on people 

                                                           
5
  See, for example: http://www.emptyhomesdoctor.org.uk/ The Empty Homes Doc tor  i s  a  not  fo r  p ro f i t  

bus iness  that  works  wi t h  Leeds  Ci t y  Counc i l  to  he lp  peop le  to  b r ing empty homes  back  in to  use.  
Suppor t  f rom the Counc i l  means  that  the serv ice  is  f ree o f  charge   
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reliant on social housing;  
 

 Low and average income households are finding it increasingly difficult to access and 
maintain housing tenure in the rented sector which for many is the only option 
available; 

 Poor quality housing in the rented sector and difficulty in implementing standards set 
out in legislation continue to present difficulties for many tenants who have to rent at 
the lower end of the scale, including HAP and RS tenants; 
 

 Despite the changes introduced in the Residential Tenancies (Amendment) Act 2015, 
some CISs  report clients  trying to find new accommodation rather than trying to 
enforce their rights under the amended Act; 
 

 For households with both below and on average incomes, there is clearly an affordability 
issue, most notably in Dublin, as competition from medium and high income households 
is squeezing them out of the market – this issue applies to both people reliant on state 
support and others on low income but not entitled to state  support. 
 

The private rented sector needs substantial reform if it is to be a long-term social and affordable 
housing option in terms of security of tenure, rent certainty and absolute guarantees of 
appropriate standards of accommodation. There is somewhat of a contradiction between the 
reliance on the private rented sector to meet social housing needs and the rent limits that are 
set by Government for that sector which by its very nature operates on a profit basis related to 
market rents. 

A critical question is how to cater for households whose income is just above levels for state 
supplementation of rental costs but who are finding it increasingly difficult to access and 
maintain housing tenure in the private rented sector which for many is the only option available. 

The challenge is to deal realistically with the twin issues of rapidly rising rents and insufficient 
supply of housing to rent which is compliant with minimum standards in all areas of the country. 
(for e.g. continued use of targeted tax incentive to landlords who participate in social and 
affordable housing schemes with the condition that accommodation meets minimum 
standards). 

 
Specific issues relating to the Housing Assistance Payment (HAP) 
Rebuilding Ireland places a heavy reliance on the HAP as the key social housing provision 
component over the next five years. The fact that HAP is now available in all 31 local authorities 
and that funding of €153m is in place for 2017 is clearly an important development. The 
introduction of discretion in relation to the operation of rent limits by local authorities, the 
establishment of a homeless-specific pilot project, ongoing review of tax compliance 
procedures, and tenant arrears management procedures are all welcome initiatives. Provision 
for inter-local authority movement for HAP tenants is important in that, for example, it enables 
people to move from one area to another for employment or family reasons without losing any 
entitlements they may have in respect of the transfer list in their current local authority area.  

While HAP has many good innovations, essentially it relies on provision of accommodation by 
private landlords for rent supplement-level payments which vary by area and family 
composition. Difficulties accessing property within rent levels is a problem that affects HAP 
tenants in the same way as it affects Rent Supplement tenants. The HAP scheme is reliant on 
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supply from the private rental sector, for which there is unprecedented and growing demand in 
recent years. People who are eligible for social housing are in effect competing with tenants 
who are more likely to have more financial flexibility as well as having recent work and landlord 
references. The lack of security of tenure is also a critical issue.  

The experience of CIS clients of attempting to access HAP in a context of a tight and competitive 
private rental market reflects additional pressures on families that are already vulnerable and 
sometimes at serious risk of homelessness.  

A number of barriers, not least, the inadequate supply of private rented housing, continue to 
prevent HAP working in the way intended. Given the ongoing mortgage arrears crisis and the 
shortage of supply in the private rented sector generally, reliance on HAP is almost certain to 
result in ongoing shortfalls in social housing provision for those who need it. Reliance on HAP as 
the primary social housing vehicle is at best a short-term stop-gap measure. The obvious long-
term solution is the sufficient new build of social houses and other forms of affordable rental 
accommodation. 

There is some evidence from CISs that, notwithstanding the 20% discretion on the limit, HAP 
thresholds are still too low in some areas. Another major difficulty with HAP reported by CISs 
and MABS is the scarcity of property to rent in different parts of the country at the HAP rates 
and tenants being obliged to make top-up payments. The latter frequently puts severe financial 
pressure on low-income households and inevitably caused hardship. 

 

Mortgage to Rent Scheme 

In previous submissions in response to the mortgage arrears crises, CIB and MABS have 
emphasised the role and potential of the Mortgage to Rent Scheme and identified ways in which 
the operation of the scheme could be enhanced (see 
http://www.citizensinformationboard.ie/downloads/social policy/submissions2016/mortgage
to rent CIB MABS Nov 2016.pdf)  

The provisions included in the 2016 Review of the Mortgage to Rent Scheme are welcome, in 
particular,  

 Flexibility about the size of properties that can qualify 

  Increased price thresholds for properties  

 Borrowers  applying  to the Local Authority for social housing support before submitting 
their application for the mortgage-to-rent scheme  

 

The review also proposed an alternative funding model for the scheme and the proposed 
initiation of a number of pilot projects during 2017 with lenders, local authorities and investors 
who are interested in engaging in a long-term lease arrangement. This is a very welcome 
development and the greater involvement of private finance should result in a speedier process 
of transfer from mortgage to rent.  

However, the process of qualifying for mortgage to rent remains largely the same in that those 
in mortgage difficulty still have to engage with their lender under the Central Bank’s Code of 
Conduct on Mortgage Arrears, which sets out the framework that lenders must use when 
dealing with borrowers in difficulty. 
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Summary of areas of concern for the Citizens Information Board 

The core areas of concern for the CIB in relation to the implementation of the Rebuilding Ireland 
Action Plan to date are: 

 Inadequate social housing provision generally 

 The need to enable more people in mortgage arrears to  retain and/or remain living in 
their homes 

 Unaffordable rents in the private sector 

 Numbers of homeless people remaining unacceptably  high 

 Over-reliance on the Housing Assistance Payment  to meet  social housing needs 

 Ongoing insecurity of tenure for tenants in the private rental sector 

 The failure of the Government’s ‘rapid-build’ option to meet its targets 
 

The current housing crisis is underpinned by two central issues – difficulty people have in finding 
suitable accommodation and difficulty in keeping their current home.  Difficulties arise for 
people either because they are struggling to make mortgage payments or, they are looking for a 
home in the rental market and either cannot find one, or cannot afford one, due to scarcity of 
supply and the high cost of rental accommodation.   

Social housing, while highly desirable as a sustainable solution to the accommodation needs of 
low-income individuals and families, is not currently a viable option for a large section of people 
due to scarcity of supply.  Users of CISs and MABS experience a range of difficulties in accessing 
social housing, including in the private rented sector.  For example, some people who are in in 
mortgage arrears continue to pay unsustainable mortgages because: (a) there is no alternative 
accommodation; and/or (b) If they lose their home they may be left with residual unsecured 
debt which they cannot pay.  
 
Notwithstanding the introduction of statutory instruments amending the eligibility criteria for 
social housing to include households whose mortgage has been deemed unsustainable by their 
lender6, it would appear some local authorities will not carry out a social housing assessment 
until a possession order has been granted as they are not deemed to have a need. 
 
Under current provisions, there is inadequate monetary support from the State for people who 
cannot pay their mortgages.  Both Mortgage Interest Relief (MIS) and Mortgage Interest Relief 
(Tax Relief at Source - TRS), now discontinued, were important in bridging the ‘affordability gap’ 
for people struggling to repay mortgages on a much reduced income.  In the absence of these 
supports, it can be extremely difficult for MABS, for example, to put in place an alternative 
arrangement for people who are in mortgage arrears. This issue is all the more relevant in that if 
people lose their homes they will require some form of State support, most likely HAP. 
 
For some people regaining employment, their income can be fragile or can fluctuate. This 
impacts on the potential for MABS to put in place ‘Alternative Repayment Arrangements’ 
(ARA’s) on their behalf, and also for people in such situations to stick to those arrangements.  
Thus, while they may return to a level of sustainable payment in time, they could do with 
greater support in the months following re-entry to employment in order to bring some stability 
to their finances and develop a strong repayment record with their lenders. 

                                                           
6
 SI 321/2011 Social Housing Assessment (Amendment) (No.2) Regulations, 2011 
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MABS has expressed concern about the impact of split-mortgages as a ‘treatment’/resolution of 
mortgage arrears difficulties both in voluntary arrangements and as an aspect of a Personal 
Insolvency Arrangement (PIA).  While ‘splitting/warehousing buys the borrower some much 
needed time, in some cases it defers the inevitable for a further 10-15 years and borrowers 
could face a ‘time-bomb’ as they enter their older years.   

 

Preferred resolution to these concerns 

 Given the ongoing reliance on HAP for the foreseeable future, additional legislative 
measures may be required to address concerns about security of tenure in the private 
sector.  
 

 In particular, consideration should be given to amending Section 34 of the Residential 
Tenancies Act 2004 relating to a Part 4 Tenancy which allows landlords regain possession 
of private rental property.  
 

 There is a need for more provision for longer lease options. 
 

 The experience of other jurisdictions where there is greater regulation of the private 
rented sector and where there are rent controls should be used to inform the 
development of solutions to the obvious difficulties arising from a market-led approach 
to social housing provision. 
 

 The operation of HAP could be significantly enhanced if Local Authorities were 
responsible for sourcing HAP accommodation for families requiring private rented 
accommodation for the first time (e.g., following home repossession)and re-housing 
families who lose HAP accommodation. This would be particularly important in the 
context the Homeless HAP Initiative. 
 

 Since HAP, as currently envisaged in Rebuilding Ireland,  is the main response to meeting 
citizens’ basic right to social housing, it is essential that its operation is monitored on an 
ongoing basis – feedback from CISs and MABS  based on client experience of accessing 
HAP and other social housing is very relevant in this regard. 
 

 Rent Supplement and HAP limits need to be further increased to bring them in line with 
actual market rents – people having to make ‘top-up’ payments, as is frequently the case 
at present, pushes families further into poverty. 
 

 More regulation is required of the activities of Real Estate Investment Trusts (REITs) in 
the context of their current indirect role as social housing providers. 
 

 More clarity is needed for the public on the operation of the MTR Scheme and the 
revamped scheme should be proactively promoted by Government to ensure increased 
take-up – it should be incorporated into public awareness campaigns in relation to 
dealing with mortgage arrears. 
 

 Provision should be made for facilitating access to Debt Settlement Arrangements 
(DSAs) (via a Public PIP service) for relief of residual debt for borrowers who may need 
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to give-up ownership of their homes, either through voluntary sale/surrender or MTR. 
 

 Consideration should be given to enabling credit unions to jointly finance ‘Approved 
Housing Bodies’ under the Mortgage to Rent Scheme. 
 

 Public/private/ and voluntary housing association partnership concepts should be 
applied to the provision of rental accommodation – the potential for some joint 
financing of housing in the private rental sector should be explored further. 
 

 Linkages should be developed between market rents and the actual costs of providing 
accommodation taking into account the obvious need in the current climate to maintain 
a vibrant private rented sector. 
 

 There is a need for a more planned, integrated and systematic response to threats to 
homelessness arising from a breakdown of tenure in the rented sector --- this would be 
in marked contrast to the current case by case approach; 
 

 Better legal protection of tenants is required in situations where properties are acquired 
by lending institutions or receivers. 
 

 The continued provision of a small tax incentive to landlords who participate in social 
and affordable housing schemes (with the condition that accommodation meets 
minimum standards) should be considered – this would be in addition to general tax 
incentives. 
 

 Stronger linkages should be developed between the RTB and Local Authorities in relation 
to standards, registration, inspections and sanctions.  
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Contribution ID: 8f38fa42-fc82-45f2-b729-d30f0d9707ea
Date: 30/04/2021 18:01:31

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Property Owners’ Association (IPOA), Ashtown Business Centre, Navan Road, Dublin D15 K6WR
Telephone:  8276000 - Email:  info@ipoa.ie

2. Briefly describe your organisation?
300 character(s) maximum

The Irish Property Owners Association (IPOA) is a not-for-profit organisation; established 1993 representing
residential landlords.  Educating members, running courses, and events.  We encourage quality rental
accommodation, professional management, and lobby for fair treatment.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

It is interesting but not surprising how little mention there is of the private investor (Non-Private Equity)
segment of the market in the Programme for Government. The private property owner segment has over the
years and continues to be, a significant provider of private rented accommodation, yet has borne the brunt of
punitive anti-investment legislation changes, and an uneven playing field from a tax perspective. Policy
makers need to recognise the important role that the private investor plays in the provision of housing, and
policy needs to be cognisant of the significant financial, legal, and operational risks that the property investor
assumes in providing this service.

Housing policy should focus on what drives supply and the issues that can stall supply or indeed erode the
confidence of property investors.
The factors impacting on falling supply over the period 2012 to 2019 included the over leveraged buy to let
market, continual government intervention in the housing market (the constitutionality of many items being
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open to serious questioning) and a series of increased taxation and levies directed at the buy to let investor 
(Summary attached) which led to a significant number of property owners exiting the market. Investing in 
property is typically a 20-year investment that involves significant financial risk and legal obligations for the 
owner and cannot work in circumstances where the legal and tax regime is subject to regular revisions that 
can materially alter the investment proposition after the event. 
Policy should be set now and left unaltered for appropriate periods to provide certainty for investors and 
should address the following:
*Reforming the tax code to afford the rental sector the same tax treatment and deductions as other 
businesses such as full deduction for business expenses, retirement relief provisions and allowing rental 
income as eligible income for pension contribution purposes;  
*End the grossly unfair system where large PRS funds are exempt from income tax on rental income whilst 
private investors have a top rate of 52% including USC; 
*Given the supply situation outlined in (4) below the RPZ rules are no longer required. Rents are currently in 
free fall and this trend will continue for the foreseeable future.
*Ensure landlords are afforded the necessary protections from delinquent tenants. The Dispute Resolution 
process is not fit for purpose with landlords having to go to Court to enforce Determination Orders. Non-
paying tenants should be obliged to lodge the rent with the RTB prior to being given consent to appeal.  
* Indefinite tenancies if introduced will result in an exodus of investors from the market restricting the sale of 
investment property to other investors thereby eroding and destroying the business case for investing in 
property.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

There is widespread acceptance that Supply is the key factor in addressing many of the issues relevant to 
the PRS such as scarcity of housing, rental levels and tenure. Information published by Daft clearly 
illustrates the impact of increased supply on prevailing rents. There were 12,000 units to let in Ireland at the 
end of 2012 when the average national rent stood at €808. By the end of 2019 the number of units available 
to rent had reduced to 3,500 with average rents standing at €1,402. It is undeniable that a direct 
consequence of supply falling by 70% over this period is a corresponding increase of 75% in rental levels 
and hence rather than focussing on measures that will further penalise property owners, policy makers 
should focus on initiatives that will make it attractive to invest in housing as an investment. 

In our opinion the supply issue will be largely resolved over the coming two to three years. Over 2019 and 
2020, almost 50,000 planning applications have been granted for large scale ‘build to rent’ apartment 
developments that will be directed solely at the PRS and social housing sector. These units will be coming to 
the market from 2022 to 2024 and will have the effect of significantly increasing the quantity of rental stock in 
our major cities. When one considers the impact on rental values of a drop of 8,500 housing units to rent 
over 2012 to 2019, it is clear that an additional 50,000 units will have a significant deflationary effect on 
prevailing rental levels. 

In addition to the above the recent restrictions in relation to short term lettings are also resulting in a 
substantial amount of additional rental units coming into the rental market in our towns and cities and are 
already contributing to reduced rents in these areas.

Finally, the fast track planning process needs urgent review as it has led to numerous large projects being 
approved that are of inappropriate scale and unduly obtrusive to adjoining property owners. With the supply 
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issue now addressed this fast track planning mechanism is no longer required.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

A targeted scheme of incentives should be directed at investors willing to invest in homes designed to cater 
for our ageing population and people with disabilities. These incentives should include capital allowance or 
other similar incentives that are conditional upon the investor holding the properties for a guaranteed 
minimum period of time (say 10 years) or entering into long leases of a minimum duration.

Tenancy and other legislation around tenure should be developed that is specifically aimed at elderly tenants 
or those that have disabilities and should cater for the particular circumstances and needs that these tenants 
have.

The suggestion of a housing referendum is placing further uncertainty around investing in the housing 
market. This is an entirely populist measure and has the potential to have serious negative consequences 
for property owners and consequently the PRS sector and general housing market. Given the massive 
increases in supply that are imminent and the resulting rental decreases that will follow, this measure is 
completely unnecessary and will have unintended consequences. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Local authorities should be central to delivering housing in the context of providing new schemes or 
regenerating older schemes however the current policy of local authorities and Private Equity funds 
acquiring units in private apartment developments for the provision of social housing needs urgent review. 
Members have cited numerous incidents of local authorities placing people with severe and acute addiction 
issues into private apartment blocks or residential developments many of whom require specialist supports 
and accommodation facilities and are not suited to living in mainstream accommodation leading to 
widespread issues of anti-social behaviour, damage to property/communal areas and allowing unauthorised 
access to buildings.

The DKM report on the PRS sector commissioned by the Government recommended a series of balanced 
measures aimed at helping both tenants and property owners. All changes to the sector have been directed 
at improving the position of tenants with no supporting measures introduced for property owners which to a 
large degree displays the attitude of the Government to property investors and explains why the market has 
been dysfunctional over the past 5 years. Populism will not solve the problem.

7. Do you have any supporting data or other material that you would like to upload?

See below summary of negative measures introduced by the Government over the period 2012 to date
IPOA Summary of Changes to Taxation and Legislation

2008             Housing (Standards for Rented Houses) Regulations, 2008 S.I. No 534 of 2008
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                Increased Standards included requirements for white goods, forced closure of bedsits without 
              integrated bathrooms.

2009            Building Energy Rating Certificate Required 
                    Mortgage Interest deduction limited to 75%
                    Local Government Charges Act 2009 
                     NPPR annual charge €200 per unit unreasonable penalties up to €7,230 per unit
                    Rent Supplement Reduced 
                   CGT increased from 20% to 33% (64% increase)

2010           Rent supplement reduced 
                     Increase in RTB Registration Fees

2011           Universal Service Charge introduced increasing tax rate by up to 11%
 
2012            Introduction of additional surcharge of up to 5% on Property Based Legacy Tax reliefs 
                Rents bottomed out around 40% below market start to increase 
                Local Government (Household Charge) Act 2011 (Not allowable as an expense)
                      Household Charge introduced €100,
                Rent supplements reduced 
 
2013      Local Property Tax Introduced (Not allowable as an expense) NPPR still had to be paid
 
2014       Employee PRSI of 4% to be charged on rental income 
               Penalties for non-payment of €1000 NPPR frozen 
 
2015            24 months restriction for rent variation 
               Notices made needlessly complex, 3 comparable properties, statement, timeline   increased from 
28 
               days to 90 days
               Increased timelines for notices of terminations, more complex items added, statutory declarations 
               required on some notices
                                         
2016       Equal Status Act discriminatory on Housing Assistance Ground 
               Rent Control introduced for 3-year period – emergency period – no account taken of level of rent 
               Tenants right of occupation increased from 4 years to 6 years
               Restriction on selling on 10 units 

2017       Withdrawal of the right to terminate in first six months of further part 4 tenancy
                  Housing Standards updated and obligations increased 
2018       Increased number of Rent Pressure Zones 

2019            RPZ’s extended for 2 more years (nothing to address unsustainable rent)
                Increased time-lines for terminations on landlords 
                Introduction of unworkable substantial refurbishment definition 
                New Termination obligations and procedures 
                Investigating and Sanction Power 
                Student specific accommodation registration requirements
                Change for rules for Rent Pressure Criteria 27 new RPZ’s

2020        Covid legislation giving more protections
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 2021      Expect Annual Registration 
               Covid Restrictions

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Who we are: 

The Housing Finance Agency (HFA) is a semi-State 

company under the aegis of the Minister for 

Housing, Local Government and Heritage of 

Ireland. It was established by the Housing 

Finance Agency Act, 1981 and incorporated in 

1982. 

The HFA was established to provide housing 

finance to local authorities and its remit has since 

been expanded to include lending to approved 

housing bodies for social and affordable housing, 

and to higher education institutions for the 

development of new student accommodation.  

The HFA currently has a loan book of €5 billion. 

Our expertise: 

We have a recognised expertise, built up over 40 

years, in raising and on-lending long-term 

competitive rate finance for housing purposes in a 

cost-effective manner.  

This we use to facilitate the Department of Housing 

and our customers – the local authorities, approved 

housing bodies and higher education institutions – 

to support the delivery of social and affordable 

homes. 

Disclosure Statement 

This strategy document is, in all respects, confidential in nature and for the sole use of HFA staff and its 

Board. As such, this document and the information contained herein is not for distribution, 

dissemination, citation, or duplication without the expressed written consent of HFA Management. 
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Executive Summary  
 

The provision of competitive funding by the HFA is seen as an important component in the 

delivery of social and affordable housing by the Department of Housing, Local Government 

and Heritage (DHLGH). To continue to fulfil our role effectively, we have developed HFA 

2025, a strategy which supports and complements [Department’s strategy name to insert 

here] of the Department and builds on the success of our last strategy. 

HFA 2025 was developed by the HFA Board with input and feedback from all stakeholders. 

The following was undertaken in the formulation of this strategy: 

- Key stakeholders (including staff) were consulted to obtain feedback on the 

performance and standing of the HFA, and to identify potential new business 

opportunities. A report concluded that stakeholders recognise the professionalism 

and responsiveness of HFA in approving loans, disbursing funds and generally 

supporting projects to deliver additional housing for AHBs, local authorities and 

universities. Several suggestions in the report have been incorporated into this 

strategy document. 

 

- A series of strategy Board meetings were held in late 2020 and early 2021 to review 

the HFA’s existing business, potential new initiatives and address any other strategy 

related matters. 

 

- Management held detailed discussions in late 2020 and early 2021 with DHLGH 

officials to discuss potential new lending initiatives to be included in the Strategy, 

and to ensure these initiatives and are in line with the Department’s housing 

strategy. 

 

The success of this strategy, which is ambitious yet achievable, is predicated on several 

factors: 

- Government capital expenditure constraints. 

- The capacity of our customers to deliver homes in the numbers required. 

- HFA’s continued access to competitive finance. 

- The capacity to address the challenges arising from the Covid-19 pandemic. 
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Local Authorities: 

- We believe that local authorities have the capacity to borrow and deliver on social housing 

development if supported.  

- Local authority gross lending is forecast to increase by €1.40 billion up to 2025. 

 

Land Development Agency (LDA): 

- The LDA has indicated that it may require funding from the HFA in years 2024 and 2025. 

 

 

Other:

- This category provides scope for lending not currently known.

 

 

 

 

 

Future state picture for 2025: 

- HFA remains central to the delivery of 

social housing. 

- We supported the growth of 

affordable rental and purchase 

schemes. 

- Our loan book has increased to €X 

billion. 

- Acknowledged as key funders for 

important government policy 

initiatives. 

- HFA’s existing customers have 

significantly increased their 

borrowings from the HFA. 

- We have attracted new customers. 

 

 

 

 

Expected outcomes delivered by 

July 2022: 

- Guaranteed Notes Programme limit is 

increased to cater for medium-term 

growth. 

- A comprehensive review of the AHB 

Credit Policy is completed, and a plan 

agreed at Board level for 

implementation of refinements. 

- An AHB discussion forum is 

established to raise and clarify 

potentially contentious issues. 
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Contribution ID: 394781e4-1869-4bbe-ae33-1ef78a985c0a
Date: 30/04/2021 17:10:58

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Housing Finance Agency plc

2. Briefly describe your organisation?
300 character(s) maximum

State sponsored body under the aegis of the Dept of Housing, whose role is the provision of funding to 
facilitate the delivery of social & affordable housing, using low cost fixed rate funds. We are self funding, with 
a loan book of €5.2 bn in outstanding loans and approved €1 bn of loans in 2020. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1. 1st Buyers and Younger people:
Affordable home ownership is partially addressed but a key element is the availability of new homes for 
individual purchasers. Nearly all (95%+) new apartment stock is sold in bulk to PRS or AHB buyers, 
squeezing out individual purchasers and most particularly young people trying to get a foot on the housing 
ladder. This is creating a high level of dissatisfaction among young people while forcing them to live with 
their parents or to rent properties at prices higher than a mortgage would cost.  
Consideration might be given to a Part V style arrangement to ensure some element of every scheme over 
10 units is made available for sale to 1st Time buyers / Younger people, perhaps using the Rebuilding 
Ireland Home Loan.

2. Retrofit existing housing stock, private and public. This could boost economic activity and enhance climate 
action targets.

260



3

3. A review of the differential rent structure for social housing tenants should be considered, including 
operating more centralised approach and a review of the current (low) caps which do not always reflect the 
earnings of the individuals. A rental system that better reflects the circumstances of the individuals could 
generate a more dynamic and efficient social housing model and create positive economic value in older 
stock which, in turn, could help to generate finance to support the development of new stock. It would also 
enable a review of the existing CALF funded model which is very expensive for the State.

4. Extensive roll-out of cost rental schemes across the country – cost efficiency should target all elements of 
the development costs as well as long term finance and should not solely focus on finance costs.

5. A better mix of tenure for new developments – many current schemes are developed for a single type of 
purchaser (e.g. social housing only developments purchased by AHBs and similar investor acquisitions for 
the private rental sector). 

6. Housing for Older People and Disabilities: Increased development of properties specifically targeted to 
meet the need of downsizers in their own locality. Underutilisation of existing properties must be high, 
particularly in urban areas.Regarding homes for people with special needs, many could live independently 
with relatively low levels of additional supports. Availability of such services appears to be more available to 
those in the social housing bracket than in the private ownership sector.

7. Urban and Rural renewal Programmes 

8. Encourage use of Financial Intermediaries / Special Purpose Vehicles to source non state funding for use 
in social and affordable models.

9. Rent to Buy scheme: Rent for 5 years, get credit for rent paid over mortgage cost as equity injection.

10. Community Housing: Support for SOA research and bring model forward

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Obstacles:

1. Planning 
2. Procurement
3. Developer finance
4. Manpower capacity
5. Costs – manpower, sites, regulatory requirements, raw materials, construction, others
6. Land availability
7. Land hoarding

Actions:
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1. Empower Local Authorities through the use of a Cost Based Payment and Availability Agreement:

It is imperative that local authorities become more active in the direct delivery of social and affordable 
housing.
Local authorities have the scale and expertise to quickly bring to completion the required numbers of homes 
needed in the programme for government. A useful methodology for enabling full local authority participation 
might be a long-term cost-based lease agreement similar to the Payment & Availability Agreements in place 
for AHBs. Such an arrangement would offer certainty of multi-year funding for LAs. 

2. Manpower capacity: Consider partnership with Department of Higher Education for apprenticeships / 
guaranteed outlets for qualified people to work with local authorities/ AHBs or developers as part of a social 
benefit clause to public contracts for home building.

3. Line by line cost analysis of new builds with a view to eliminating/reducing non-essential costs

4. Land availability: Consider solutions to free land held by LAs for which land acquisition loans are still in 
place to facilitate their release for development. 

5. Strong taxation incentives/penalties to avoid land hoarding

Fixed interest rates are at an historic low currently in the Market which offers a unique opportunity to finance 
significant housing development. The Affordable Housing Rental Scheme is a case in point, which was fully 
subscribed and for which the HFA provided €93 million in market-leading 30-year fixed rate finance. The 
HFA has funding available to finance further tranches of this scheme. 
 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

1. Planning permissions for developments over a certain size should require mixed use developments to 
include not just standard private, social and affordable housing but also cater for downsizing, people with 
disabilities etc.

2. Ensure housing supports, at the required level of services, are available for people with disabilities..

3. Examine possible links with Age Friendly organisation to coordinate housing provision for the elderly.  

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Given the long delivery time-frame for housing, we believe that there is substantial benefit to be derived from 
the introduction of  Multi Year Budgets for Housing. In particular the provision of CALF and CREL Multi Year 
Budgets, tied to delivery targets, would aid planning for AHBs and finance providers. Performance delivery 
can be rewarded.
There are also substantial benefits to be derived from moving to a cost based rather than a market based 
model for social housing provision
Use of a cost based model for local authorities would also assist to encourage them increase their housing 
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delivery.  
Look again at provisions for Approved Housing Body loans which are "Out of Mortgage" to ensure they 
remain within the sector and available.
Examine why small landlords are leaving the sector and take measures to improve retention.
Examine impact of institutional investors on the market.

7. Do you have any supporting data or other material that you would like to upload?

A copy of the HFA’s draft strategy – HFA 2025 – has already been supplied to the Department of Housing, 
Local Government and Heritage  and feedback is awaited, prior to its finalisation. It is hoped that this new 
strategy will be published later in the year in tandem with the Department's own housing strategy. A fresh 
copy is attached.

Please upload your file
54ed0043-d473-4ad4-9dc0-c2059f112f15/Draft_Strategy_HFA_2025_Apr21.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: d355d000-8064-4815-b99c-0462f577ad93
Date: 04/05/2021 12:41:15

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

The Irish Home Builders Association (IHBA) is a constituent association of the Construction Industry
Federation

2. Briefly describe your organisation?
300 character(s) maximum

The Irish Home Builders Association (IHBA) welcomes ‘Housing for All’. The IHBA represents hundreds of
home builders of all sizes across Ireland who are responsible for over 85% of all new home builds in recent
years. This submission has been prepared in consultation with our members.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

‘Housing for All’ provides the Government with the opportunity to take urgent, targeted action to address the
challenges of affordability and supply of new homes.

Problems in supply and affordability
• Supply of new homes is running well behind the need.
• Average earners cannot afford homes.
• The Central Bank lending rules has locked a cohort of buyers out of the market forcing them into costly
longer-term rental.
• Covid 19 has made these problems worse.

How we improve affordability
• A Shared Equity Scheme.
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•        Commitment to continue and expand Help to Buy.
•        Expand Rebuilding Ireland Home Loan Scheme.
•        Review of the Central Bank Macro Prudential Rules.
•        Increase approval of viable developments with planning. 

How we improve supply
•        Continue HBFI Momentum Fund to beyond the current expiry of 2020 & reduce rates to a competitive 
level.
•        Encourage single investor back into the market by offering similar terms to that of the institutional 
investor.
•        ‘Bridge the Gap’ to support the consumer by offering tax and financial incentives to support demand in 
the areas where investment is needed.
•        Appropriately fund and resource the Local Authorities and Irish Water to deliver housing related 
infrastructure urgently.
•        Remove blockages and delays in the planning system.
•        Identify lands which are restricting from timely development through lack of services and prioritise 
those services required to unlock zoned land. 

‘Housing for All’ provides the Government with an opportunity to bring forward policy measures which will 
advance the ambitions for housing set out in the Programme for Government.

The Programme for Government acknowledged that the provision of more affordable housing has a 
profound benefit both socially and economically. The Programme also recognises the important role that 
private housing supply will continue to play and committed to addressing challenges in this sector, including 
viability and access to finance. This submission has been prepared following consultations with our 
members and is focused on measures which we believe can yield early, tangible, and positive results. This 
submission presents policy measures which can have a positive impact on housing affordability and supply.

Affordability: Average earners in Ireland today find themselves in the perfect storm of a combination of 
factors locking them out of the market:
•        Supply of new homes for 2021 will meet somewhere in the region of 18,000-21,000 (55%) of the 
required 33,000 homes needed per annum
•        Average earners cannot afford homes with increasing construction and development costs
•        The Central Bank lending rules have locked a cohort of buyers out of the market forcing them into 
costly longer-term rental (25% of our working population)

The gap is widening in many parts of Ireland between the cost of delivery and purchaser’s ability to meet 
lenders requirements, middle income earners cannot afford a new home. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Housing availability and affordability continues to be a significant issue in Ireland from our cites and urban 
areas through to regional Ireland. The debate about housing remains a constant narrative in Irish society and 
one which predominates our lives. 

At the centre of the debate remains how we can accelerate the delivery of new homes whilst at the same 
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time making housing more affordable. Unlocking supply has become a pivotal part of the action needed to 
face this persistent crisis.

The report, Putting Affordability at the Heart of the Housing System, was prepared for IHBA by the leading 
consultancy firm EY-DKM Economic Advisory Services. This report comprehensively examines the root 
causes of our current shortfalls in supply and affordability and identifies a range of solutions to tackle the 
issues in the short to medium-term.
Housing affordability is also a key issue. While it will vary for each potential buyer, first-time buyers are 
significant drivers of the market and actions now to address the challenges for this market segment must be 
focused on reducing their financial burden. There is something structurally wrong in a market when rented 
accommodation costs more per month than a mortgage. The affordability analysis shows that there is a 
significant affordability gap for first-time buyers as their income is insufficient to purchase the median FTB 
property in 13 mostly urban areas out of 34 areas examined. Secondly, the deposit required is a significant 
barrier to home ownership. Measures are required to reduce the sales price of new dwellings if housing is to 
be affordable for first-time buyers, who are fundamental to a properly functioning housing market.

Key areas within the report’s analysis include:
•        Density levels are not always appropriate, resulting in viability challenges; 
•        Planning delays/blockages in the planning system impact commencement and/or viability of 
development; 
•        The total delivery cost of a new home, including typical costs of design / planning, construction, profit 
and risk, is not always sufficient to provide feasible returns; yet the price is above what the first-time buyer 
can afford in many urban locations; 
•        The average deposit paid by first time buyers is 14% of the property price, with many getting support 
from parents; 
•        The time it takes to save for the average deposit ranges from 1.7 years in Kilkenny to in excess of 15 
years in Galway City, Wicklow, Waterford City, Cork City and Dublin City;
•        Ireland’s population will require up to 36,000 new homes on average each year over the next 21 years

Ireland needs to be building up to 36,000 homes every year. We need to see delivery of homes across all 
tenure types from private, rental and social. Aspiration for home ownership in Ireland is as strong now as 
ever. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

The National Planning Framework (NPF) vision for Ireland forecasts an extra million people living in the 
country by 2040. The State’s population is currently estimated at 4.9 million (2019), which implies an annual 
average population growth of 0.9% since 2011. Based on an additional 1 million persons by 2040, the 
average annual growth is projected to be similar at 0.9% over the next 21 years. 

Other projections released by the CSO (2018) provide a wide envelope of scenarios, with the population in 
2040 forecast to range from 5.4 million to 6.1 million, based on various assumptions about fertility, mortality 
and migration.  This corresponds to an annual average growth of between 0.5% and 1.0% over the next 21 
years.

Ireland’s average household size was 2.7 at the time of the last Census (2016). Based on assuming that it 
remains at 2.7 until 2024 and starts to fall towards the current UK average household size of 2.37 person per 
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household from 2025 onwards, this implies a requirement of between 460,000 (average 22,000) and 
760,000 (average 36,000) new homes by 2040.

Where should required housing be located
As Ireland has been underbuilding for the past decade, it provides an opportunity to step back and consider 
the vision society wants for the future pattern of development across the country. The requirement of up to 
36,000 new homes per annum needs to be delivered in the right locations to ensure sustainable 
development and an improved quality of life for all citizens.

One of the key objectives of Project Ireland 2040 and the National Planning Framework (NPF) is to achieve 
compact, smart and sustainable growth. There are ambitious targets for the five cities, which are being 
targeted to deliver 50% of overall national growth between them, with Ireland’s large and smaller towns, 
villages and rural areas accommodating the other 50%. On the housing front, the settlement pattern 
envisaged in the NPF is that at least 40% of all new housing is to be delivered within the existing built-up 
areas of cities, towns and villages in infill and/or brownfield sites. The remainder is to be delivered at the 
edge of settlements and in rural areas.

Recognising that brownfield and infill sites will be costly to develop, due to the need to be decontaminated, 
and will take time, a programme for the medium to long term with financial aid should be determined to 
ensure these sites have the capacity to deliver the 40% of new housing expected from them. An assessment 
should be undertaken to ascertain the quantity of brownfield sites.
Both Government and local authorities at a local level are responsible for the promotion of policies for 
sustainable development and related planning policies. Such policies need to be realistic and should ensure 
that the total cumulative cost of meeting the requirements set down by those policies does not undermine 
the deliverability of new housing and thus the objectives of Project Ireland 2040. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Alignment of policy & legislation. Identify key thematic areas and assign responsibility. Ensure cross theme 
sharing of information. Assign realistic and achievable targets measures for the short and medium term. 

•        Land Availability & Activation

•        Housing Supply & Social Housing Demand

•        Home Ownership & affordability

•        Quality & Standards in Housing

•        Rental Market (private & Cost Rental)

•        Homelessness & Social Inclusion 

Ensure all stakeholders responsible for delivery are involved through each policy decision and process. Use 
the resources and expertise available form the private sector. 
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7. Do you have any supporting data or other material that you would like to upload?

As attached 

Please upload your file
81f1ceb1-f7f3-4cb4-9da8-fdfe4e1d3739/IHBA_Stakeholder_Submisison__Housing_for_All__28.04.2021.
pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” Policy Statement and Action Plan 
 
 
The State recognises that an output of approximately 33,000 new homes per annum will be needed 
each year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including 
social, affordable, rental and private housing. The Government will seek to address challenges in the 
sector, including viability, access to finance, land availability, the delivery of infrastructure, building 
quality, building standards and regulation, and an adequate supply of skilled labour. 
 
A key mission outlined in the Programme for Government is the delivery of a new plan for housing 
which will be called ‘Housing for All’. It is Government policy that everybody should have access to 
good-quality housing to purchase or rent at an affordable price, built to a high standard, and located 
close to essential services, offering a high quality of life. The provision of more housing across all 
tenure types has a profound benefit socially and economically and the State has a fundamental role 
in enabling the delivery of new homes and ensuring that best use is made of existing stock. 
 
There have been large increases in the building of new homes over the past four years. However, far 
more homes are needed. While the COVID-19 crisis has presented challenges in maintaining the 
level of growth, the Government will work with the construction sector to ensure that the number of 
new build homes continues to grow in the years ahead. 
 
Over the next four years the Programme for Government commits to: 

o Put affordability at the heart of the housing system. 
o Prioritise the increased supply of public, social, and affordable homes. 
o Progress a state-backed affordable home purchase scheme to promote home ownership. 
o Increase the social housing stock by more than 50,000, with an emphasis on new builds. 
o Tackle homelessness. 
o Ensure that local authorities are central to delivering housing. 
o Work with the private sector to ensure that an appropriate mix and type of housing is 

provided nationally. 
o Improve the supply and affordability of rental accommodation and the security of tenure for 

renters. 
 

The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide 
range of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in 
Ireland. 
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Initial Survey – Submission period will run until 4 May 2021.  
 
 
In responding to this consultation you are invited to: 

• Give your organisations views on the specific questions set out below. You do not have to 
answer every question – you may choose to answer all of the questions or only those which 
are relevant to you.  

• Provide details of any issues or concerns you feel should be considered in dealing with the 
particular topic being addressed in your response. 

 
Survey Questions: 
1. Having regard to the housing objectives set out in the Programme for Government, what other 

key objectives should be considered? How should these objectives be prioritised? 
(Note limited character space permitted in response)  
 

2. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 
(Note limited character space permitted in response)  

 
3. What actions should be taken, in order of priority, to ensure that housing is available for all 

sectors of society, including our ageing population and people with disabilities? 
(Note limited character space permitted in response)  

 
4. Do you have any further comments on the development of the Housing for All policy and action 

plan that you would like to add? 
(Note limited character space permitted in response)  
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1. Name of Organisation  
 
 

The Irish Home Builders Association (IHBA) welcomes the opportunity to present this submission for 

‘Housing for All’. The IHBA represents hundreds of home builders of all sizes across Ireland who are 

responsible for over 85% of all new home builds in recent years.  

This submission has been prepared following consultations with our members and is focused on 

measures which we believe can yield early, tangible, and positive results.  

This submission deals realistic and targeted policy measures which can have a positive impact on 

housing affordability and supply. 

 

 
2. Having regard to the housing objectives set out in the Programme for Government, what other 

key objectives should be considered? How should these objectives be prioritised?  
 
 
‘Housing for All’ provides the Government with the opportunity to take urgent, targeted action to 
address the challenges of affordability and supply of new homes. 

 
Problems in supply and affordability 

• Supply of new homes is running well behind the need. 

• Average earners cannot afford homes. 

• The Central Bank lending rules has locked a cohort of buyers out of the market forcing them into 
costly longer-term rental. 

• Covid 19 has made these problems worse. 
 

How we improve affordability 

• A Shared Equity Scheme. 

• Commitment to continue and expand Help to Buy. 

• Expand Rebuilding Ireland Home Loan Scheme. 

• Review of the Central Bank Macro Prudential Rules. 

• Increase approval of viable developments with planning.  
 

How we improve supply 

• Continue HBFI Momentum Fund to beyond the current expiry of 2020 & reduce rates to a 
competitive level. 

• Encourage single investor back into the market by offering similar terms to that of the 
institutional investor. 

• ‘Bridge the Gap’ to support the consumer by offering tax and financial incentives to support 
demand in the areas where investment is needed. 

• Appropriately fund and resource the Local Authorities and Irish Water to deliver housing related 
infrastructure urgently. 

• Remove blockages and delays in the planning system. 

• Identify lands which are restricting from timely development through lack of services and 
prioritise those services required to unlock zoned land.  
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‘Housing for All’ provides the Government with an opportunity to bring forward policy measures 
which will advance the ambitions for housing set out in the Programme for Government. 

 
The Programme for Government acknowledged that the provision of more affordable housing has a 
profound benefit both socially and economically. The Programme also recognises the important role 
that private housing supply will continue to play and committed to addressing challenges in this 
sector, including viability and access to finance. This submission has been prepared following 
consultations with our members and is focused on measures which we believe can yield early, 
tangible, and positive results. This submission presents policy measures which can have a positive 
impact on housing affordability and supply. 

 
 

Affordability: Average earners in Ireland today find themselves in the perfect storm of a 
combination of factors locking them out of the market: 

• Supply of new homes for 2021 will meet somewhere in the region of 18,000-21,000 (55%) of the 
required 33,000 homes needed per annum 

• Average earners cannot afford homes with increasing construction and development costs 

• The Central Bank lending rules have locked a cohort of buyers out of the market forcing them 
into costly longer-term rental (25% of our working population) 

 
The residential sector has seen cost increases year on year with the continuing introduction of 
legislation for building regulations such as NZEB which provide higher standards but do come at a 
cost. Affordability has been further compounded by the strict lending rules which the Central Bank 
have responsibility for overseeing. While the need for prudent lending is fully understood, the 
unintended consequences of these Macroprudential Policies has seen many first time buyers and 
young families locked out of the market and forced into costly longer-term rental. 
 
The gap is widening in many parts of Ireland between the cost of delivery and purchaser’s ability to 
meet lenders requirements, first-time buyers on average incomes cannot afford a new home in 
almost half of Irelands counties. 
 
It takes more than 15years for first-time buyers in Wicklow, Meath and Kildare to save the required 
10% deposit for a home. Additionally, these prospective buyers are being stretched to try and save 
for a deposit all while paying average rents in Dublin of €1,950 and nationally €1,400. Many would 
be buyers with the support of the state are more than capable of underwriting the repayments of a 
loan on their new homes once they can bridge the gap between what banks are prepared to lend 
and the actual cost of delivering new homes.  
 
In fact, in many cases the cost of servicing a mortgage is significantly less than the required current 
rents being paid. The gap between the consumer’s ability to borrow and the actual cost of delivering 
housing has only been magnified with the events of the restrictions on housing delivery from Covid-
19 in recent months. 
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Supply: Housebuilding levels in Ireland remain substantially below what is needed. Under 10,000 
new dwellings were delivered in 2016 and this rose to 21,138 new dwellings in 2019. While delivery 
in 2020 dropped by just 2% to 20,676 it fell almost 40% short of demand needs per annum to keep 
pace with the projected population growth. Provision taken over the last five years have fallen 
almost 80,000 below requirements.  
 
The full impact on housebuilding for 2021 and beyond is still somewhat unknown. While restrictions 
on homebuilding continued from January to April this year it was expected that delivery would be 
somewhere in the region of 16,000 homes. Hopefully with positive assistance and the industry 
showing its resilience and capacity that figure will be pushed closer to 20,000.   
 
Completions for the first quarter of this year will only be around 4,000 homes. So While that’s just 
20% lower than 2020 its less than half what needs to be completed in any quarter if we are to hit the 
demand figure of 33,000 annually. 
 
The positive trajectory we were on to reach delivery of 33,000 by 2023 will now be somewhat 
flattened and we could see just to 22-24k for several years without targeted assistance for 
consumers and society.  
 
Unsurprisingly commencements for 2021 are down by 50% in the first quarter of this year. This is a 
repeat of last year where commencements dropped by 40% for almost five consecutive months. The 
real impact of low commencements will only be se seen 12-18months due to the natural phasing of 
traditional housing.  
 
 
Recommendations – Proposals on Affordability  
 
A Shared Equity Scheme 
First time buyers and new home purchasers need the state to fully support the buyer as part of their 
housing strategy. A shared equity scheme, in conjunction with the Help-to-Buy, similar to the current 
UK scheme will enable the average couple to secure a mortgage and remove the ever-growing 
cohort of society locked out of the market and further adding pressure to the rental market. 
 
Continuation and Expansion of Help to Buy up to 31st December 2025 
The HTBI scheme for first time buyers has had a profound impact of the rate on commencement of 
new residential scheme units, with the resultant impact of a substantial increase in rate of new 
housing completions since the introduction of the scheme with a resultant 18,207 homes purchased. 
In the twelve months to the end of March 2020, 78% of first-time buyers, either purchasing or 
building a new property, used the HTBI scheme. 
 
Without the certainty of a continuation of HTBI scheme to 2025, there is a serious risk that the rate 
of commencement of new homes will fall as hopeful buyers will fail to have the required deposit to 
secure their residential mortgage. A cohort of ‘would be’ buyers who do not qualify for social 
housing due to marginal income levels falling above the qualifying social housing criteria 
requirements are left behind without some form of support from Government. 
 
Expand the scheme to include purchasers of new homes and extend the increased tax relief of up to 
€30,000 to 31 December 2025. This will provide certainty to the market and enable the homebuyer 
to overcome many of the challenges set out above. 
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Rebuilding Ireland Home Loan 
Rebuilding Ireland Home Loan is a Government backed mortgage for first time buyers. This 
successful scheme has potential to support substantial numbers of new first-time buyers who cannot 
source housing loans from the private funding institutions. 
 
Government should commit to provide further funding to enable a continuation of this much 
needed scheme and confirm an extension of the scheme. 
 
 
Recommendations – Proposals on Supply  
  
Home Building Finance Ireland 
The cost and availability of development finance is a major factor that is contributing to the delay 
and supply of housing. While the IHBA welcomed the establishment of House Building Finance 
Ireland (HBFI), more needs to be done to provide greater access to funding across the country and at 
an economic rate to allow development to proceed. 
 

• Provide accessible funding to all parts of the country at rates competitive to the pillar banks as a 
minimum; 

• The State through HBFI should access lending from the EU and lend domestically at a rate which 
will facilitate new developments to commence; 

• Utilise the platform of HBFI to lend on license agreements where homebuilders don’t have first 
charge on land; and  

• Expand the ‘Momentum Fund’ beyond the initial period of Covid-19 into 2021 as a minimum. 
 
Encourage and support private investment of single investors in order to increase affordable rental 
options nationally 
The current market evidence suggests that institutional investors are slow to invest in affordable 
rental accommodation in the regions. Traditionally the single investor purchases in rural locations 
where the institutional investor would not consider, and they played a positive role in providing 
rental stock in the regions.  
 
There is now a case for the State and its institutions to incentivise, through positive legislation, 
regulation and economic incentives, the single investor to return to the residential market to aid a 
progressive market in the provision of affordable rental accommodation. This type of liquidity 
measure would encourage planned building work for new developments to go ahead and provide 
much needed support to SMEs and businesses involved in the Residential sector nationally. 
 
This would enable them to continue operating and would be beneficial to the local economies in 
regional Ireland and encourage movement outside the urban areas where any activities are currently 
limited. Traditionally the single investor purchased units in more suburban and rural sites that the 
institutional investors would consider. This in turn offered the renter options and choice nationally 
of where they would like to and could afford to live and in many instances, many benefited from 
HAPS and they fitted in seamlessly with the rest of the community and often chose locations that 
were close to their homes and schools of their choice 
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Encourage the single investor back into the market by: 
Adjusting the taxation of private landlords providing rental accommodation. Adjust the taxation of 
private landlords to reflect the taxation system applicable for corporate landlords at a time when 
high numbers of private landlords are being penalized and are exiting the residential lettings market. 
A marginal tax rate of 50 to 52 per cent applies to private landlords in Ireland today. Industry 
believes that property taxes for residential property should be an allowable deduction for taxation 
purposes. 
 
‘Bridge the Gap’ to support the consumer by offering tax and financial incentives to support demand 
in the areas where investment is needed. Fund the Local Authorities and Irish Water to provide 
infrastructure to facilitate housing. 
 
If we are to learn from the mistakes of 2008, the retail banks must not be permitted to repeat the 
same mistakes, namely, that they declined a majority of mortgage applications to prospective 
homeowners and increased the percentage of the asking price required for the deposit, which 
consequently reduced the supply of mortgages and critically impaired consumer demand which, in 
turn, worsened the effects of the economic crisis. 
 
The state and financial institutions must work closely together to facilitate the sustainable provision 
of affordable loans and ensure retail banks continue to inject liquidity into the system in order to 
support sustained demand for affordable homes during this challenging period. 
 

• Provide low interest rate loans to people who purchase a new home, including first-time buyers 

• Reduce Stamp Duty on new home purchases 

• Assessment of levy percentage on secondhand homes to offset LA’s contributions, IW & 
Revenue 

• Local Property Tax – Place a tax on all properties 

• Section 48 Contribution Relief for certain categories of buyers and imposing super levies S49 on 
new homes  

• The cost of public infrastructure needs to be socialised. Current policy places the onus on the 
homebuilder to provide infrastructure upgrades that benefit the entire community but the cost 
is ultimately borne by the new home purchaser 

• Currently 37% of the price of a new home goes directly or indirectly to the state in the form of 
VAT, Taxes, Contributions & Levies. Provide a rebate for first time buyers and new home 
purchases. 

 
 
Adaptive Reuse of Our Built Heritage / Environment  
Many of our urban city buildings date from the 18th and 19th centuries. A large proportion of them, 

even those originally built as housing, have been converted to commercial use over time. But their 

desirability as office or other commercial space has been waning for many years. 

 

Businesses increasingly favour purpose-built schemes, often far from the city centre. As a result, 

many of these older properties in the city lie empty. Current regulatory & policy challenges restrict 

adaptative reuse of Built Heritage / Environment  

 

• Align policy and regulatory requirements between planning, building regulations, fire & 
conservation 

• Enact emergency legislation to allow Building Regulations permit refurbishment of older 
buildings to provide greater numbers and maximise existing potential  
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• Allow adaptive reuse of exiting stock to compliment Ireland’s commitments to reduce carbon 
footprint  

• Streamline the process between obtaining a Fire Certificate from the relevant authority and the 
requirements of conservation  

• Enhance the current protected structure criteria to provide a more appropriate grading system 
similar to that of the ‘UK 5 Grade’ which have proven effective in all cities and towns  
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3. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, 

private rental and private homeownership) and household types (e.g. single person 
households & families)? What short or long-term actions should be taken to increase the scale 
and speed of delivery and improve approaches to delivery of housing?  
 

 
Housing availability and affordability continues to be a significant issue in Ireland from our cites and 
urban areas through to regional Ireland. The debate about housing remains a constant narrative in 
Irish society and one which predominates our lives.  
 
At the centre of the debate remains how we can accelerate the delivery of new homes whilst at the 
same time making housing more affordable. Unlocking supply has become a pivotal part of the 
action needed to face this persistent crisis. 
 

The report, Putting Affordability at the Heart of the Housing System, was prepared for IHBA by the 

leading consultancy firm EY-DKM Economic Advisory Services. This report comprehensively examines 

the root causes of our current shortfalls in supply and affordability and identifies a range of solutions 

to tackle the issues in the short to medium-term. 

Housing affordability is also a key issue. While it will vary for each potential buyer, first-time buyers 

are significant drivers of the market and actions now to address the challenges for this market 

segment must be focused on reducing their financial burden. There is something structurally wrong 

in a market when rented accommodation costs more per month than a mortgage. The affordability 

analysis shows that there is a significant affordability gap for first-time buyers as their income is 

insufficient to purchase the median FTB property in 13 mostly urban areas out of 34 areas examined. 

Secondly, the deposit required is a significant barrier to home ownership. Measures are required to 

reduce the sales price of new dwellings if housing is to be affordable for first-time buyers, who are 

fundamental to a properly functioning housing market. 

 

Key areas within the report’s analysis include: 

• Density levels are not always appropriate, resulting in viability challenges;  

• Planning delays/blockages in the planning system impact commencement and/or viability of 

development;  

• The total delivery cost of a new home, including typical costs of design / planning, 

construction, profit and risk, is not always sufficient to provide feasible returns; yet the price 

is above what the first-time buyer can afford in many urban locations;  

• The average deposit paid by first time buyers is 14% of the property price, with many getting 
support from parents;  

• The time it takes to save for the average deposit ranges from 1.7 years in Kilkenny to in 
excess of 15 years in Galway City, Wicklow, Waterford City, Cork City and Dublin City; 

• Ireland’s population will require up to 36,000 new homes on average each year over the 
next 21 years 
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Ireland needs to be building up to 36,000 homes every year. We need to see delivery of homes 

across all tenure types from private, rental and social. Aspiration for home ownership in Ireland is as 

strong now as ever. In addition to identifying the causes of the afforability and supply failures, a 

priority for the report was to set out suite of practical solutions for immediate action and over the 

short and medium term.  A number of initiatives are identified under the following headings: 

• Supporting affordability and increasing housing supply by a new Shared Equity Scheme, 

extending and expanding the Help to Buy scheme, a programme to restore vacant properties 

and a reassessment of Central Bank guidelines to take rental history into account for 

mortgage applicants; 

• Reassessing current density requirements under planning guidelines and reducing the cost 

of construction by reviewing the onus on new developments to fund infrastructural and 

servicing costs; 

• Streamlining the planning process (first promised for 2017) to create certainty and speed, 

provide outline permission early in the process and expedite an online planning service; 

• Improve land management and boost delivery on state owned lands;  

• Provide greater access to funding at competitive rates for small home builders, a cost 

benefit analysis of all new regulation and taxation measures to support sustainable 

development, First Time Buyers and small scale landlords. 

 
 
Affordable versus affordability 
The issues of affordable housing and housing affordability tend to be used interchangeably, but they 
are not the same: 
 

• Affordable housing is the term which is generally used to refer to subsidised housing which is 
provided by local authorities mostly in urban areas to those who cannot afford to purchase a 
property due to income constraints. Local authorities will generally require those allocated a 
home to meet certain income eligibility criteria to qualify for affordable housing.  

• Housing affordability has a number of dimensions and is determined based on a household’s 
ability to buy or rent based on their income and/or their ability to raise a mortgage and the 
deposit required. As income levels vary by individual and by household, a property which is 
affordable for one household may not be affordable for another household. 
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The analysis of why the housing market is not functioning properly concluded as follows: 
 

• The current density guidelines: 35 50 dwellings per hectare in urban areas, over 50 dwellings per 
hectare in more central urban areas or on sites served by high frequency public transport, and 
between 20 35 dwellings per hectare in areas at the edge of smaller towns and villages are often 
promoted. However, these can be in areas that are difficult to justify as viable and are 
sometimes at odds with the market. On some sites, a number of factors such as location, design 
and capital costs often make the development of apartment based schemes unviable. 

 

• SHD planning process: It is acknowledged the Strategic Housing Development (SHD) Initiative 
had a positive impact on housing supply, but the process is onerous, due to the level of 
supporting documentation required. The activation rate in terms of the number of successful 
SHDs that had commenced on site was found to be lower than expected by the SHD Review 
Group; yet there is a “use it or lose it” measure if works are not commenced within 18 months is 
under consideration. 

 

• Planning delays: Delays in the planning system due to invalidations, which are typically due to 
administrative matters rather than the substantive planning matters. 

 

• Post grant of planning permission: Planning permissions with conditions often require further 
compliance submissions. Such submissions can take several weeks or months to prepare, with 
development delayed in the interim. Despite being included in the 2018 Planning Act, the 
commencement Order for section 23(4) that would compel planning authorities to reply to pre 
commencement conditions in a timely fashion has yet to be signed. That leads to legal 
uncertainty in determining compliance with the terms of a permission and the commencement 
of development. 
 

• Electronic planning process for local authorities: The absence of a fully functioning and 
streamlined electronic planning system, which has been under discussion since 2008, continues 
to delay the planning process. This is particularly pertinent due to Covid 19. 

 

• Delivery on State lands: The LDA, as the key driver of housing supply with control over significant 
public lands, is focused on state led schemes. The intention is that the LDA would have first 
refusal on any State lands being offered for sale. The full potential residential delivery capacity 
of State-owned lands can only be established when there is a complete database on the 
quantum and location of all public lands. 
 
The Programme for Government sets out a range of areas and powers which will be legislated 
for to ensure the LDA can deliver on its core objective of delivering “sustainable, climate 
resilient, low carbon housing” in sustainable communities. These include Compulsory Purchase 
Order (CPO) powers of public lands, including small parcels of land which may be blocking the 
development of larger sites. Public lands currently have the potential to deliver up to 5,000 new 
dwellings beyond 2022. These are to be a mix of social (10%) and affordable (30%) housing, 
comprising discounted homes for eligible purchasers under an affordable home purchase 
scheme as well as cost rental for tenants. To provide new units efficiently and cost effectively, 
the LDA should consider harnessing the expertise and scale of the private construction sector in 
managing the cost and delivery of high quality, affordable housing. 
 
The LDA should assess whether segmenting their larger schemes into smaller lots to create 
competition for smaller home builders, would support the delivery of more affordable units 
more quickly. 
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• Vacant Site Levy (VSL): The VSL introduced in October 2018 can be punitive to those genuinely 
seeking to develop lands, with some sites placed on the Register shortly after agents and home 
builders approach planning authorities in pre application discussions. The levy has given rise to 
disparities across the country and is diverting attention from those seeking to develop lands but 
are delayed due to a lack of services or infrastructure, which are the responsibility of the State 
and/or local authorities. The system can penalise home builders for not delivering when the 
reasons for the delays often relate to planning related challenges which impact the 
commencement or viability of a development. 

 
The analysis of why the housing market is not functioning properly has also attributed it to the 
increased cost of delivery of new homes. An analysis of previous research on the composition of the 
delivery costs for new housing found that:  
 

• Estimates for the total delivery (pre-Covid-19) cost in 2020 ranged from €330,300 for a 2-bed 
townhouse in Dublin (IIP), €371,311 for a 3 bed-semi-detached house in the Greater Dublin Area 
(SCSI) to €463,100 for a 2-bed apartment in Dublin (IIP).  

• One significant cost, outside of the builder’s control (and controlled by Government), is VAT 
which is applied at a rate of 13.5% and ranges from €39,000 to €55,000 per unit. 

• Construction (“bricks and mortar”) costs comprise between 43% to 53% of the total delivery 
costs.  

• This leaves between 47% and 57% representing the ‘soft’ costs, which comprise sales and 
marketing, consulting and design fees, development contributions, financing costs, site 
acquisition costs, builder’s margin, VAT and contingency.  

• The SCSI (2020) estimate land and acquisition costs at 16% of the average price of a 3-bed semi-
detached house in the Greater Dublin Area, but note that there can be a significant variance in 
land values throughout the country. As well as locational factors (i.e. access to amenities and 
public transport), other factors influencing land costs are density, risk, topography and demand, 
according to the SCSI.  

• Other studies also acknowledge that land is a highly volatile cost which depends on, among 
other variables, the size and location of the site. There is a high degree of variability with regard 
to land and acquisition costs, which range from 7% to 17% of the total delivery price. 

• Professional fees account for between 2% and 5%, while finance costs account for circa 7% of 
the total delivery price. 

• The developer’s margin/risk typically accounts for between 9% and 12% of the total delivery cost 
and is the typical industry requirement with funders. This margin covers the developer’s risk as 
well as the cost of overheads and other input costs, including land.  
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Summary of options for immediate action ‒ Supporting affordability and increasing housing supply 
 
Measures Supporting Affordability  
 
1 Introduce a Shared Equity Scheme 
Introduce a State Backed Shared Equity Scheme for affordable units on private lands, supported by a 
Government funded equity loan, for 25-30% of the price, depending on house type and location. 
This would be modelled on the Help to Buy Equity Loan Scheme in England which was a key driver of 
the increase in supply due to the additional demand created from buyers who could not buy without 
the scheme. 
 
2 Extend the Help-to-Buy Scheme 
Extend the increased tax relief of up to €30,000 announced in the July Stimulus from 31 December 
2020 to 31 December 2025 in light of the recent events with Covid-19. This will provide support to 
potential buyers and more certainty for home builders and consumers in the coming years. 
 
3 Rental payment history and increasing discretion limits for FTBs 

• Consideration should be given to taking the rental payment history of applicants into account in 
the mortgage application process to allow for a smaller deposit.  

• The impact of increasing the 5% discretion to 10% for new lending to FTBs above 90% should be 
assessed. 

• The impact of increasing the 20% discretion to 30% for new lending to FTBs above the 3.5x limit 
should be assessed. 

 
 
Measures to Increase Housing Supply  
 
1 Restore vacant properties to residential stock 

• Encouraging the conversion and restoration of vacant properties through some form of 
retrofitting incentive would help return some of the estimated 91,000 (Geoview Residential 
Report, Q2 2020) vacant properties back to the market.  

• Investigate the potential to facilitate the use of space above shops for use as living space. 
 
 
Measures for Planning Guidelines & Density Requirements  
 
1 Reassess guidelines 
Prepare a review of all planning guidelines. For example, streamline design standards nationally in 
terms of garden sizes, garden walls, bin stores, bike stores etc. all adding unnecessary costs and 
affecting the amount of space available for development. Many guidelines are outdated or still in 
draft, and a review and finalisation of them will ensure that they are fit for purpose. 
 
2 Reassess densities 
Current density guidelines result in densities being promoted in areas that are not viable. Decisions 
are forcing the design of higher density in locations where 1) there is no market; and 2) it is 
uneconomical to deliver the homes. A holistic review is required of levels of appropriate density in 
the context of location and proximity to public transport corridors, private and public open spaces, 
parking and privacy. The minimum standard of 35 dwellings per hectare needs reassessment as 
there may be a valid case (location dependant) where 25-30 units per hectare is more appropriate.  
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Measures Reducing the Cost of Construction  
 
1 Offset mechanism for provision of services 
There is a need to review the current arrangement where the first builder in a particular location 
funds the delivery of services which are significantly above their requirement, and which subsequent 
developments do not contribute to. Alternately, there should be an offset mechanism for recovery 
at a later stage when other builders come into the same area.  
 
2 Waive development levies 
Section 48 development levies should be waived for city centre designated areas for a short-term 
period (e.g. up to 2 years) to encourage apartment development (similarly Section 49 levies could be 
reduced/deferred/waived) 
 
3 Consider reducing the State take to support FTBs 
On the basis that the State takes 20% of the average delivery cost of a new home, consideration 
should be given to reducing this component for FTBs 
 
 
Measures for Streamlining the Planning System  
 
1 “Root and Branch Review” 
Commit to a root-and-branch review of the Irish planning system. Rebuilding Ireland envisaged that 
this would be undertaken and completed by Q1 2017 but this has yet to occur and is significantly 
overdue. 
 
2 Provide outline planning permission early in the process 
Restructuring the planning process so that an outline planning permission can, where appropriate, 
be obtained early in the process which agrees the general parameters for development, such as, use, 
height, density, roads, services, open space. Public consultation and objections can be fleshed out at 
this early stage. This will reduce the cost of design and reduce the timeframe for delivery, along with 
de-risking projects earlier in the development process, which could reduce the cost of financing. 
When a project is altered or refused at the final hurdle in the planning process it is costly for home 
builders and inefficient for local authorities.  
 
3 Local authorities to offer a full pre-validation service 
Introduce a (compulsory or opt-in) pre-submission validation check by a planning authority. It should 
provide for a more customer-centric planning system by reducing the risk of invalidation. This would 
ensure planning applications are validated as quickly as possible to minimise the amount of time and 
effort that otherwise has to go into returning the planning application.  
 
4 Viability assessment of high densities 
Over a defined metric, a planning application should include an economic assessment. Current 
density guidelines are overly prescriptive, especially in highly-populated areas. Viability should 
ultimately be one of the determinants of whether a proposed development goes ahead.  
 
5 Online planning service 
Expedite the delivery of an electronic planning system in order to streamline and speed up the 
planning process 
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Measures for Proper Servicing of Lands  
 
1 Register of all lands 

• The Department of Housing, Planning and Local Government should work in conjunction with 
the Land Development Agency to establish a register of all lands zoned (public and private) by 
local authority functional area which should identify the land use and the deficit with respect to 
services. This would facilitate a programme (timeline and funding) to be put in place for the 
delivery of those services.  

• For lands where the provision of services cannot be accommodated to meet areas where there 
is a housing demand, the local authority should rezone additional lands to meet the housing 
need while they are waiting for the services to be brought on stream for the longer-term lands. 
The register should be fully transparent for everyone to review and update as necessary.  

 
2 Servicing of zoned lands 
Providing services to zoned land will increase the supply of zoned and serviced land in the market. 
The current system is promoting higher land values by virtue of the fact that the lands which can be 
serviced and get through the planning system are commanding a premium. In addition, providing 
these services will incentivise landowners to sell their lands as they are now more attractive to home 
builders and are at a more advanced stage in the development process, shortening the period to 
secure planning permission. This servicing of zoned lands would open up enhanced funding options 
and certainty of delivery. 
 
3 Funding of Irish Water 

• Irish Water need to be adequately funded and given set timelines for the upgrading of services 
to ensure a faster servicing of lands.  

• An alternative is that the private sector undertake this work and have the cost offset against 
contributions. 

 
 
Measures for Delivery on State Owned Lands  
 
1 Land Development Agency 

 
• Land Development Agency (LDA) to link with the private industry for delivery and use their 

expertise. 

• The LDA should be drawing from the resources and skill sets of the private sector to bring 
efficiencies to the schemes they are developing. The private sector may design units which the 
market wants in a more cost-effective way. 

 
2 LDA to open up sites to smaller home builders 
Once planning permission is secured on larger sites, the LDA should assess if segmenting larger 
schemes into smaller lots, to create competition for smaller home builders, would support the 
delivery of more affordable units more quickly. In a situation where all lots on the land are active at 
the same time, there may be scope for efficiencies, as opposed to one single builder controlling the 
whole site.  
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Measures Access to Funding, Regulation and Taxation 

 
1 Access to and cost of funding 

• The cost and availability of development finance is a major factor that is contributing to the 
delay and supply of housing. An assessment should be undertaken on how small home builders 
can be funded at an economic rate to allow development to proceed across the country.  

• Provide accessible funding to all parts of the country at competitive rates equal to / or 
competitive with the pillar banks 

• The State, through House Building Finance Ireland (HBFI), should access lending from the EU and 
lend at a rate which will facilitate the commencement of new developments 

• Utilise the HBFI platform to lend on licence agreements where home builders do not have first 
charge on land 

• Expand the ‘Momentum Fund’ beyond the initial period of Covid-19 into 2025 at a minimum 

• Waive or reduce fees for drawdown and repayment as this has a significant impact on viability  
 
1 Regulation 

• There should be a cost benefit assessment of current regulations and standards, including a 
benchmarking against other countries. Any new regulations should be carefully evaluated 
against their impact on the viability of residential construction and subject to a cost benefit 
analysis to ensure they do not undermine the deliverability of new housing supply 

• The current system which allows local authorities, through their development plans, to apply 
different design standards, should be reviewed. 

 
1 Taxation -Rebate to FTBs 
In a situation where development contributions are not replaced by a more equitable Local Property 
Tax for all property owners, a rebate of contributions paid should be provided to FTBs over a defined 
period and banks should factor this rebate into the mortgage repayment model. 
 
2 Taxation -Support sustainable development 
Consideration be given, subject to EU approval if required, to expanding the scope (and duration) of 
tax relief available under the Living City Initiative, to incorporate newly constructed apartments in 
designated urban areas. This expanded relief could be targeted at owner occupiers and owners of 
vacant properties and small-scale landlords. The focus of the expanded relief would be to provide a 
buy side incentive to specifically encourage apartment construction and the return of vacant 
properties in urban areas, thereby supporting national policy objectives on sustainable compact 
growth.  
 
3 Taxation -Tax regime for small scale landlords 
To ensure retention of small-scale landlords/investors, there should be a level playing field with 
respect to tax treatment. Hence measures should be assessed to ensure small and largescale 
landlords are taxed on an equivalent basis. 
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4. What actions should be taken, in order of priority, to ensure that housing is available for all 

sectors of society, including our ageing population and people with disabilities?  
 

 
The National Planning Framework (NPF) vision for Ireland forecasts an extra million people living in 
the country by 2040. The State’s population is currently estimated at 4.9 million (2019), which 
implies an annual average population growth of 0.9% since 2011. Based on an additional 1 million 
persons by 2040, the average annual growth is projected to be similar at 0.9% over the next 21 
years.  
 
Other projections released by the CSO (2018) provide a wide envelope of scenarios, with the 
population in 2040 forecast to range from 5.4 million to 6.1 million, based on various assumptions 
about fertility, mortality and migration.  This corresponds to an annual average growth of between 
0.5% and 1.0% over the next 21 years. 
 
Ireland’s average household size was 2.7 at the time of the last Census (2016). Based on assuming 
that it remains at 2.7 until 2024 and starts to fall towards the current UK average household size of 
2.37 person per household from 2025 onwards, this implies a requirement of between 460,000 
(average 22,000) and 760,000 (average 36,000) new homes by 2040. 
 
Where should required housing be located 
As Ireland has been underbuilding for the past decade, it provides an opportunity to step back and 
consider the vision society wants for the future pattern of development across the country. The 
requirement of up to 36,000 new homes per annum needs to be delivered in the right locations to 
ensure sustainable development and an improved quality of life for all citizens. 
 
One of the key objectives of Project Ireland 2040 and the National Planning Framework (NPF) is to 
achieve compact, smart and sustainable growth. There are ambitious targets for the five cities, 
which are being targeted to deliver 50% of overall national growth between them, with Ireland’s 
large and smaller towns, villages and rural areas accommodating the other 50%. On the housing 
front, the settlement pattern envisaged in the NPF is that at least 40% of all new housing is to be 
delivered within the existing built-up areas of cities, towns and villages in infill and/or brownfield 
sites. The remainder is to be delivered at the edge of settlements and in rural areas. 
 
Recognising that brownfield and infill sites will be costly to develop, due to the need to be 
decontaminated, and will take time, a programme for the medium to long term with financial aid 
should be determined to ensure these sites have the capacity to deliver the 40% of new housing 
expected from them. An assessment should be undertaken to ascertain the quantity of brownfield 
sites. 
Both Government and local authorities at a local level are responsible for the promotion of policies 
for sustainable development and related planning policies. Such policies need to be realistic and 
should ensure that the total cumulative cost of meeting the requirements set down by those policies 
does not undermine the deliverability of new housing and thus the objectives of Project Ireland 
2040.  
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Thus a refocus on the type, location and density of housing that Ireland needs to build may be 
warranted given the substantial building programme which is required and the objectives set down 
in the NPF. This focus is further warranted due to Covid-19 which is changing attitudes to lifestyle 
and working patterns. Whether widespread working from home becomes the ‘new normal’ remains 
to be seen but it is a factor which may have implications for the spatial distribution and type of new 
housing delivered in the future. 
 
Factors impacting housing demand 
The long-term demand for housing is determined primarily by underlying household growth, which 
in turn, depends on the rate of population growth and changes in household size.  
 
Housing demand in the short-term is influenced by a range of other factors which cause demand to 
deviate from its long term ‘normal’ level of demand. As the supply of housing is fixed in the short 
term, any changes in demand tend to be caused by these short term factors which give rise to 
imbalances in housing demand and supply. These short term factors will include factors such as: 
 
•Economic activity, employment growth and incomes 

•Potential buyer confidence 

•Housing affordability, in terms of incomes, house prices, mortgage rates and rent 

•Government housing policy measures 

•Other factors, such as the demand for second homes, demand from returning emigrants, 
inheritance and separation/divorce. 
 
 
There are a range of existing measures relating to housing affordability and housing supply 
 
Central Bank of Ireland’s macroprudential rules 
Macro-prudential policy measures were introduced in 2015 to increase the resilience of banks and 
borrowers to negative economic and financial shocks and to dampen the pro-cyclicality of credit and 
house prices. Rebuilding Ireland followed in July 2016 with its five pillars aimed at addressing 
homelessness, the provision of social and private housing, improving the rental sector and ensuring 
the existing housing stock is fully utilised. Most policies in that time have focused on achieving mixed 
tenure housing developments and boosting housing supply, while others were intended to support 
demand. The main measures in the private housing market are summarised below.  
 
The rules require the home buyer to have a minimum deposit before getting a mortgage. A First 
Time Buyer (FTB) needs to have a minimum deposit of 10%. Second and subsequent buyers need to 
have a minimum deposit of 20% while Buy to Let (BTL) buyers are required to have a minimum 
deposit of 30%. 
 
There are permissible exceptions to these rules where, in any given year, a lender may lend up to 

• 5% of new lending to FTBs allowed above 90% 

• 20% of non-FTB new lending allowed above 80% 

• 10% of new lending allowed above the BTL limit 
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There are also Loan to Income (LTI) rules which limits the amount of money a home buyer can 
borrow to a maximum of 3.5 times their gross income. There are exceptions that lenders can make 
in any one calendar year. These include 

• 20% of new lending to FTBs allowed above 3.5x limit  

• 10% of non-FTB new lending allowed above 3.5x limit 
 
The introduction of the mortgage market measures in 2015 has reduced risk and leverage in the 
housing market, anchoring house prices to movements in fundamentals such as supply and 
household incomes. 
 
The rules are considered to be partly responsible for the moderation in the annual rate of house 
price inflation since April 2018. Residential property prices increased at an annual rate of 13.4% in 
April 2018, with inflation moderating in each subsequent month to 0.4% in May 2020. The 
corresponding annual rate of inflation in Dublin was -0.1% in May 2020, down from  a peak of 12.9% 
in April 2018. 
 
The exemption limits are relatively modest for FTBs who are the most challenged in the housing 
market, relative to existing owners and buy-to-let investors.  
 
While keeping the limits intact, the Central Bank should consider allowing banks to take the rental 
history of potential FTBs into account when assessing loan applications.  
 
There should be an assessment of the following impacts: 

• Increasing the 5% discretion to 10% for new lending to FTBs above 90%, and 

• The 20% discretion to 30% for new lending to FTBs above the 3.5x limit   
 
 
Part V requirements 
The current Part V provisions in the Planning and Development Act, 2000 is a form of betterment 
capture as it places obligations on home builders to provide affordable housing.  The rationale for 
Part V agreements at the time of its introduction was as a mechanism which allowed the betterment 
value from a grant of planning permission for residential development to be captured for the benefit 
of the community as a whole and in so doing, to further increase the provision of social housing. The 
mechanism recognises that land values can increase for a number of reasons, including the granting 
of planning permission. 
 
The expansion of the Part V planning provisions to encompass affordable purchase and cost rental 
homes while contained in the Programme for Government, it is not clear how this is intended to 
work.  
 
The desire to increase provision of more of units being delivered for social and affordable units, 
could potentially impact the viability of the remaining 80% of units in the scheme and the final 
delivery cost to the private buyer. 
 
Will this change in provision increase the number of social and affordable homes built and will this 
impact other builds as a result? Assessment should consider the number of developments up and 
down the country that are marginally viable as it currently is. With this additional provision it could 
have an unintended consequence and reduce supply. This additional tax could mean marginally 
viable developments may not be started.  
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Transitional Arrangements - Any provision change - should be for future land transitions. Where a 
contract for purchase is signed before the new provision becomes operational – the current 10% 
requirement must remain.  
 
State Shared Ownership - Consideration should be given to any affordable provision for a state 
shared ownership, where the windfall profit is shared with the state. A claw back in the event of a 
sale to those units designated as affordable should be captured by the state in the event of a sale 
within a set period i.e., initial 10years where no steeped claw back in this initial period.  
 
Timely agreement of Part V provisions - The commencement of a development needs agreement of 
the Part V provisions including the number of units, which units within the development and the 
cost of delivery. This can take some time depending on the resources within the various authorities. 
Timely agreement between the homebuilder and relevant authority with a potential for a mandatory 
timeframe for agreement could promote more timely commencement.  
 
Agreement on Costs - A conversation is also needed around the funding of these units. The costs for 
delivery paid for the units under this provision needs to be recalculated based on where delivery 
costs are at today.  We have seen material, wage and regulatory changes in recent years that all 
impact delivery costs. 
 
Capital Gains Tax 
Capital Gains Tax (CGT) is charged at 33% on the capital gain made on transactions and disposal of 
an asset, including land. These funds go to the central Exchequer. 
 
Local Infrastructure Housing Activation Fund (LIHAF) 
The LIHAF provided €200 million in funding for the provision of large scale public infrastructure to 
relieve blockages and enable housing development to be built on key sites at scale. These projects 
funded are expected to support the delivery of up to 20,000 homes. About 40% of homes delivered 
under LIHAF will be sold at rates which provide a discount on market prices. Up to 3,000 will be 
social housing homes and the remainder will be sold at market rates. 
 
Serviced Sites Fund 
As part of the commitments in Rebuilding Ireland a total of €310 million was allocated to local 
authorities under the Serviced Sites Fund (SSF) over the period 2019 to 2021 to provide 
infrastructure to support the delivery of more affordable homes on local authority lands. The 
maximum funding amount is €50,000 per home and the scheme is expected to facilitate at least 
6,200 affordable home for rent or purchase. 
 
To date, a total funding of €127 million in support of 35 projects in 14 local authority areas has been 
provided, to support the delivery of 3,200 affordable homes. The selling price of discounted 
dwellings made available for purchase varies from scheme to scheme and is influenced by the 
overall development cost of each particular scheme (taking into account inputs such as the local 
authority land value and Serviced Sites Fund), the housing type/tenure mix involved and the local 
housing market.  
 
Local authorities have projected indicative reductions of between 10% and 40% on open market 
values, according to a statement by the Minister for Housing, Local Government and Heritage. The 
Minister has also stated his intention to continue to use and extend the use of the SSF to support the 
delivery of more affordable homes on public land. 
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Schemes to encourage affordable homes 
A new Affordable Purchase Scheme is to be announced in September by the Minister for Housing, 
Local Government and Heritage. This scheme is expected to involve local authorities providing 
discounted homes to eligible purchasers. Early indications are that the eligibility criteria will include 
that net mortgage repayments for the purchase of a unit on the open market should exceed 35% of 
net income of the FTB.  
 
 
Affordability acting as a constraint on ability to buy for FTBs 
Housing affordability has many dimensions and is fundamentally dependant by incomes, net 
incomes in particular. The other key element is the property price and this analysis has established 
that: 

• There is a notable gap between the price of new and second hand properties. This is a key factor 
driving demand for second-hand properties as many are purchased by FTBs because of location, 
proximity to work and family and for affordability reasons.   

• Affordability, measured in terms of the median house price to gross income ratio, is 
predominantly an urban issue, as in 21 of the 34 city and county council areas examined the 
income of a working couple is sufficient to purchase the median property price in their area 

• The main affordability crisis is in the city council areas, where median incomes are not sufficient 
to purchase the median FTB new home price 

• Net income based analysis shows the mortgage required to purchase the median FTB new 
property is the same for couples with one or both working on the same earnings; the difference 
is the percentage of net income required to fund the mortgage repayment, as this is higher for 
the couple with  one earner.   

• Raising the required deposit is a barrier to home ownership for some households. The average 
deposit required is €30,000 or higher in those areas where the median FTB property price is the 
most expensive. However, BPFI data shows that the average deposit ranged from €23,000 in 
Connacht/Ulster (excluding Galway) to €51,200 in Dublin in 2019 and was higher than the 
minimum of 10% required. Anecdotal reports suggest that, in some case, this is only possible 
because FTBs may be getting support from their parents or other sources.   

• Taking household expenditure and rent into account, the time it takes to save for the average 
deposit ranges from 1.7 years in Kilkenny to in excess of 15 years in Galway City, Wicklow, 
Waterford City, Cork City and Dublin City.  

• A key issue is the rents which tenants are paying in the private sector make it difficult to save for 
a deposit. Having demonstrated the capacity and commitment to making regular rental 
payments, consideration should be given to taking the rental history of applicants into account 
in the mortgage application process. This would leave the buyer with more disposable income 
after monthly mortgage repayments. This measure might involve requiring a smaller deposit.  
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5. Do you have any further comments on the development of the Housing for All policy and 

action plan that you would like to add? 
 

 

Alignment of policy & legislation. Identify key thematic areas and assign responsibility. Ensure cross 
theme sharing of information. Assign realistic and achievable targets measures for the short and 
medium term.  
 

• Land Availability & Activation 

 

• Housing Supply & Social Housing Demand 

 

• Home Ownership & affordability 

 

• Quality & Standards in Housing 

 

• Rental Market (private & Cost Rental) 

 

• Homelessness & Social Inclusion  

 
Ensure all stakeholders responsible for delivery are involved through ach policy decision and 
process. Use the resources and expertise available form the private sector.  
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Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Mid West Community Healthcare Mental Health Services

2. Briefly describe your organisation?
300 character(s) maximum

Mental Health Services - cut and paste

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

Building of and access to single units of accommodation in particular; wraparound service of health and
social care supports will facilitate to attain and maintain tenancies. Premature aging can be associated with
the mental health population and all new accommodation will have to be suitable planned and developed to
meet these needs. Location of accommodation is particularly important in terms of mental health and well-
being - access to community amenities, transport, primary and secondary care services, voluntary agencies
etc. An approach to housing that includes an ethos of integration into local communities is very important.
Needs assessments for housing need to include a weighting for vulnerability.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private
rental and private homeownership) and household types (e.g. single person households &
families)? What short or long-term actions should be taken to increase the scale and speed of
delivery and improve approaches to delivery of housing?

3000 character(s) maximum
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Those on the housing list in the Mid West are in the main single - access to housing is often prioritised for 
families in the first instance. There are not enough single units of accommodation. Partnership approaches 
to housing where health and social care services and AHBs work closely together works very well in terms of 
successful tenancies for our service users. Rents are particularly high and need to be capped. Council and 
HSE boundaries don't fully align and can be challenging in terms of accessing the correct supports.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Building single units of accommodation. Early engagement with health and social care services when 
planning. Housing provision needs to be more dynamic and responsive - too much time with a complex 
system that involved lengthy form filling and supporting documentation required. ? bias against clients with 
enduring mental health difficulties requiring reports from their doctor. The Housing First approach or a 
version of Intensive Tenancy Support should be used for people with enduring mental health difficulties. This 
should be funded and supported through the local authorities. It is our experience that staff in our councils 
have a limited understanding of the needs of people with mental health difficulties and as a result don't 
always respond appropriately or offer assistance in terms of access.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The cost benefit analysis of approaches such as Housing First and Intensive Tenancy support demonstrate 
clear benefits to the statutory agencies in terms of cost savings e.g. the savings associated with less service 
use and decreased hospital bed use by those using Intensive Tenancy Sustainment Service in North 
Tipperary.

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf
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Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Mid West Community Healthcare Mental Health Services

2. Briefly describe your organisation?
300 character(s) maximum

Mental Health Services - cut and paste

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Building of and access to single units of accommodation in particular; wraparound service of health and 
social care supports will facilitate to attain and maintain tenancies. Premature aging can be associated with 
the mental health population and all new accommodation will have to be suitable planned and developed to 
meet these needs. Location of accommodation is particularly important in terms of mental health and well-
being - access to community amenities, transport, primary and secondary care services, voluntary agencies 
etc. An approach to housing that includes an ethos of integration into local communities is very important. 
Needs assessments for housing need to include a weighting for vulnerability. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum
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Those on the housing list in the Mid West are in the main single - access to housing is often prioritised for 
families in the first instance. There are not enough single units of accommodation. Partnership approaches 
to housing where health and social care services and AHBs work closely together works very well in terms of 
successful tenancies for our service users. Rents are particularly high and need to be capped. Council and 
HSE boundaries don't fully align and can be challenging in terms of accessing the correct supports.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Building single units of accommodation. Early engagement with health and social care services when 
planning. Housing provision needs to be more dynamic and responsive - too much time with a complex 
system that involved lengthy form filling and supporting documentation required. ? bias against clients with 
enduring mental health difficulties requiring reports from their doctor. The Housing First approach or a 
version of Intensive Tenancy Support should be used for people with enduring mental health difficulties. This 
should be funded and supported through the local authorities. It is our experience that staff in our councils 
have a limited understanding of the needs of people with mental health difficulties and as a result don't 
always respond appropriately or offer assistance in terms of access.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The cost benefit analysis of approaches such as Housing First and Intensive Tenancy support demonstrate 
clear benefits to the statutory agencies in terms of cost savings e.g. the savings associated with less service 
use and decreased hospital bed use by those using Intensive Tenancy Sustainment Service in North 
Tipperary.

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf
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Contact

housingforall@housing.gov.ie
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Contribution ID: de8860f8-b21e-4378-ae51-620dc320ce58
Date: 30/04/2021 15:05:21

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Land Development Agency

2. Briefly describe your organisation?
300 character(s) maximum

The Land Development Agency was set up to coordinate state-land for more appropriate uses –
predominantly through the increase supply of affordable and social housing

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

• With regard to the increased requirement of Part V on private housing developments we recommend at
least 10% (or more) to be allocated and ringfenced for affordable housing. For this to be implemented, it is
critical that there are clear funding allocations (be it through LIHAF, SSF, LDA, AHBs, LAs or other) and off-
take mechanisms available (i.e. who will acquire the homes from land-owner / developers, how will they fund
it and what will the cost determination mechanism be).
• Due to high housing delivery costs, the SSF is key to the provision of affordable housing, and the LDA
would like to see this expanded to further increase the provision of affordable homes. It is highly challenging
to deliver affordable housing due to costs and the applicability of subvention should be made available to
any parties who wish to provide qualifying affordable housing.
• Private sector funding such as pension funds and ethical / sustainability focussed investors should be
actively pursued and encouraged to invest in affordable housing by the State and its agencies. This is critical
to achieving off-balance sheet status and hence the long-term fundability / viability of the sector through
economic cycles.
• Allocation of affordable and social housing should be considered in the context of evolving payment
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capacity of households, which are not fixed.
•        Examine the feasibility of introducing MMC and offsite construction factory in employment blackspots 
in Ireland – particularly in those areas with changes in labour force due to divestment in fossil fuels.
•        Ensure improved efficiency in the planning process. SHDs will end shortly and are now considered 
high-risk due to judicial review threat in any case. A mechanism to ensure efficient planning approvals while 
allowing fair appeal procedures is necessary, while ensuring planning authority decisions are fully aligned 
with the National Planning Framework rather than outdated Development Plans.
•        Mechanisms to encourage development of homes that have already been through the planning 
process should be sought. 
•        We recommend that direct build and delivery for social and affordable housing is increased to suitable 
levels through LAs, approved housing bodies and the LDA, with requisite funding lines made available. With 
the exception of strategic partnerships with the private sector that genuinely provoke supply, smaller scale 
activity risks increasing competition with first time buyers and owner occupiers that have affordability issues 
when buying a homes. 
•        Ireland’s old age dependency ratio is set to more than double from 22% in 2020 to 47% in 2050. Our 
share of 65+ cohort will almost double We need to begin investing in age friendly accommodation. 
Accommodation where people with mobility issues can live, a place where older households can downsize. 
With the current affordability crisis, we must ensure that there is long-term affordability for all ages in society.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

•        Lack of infrastructure is an obstacle to affordable housing across all tenures. Prioritising investment in 
infrastructure / housing along with supporting facilities, will help to encourage sustainable growth, and 
support with addressing the key challenges of housing delivery and combating climate change. A key priority 
should be supporting the delivery more sustainable and low carbon homes, considering demographic 
growth, an ageing population and inward migration, as well as achieving more balanced regional 
development. Increasing housing supply is key to engendering affordable housing. 
•        Housing for All needs to look at housing issues at a granular level, the housing market in Waterford is 
different from that in Dublin, so too are household incomes. A uniform national strategy, while welcome, 
could miss some of the differences present at regional level.  In terms of mid-market affordability, in some 
regional cities the issues with appropriate forms of supply (e.g. a very low number apartments of any tenure 
are being supplied in the regional cities)  are far greater than the magnitude of the affordability issues – while 
in Dublin it clearly is an affordability and supply issue.
•        Ireland’s last census in 2016 outlined higher ownership rates in rural communities (82.4%) when 
compared to urban communities (59.2%). It is therefore important to invest and support more compact urban 
development and regeneration to ensure that urban living is an attractive and affordable.
•        The cost of building apartments, and thus densification, can make them prohibitive to affordable 
purchase and rental we ask that Housing for All addresses this challenge. We also call for a database that 
tracks the delivery costs of public and private homes. There is a discrepancy on the data currently reported 
in the media. There needs to be a learning exercise across both sectors on how we can be cost efficient, 
and this will only be achieved by comparing comparable costing regimes which includes all costs of 
development.
•        We ask that an exercise be undertaken to examine the consolidation of efforts of all state funded 
parties for the potential for economies of scale in relation to the provision of affordable housing. There are 
multiple small actors in the space, in a relatively small jurisdiction (Ireland) where scale is critical.
•        A long-term view must be adopted by policy makers and funding allocators in relation to the provision 
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of affordable high-density housing in regional cities. While such development may not be “financially viable” 
today, over the long-term it should be and is necessary to catalyse the regional balance objectives of PI 
2040. 
•        Data collection needs to be improved to adequately address housing need. The sector needs to know 
how many 1-beds, 2-beds etc are being delivered as well as age and disabled friendly housing. And also up 
to date incomes at decile level on a yearly basis while being able to examine these incomes on a LA and city 
basis

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

•        Increased funding must be made available for affordable and social housing. 
•        Engendering an environment which can be designated as “off balance sheet” is key, as in a time where 
there are Exchequer budgetary pressures it allows finance for affordable housing to continue to be available 
thereby smoothing cycles of delivery. 
•        SSF is a key tool as a subvention, which is required to increase affordable housing and should be 
expanded. This could be deployed in competition form where recipients, private and public, have to prove 
they can delivery affordable homes with its assistance within certain time periods. SSF approvals should be 
withdrawn if not utilised within a certain time period.
•        Consider tax reforms such as elimination of VAT for social and affordable housing which would have a 
material impact on delivery costs and affordability, even for a time bound period.
•        In terms of attracting funding to the sector, other tax incentives along the lines of the USA’s Low-
Income Housing Tax Credit could be considered, where the Government could issue tax credits to local 
authorities, which are then awarded to developers through a competitive bid process. The credits are then 
sold to investors to finance the build cost. This results in the delivery of c. 100,000 affordable homes in the 
USA annually.
•        A coordinated, coherent approach towards partnering with and acquiring from the private sector for 
public housing needs should be adopted where State funding is applied.
•        Treat regions and cities based on their own individual needs, which will require a nuanced approach
•        LAs should be encouraged to increase direct delivery of both tenures of housing and urged directly by 
central Government to utilise delivery supports such as the LDA.
•        Increasing supply across all tenure types and typology types is key while utilising evidence-based 
analysis with regards to demographics and income data.
•        There are a significant number of homes stalled within the SHD system. This needs to be rectified in 
order to use all tools at our disposal to combat the housing crisis.
•        Infrastructure is key in making areas and housing developments attractive and viable. Housing for All 
should prioritise needed infrastructure in tandem with housing
•        Housing for All should aim to encourage and facilitate innovation in the construction sector through 
BIM, analytics, MMC, automation and other new technologies. 
•        Housing for All should have clear back up mechanisms that can be used as a back-up plan to offset 
missing yearly delivery targets
•         A large part of housing delivery is de-risking developments. A long-term multi annual budget will allow 
the sector to adequately prepare for increasing delivery of public housing over the coming years. This will 
allow a “crisis proof” model of housing delivery which will smoothen the investment curve of investment in 
housing making it less susceptible to the boom bust cycles of the past.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?
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1500 character(s) maximum

Affordability must be put at the heart of Housing for All with an emphasis on targeting those in the mid-
market i.e. not earning enough to qualify for social housing but also not earning enough to support their 
housing needs without a financial burden. It should encourage development to happen where and when it 
should be happening. Good planning should be encouraged and should facilitate building in existing built-up 
areas where people can be close to work, school and the services that they require. Engendering an 
increased supply of affordable homes will be key in combating the existing affordability pressures 
experienced by many. Housing for All should encourage sustainable and green homes, which will not just 
help Ireland to meet climate and sustainability targets but will also decrease the cost of running homes for 
tenants. Housing for All should encourage current homes tied up in the system to de delivered. As of 
December 2020, 75.8% of homes granted planning permission through the SHD process in the five major 
cities were yet to be delivered. Tapping into and enabling this section of the market will be key to increasing 
delivery. We need to be mindful of our changing demographics. We need to begin building homes now that 
will facilitate smaller household sizes. We also need to ensure that we provide age and disability friendly 
homes and that these core elements of society are not left behind on Ireland’s affordability journey.

7. Do you have any supporting data or other material that you would like to upload?

No, however the LDA would be happy to be interviewed for further consultation if required

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Independent	Living	Movement	Ireland	submission	to	the	Oireachtas	Committee	on	
Housing,	Planning	and	Local	Government	

1. Introduction	to	Independent	Living	Movement	Ireland

Independent	Living	Movement	Ireland	(ILMI)	is	a	campaigning,	national	representative	
organisation	that	promotes	the	philosophy	of	independent	living	and	to	build	an	inclusive	
society.	Central	to	the	way	we	work	is	to	ensure	that	policy	decisions	that	impact	on	the	
lives	of	disabled	people	have	to	be	directly	influenced	by	those	whose	lives	are	directly	
affected.	As	one	of	the	few	Disabled	Person’s	Organisations	(DPO),	we	are	uniquely	placed	
to	make	a	submission	on	the	housing	needs	of	disabled	people.	All	of	our	work	is	led	and	
informed	by	disabled	people	across	Ireland.		

Our	philosophy	can	be	summed	up	as:	‘Nothing	about	us	without	us!’	and	‘Rights	Not	
Charity’.	Our	vision	is	an	Ireland	where	disabled	persons	have	freedom,	choice	and	control	
over	all	aspects	of	their	lives	and	can	fully	participate	in	an	inclusive	society	as	equals.	

2. Disability	and	Housing:	Context

Ireland	is	currently	in	the	midst	of	a	housing	crisis.	At	our	annual	conference	in	September	
2018	it	was	noted	by	members	that	housing	has	always	been	a	crisis	for	disabled	people	due	
to	the	lack	of	accessible	housing	for	disabled	people,	the	lack	of	visibility	of	disabled	people	
in	discussions	on	housing	and	homelessness	and	the	pervasive	nature	of	the	medical	/	
charity	model	of	disability	which	leads	to	institutionalisation	of	disabled	people1.		

Housing	choice	for	most	disabled	people	in	Ireland	is	severely	limited	due	to	their	particular	
accommodation	needs.		According	to	the	CSO	there	were	a	total	of	643,131	people	who	
stated	they	had	a	disability	in	April	2016,	accounting	for	13.5	per	cent	of	the	population.		

The	Department	of	Housing	tabulates	the	Summary	of	Social	Housing	Assessments	(SSHA),	
which	includes	assessments	of	housing	need	for	disabled	people.	Since	2016,	it	is	carried	out	
annually	with	the	following	figures	for	housing	based	on	disability	as	follows:	in	2013,	3,938	
houses	required;	in	2016,	5,753	houses	required	and	in	2017	5,772	houses	required.	This	
shows	an	increased	need	of	1,834	households	for	disabled	people	in	four	years.		

Disabled	people	are	more	than	twice	as	likely	to	report	discrimination	relating	to	housing	
and	over	1.6	times	more	likely	to	live	in	poor	conditions,	such	as	living	in	damp	housing,	

1	See	Appendix	for	a	definition	of	the	Medical	/	Charity	model	and	how	a	rights-based	approach	to	disability	
and	housing	needs	to	be	grounded	in	an	understanding	of	the	Social	Model	of	Disability.		
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lacking	central	heating	or	living	in	an	area	with	neighbourhood	problems.	Disabled	People	
are	also	particularly	over-represented	in	the	homeless	population:		more	than	one	in	four	
homeless	people	are	disabled2	

There	are	concerns	about	the	disabled	people	who	are	the	“hidden	homeless”	where	
disabled	people	who	live	in	other	people’s	homes	and	who	are	not	on	any	housing	list	or	
where	there	is	no	expectation	that	they	should	live	independent	lives.	There	are	also	
thousands	of	disabled	people	in	residential	and	congregated	settings	who	are	denied	a	right	
to	their	own	home,	and	lack	of	delivery	of	policy	in	terms	of	housing	means	that	their	needs	
are	not	being	met.		

	

3. 	Disability	and	Housing	Policy	in	Ireland:		

The	National	housing	strategy	was	developed	against	a	background	of	a	number	of	policies	
including	the	Disability	Act	(2005)3,	the	Housing	(Miscellaneous	Provisions)	Act	(2009)4,	“A	
Time	to	Move	On	from	Congregated	Settings”	(HSE	2011)5,	the	latter	policy	document	was	
one	of	the	drivers	for	the	Housing	Strategy	for	disabled	people.		

According	“A	Time	to	Move	On”	over	4,000	Disabled	people	in	Ireland	live	in	the	
congregated	settings	(a	residential	setting	where	they	live	with	ten	or	more	people).	The	
report	revealed	that	people	who	live	isolated	lives	away	from	their	community	and	families	
experience	institutional	living	conditions	lacking	basic	privacy	and	dignity.	

In	addition	to	these,	in	2018	Ireland	ratified	the	UN	Convention	on	the	Rights	to	Persons	
with	Disabilities	(UNCRPD)6.	Within	this	convention,	Article	19	states	and	recognises	the	
equal	right	of	all	persons	with	disabilities	to	live	in	the	community,	with	choices	equal	to	
others.		

The	National	Housing	Strategy	for	Persons	with	a	Disability	(NHSPWD)	(2011)	was	the	
Government’s	strategy	to	specifically	address	the	housing	needs	of	disabled	people	over	the	
period	of	2011	to	2016.	Building	on	the	Programme	for	Partnership	Government	
commitment	to	meet	the	housing	needs	of	disabled	people,	the	NHSPWD	has	been	affirmed	
in	Rebuilding	Ireland7	(2016)	and	extended	to	2020	to	continue	to	deliver	on	its	aims.		

																																																													
2	“Discrimination	and	Inequality	in	Housing	in	Ireland”	IHREC	and	ESRI	report	
https://www.ihrec.ie/discrimination-and-inequality-in-housing-in-ireland-set-out-in-new-research/).	
3	http://www.irishstatutebook.ie/eli/2005/act/14/enacted/en/html	
4	http://www.irishstatutebook.ie/eli/2009/act/22/enacted/en/html	
5	https://www.hse.ie/eng/services/list/4/disability/congregatedsettings/time-to-move-on-from-congregated-
settings-%E2%80%93-a-strategy-for-community-inclusion.pdf	
6	https://www.un.org/development/desa/disabilities/convention-on-the-rights-of-persons-with-
disabilities/convention-on-the-rights-of-persons-with-disabilities-2.html	
7	http://rebuildingireland.ie/Rebuilding%20Ireland_Action%20Plan.pdf	
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The	strategy	outlined	the	broad	proposals	and	strategic	objectives	involved	in	effectively	
addressing	the	housing	and	related	support	needs	disabled	people	have.		

It	is	widely	known	that	housing	choice	for	most	disabled	people	can	be	severely	limited	due	
to	their	particular	accommodation	needs	and	one	of	the	key	objectives	of	the	NHSPWD	is	to	
provide	mainstream	access	to	the	full	choice	of	housing	options,	as	appropriate	to	disabled	
people.	This	would	allow	them	to	obtain	a	sustainable	tenancy	and	to	support	them	in	living	
as	independently	as	possible.		

The	vision	and	strategic	aims	of	the	NHSPWD	are	to	achieve	a	coordinated	and	integrated	
approach	to	meeting	the	housing	needs	of	disabled	people	at	local	level.	From	this,	Housing	
and	Disability	Steering	Groups	(HDSGs)	have	been	established	in	all	local	authority	areas.	
These	are	chaired	by	the	Directors	of	Housing	with	membership	including	the	HSE	and	
disability	representatives;	although	there	is	lack	of	clarity	whether	these	representatives	are	
disabled	people	or	people	working	in	organisations	that	provide	services	to	disabled	people.		

Each	HDSG	is	required	to	have	prepared	a	local	Strategic	Plan	on	housing	disabled	people	
for	its	own	City/County	area.	According	to	the	Fourth	progress	report	(JAN	–	DEC	2017)	it	
states	“All	31	local	authorities	had	completed	their	plans	by	2017.	Subject	to	final	approval	
by	each	local	authority,	the	local	Plans	will	be	published	on	local	authority	websites	over	the	
course	of	2018”.	In	providing	an	evidence	base	for	this	submission	on	the	effectiveness	of	
policy	delivery	for	housing	for	disabled	people,	ILMI	were	unable	to	review	all	plans8.		

4. Key	Issues	Identified	by	ILMI	members	for	disabled	people	in	relation	to	Housing	

In	order	to	build	an	inclusive	society	based	on	lived	experience,	ILMI	created	a	working	
group	for	our	members	from	across	the	country	to	discuss	and	develop	a	shared	analysis	of	
the	housing	issues	facing	disabled	people	and	build	a	collective	approach	to	address	these	
issues.	As	a	national	grassroots	Disabled	Persons	Organisation	(DPO),	our	work	is	always	
informed	by	the	lived	experience	of	disabled	people	and	ILMI	is	uniquely	placed	to	solely	
represent	the	collective	views	of	disabled	people	and	not	agencies	or	service	providers.		

• Housing	choice	for	most	disabled	people	in	Ireland	is	severely	limited	due	to	their	
particular	accommodation	needs.	

• Housing	needs	to	be	seen	as	a	right	and	we	need	to	support	disabled	people	to	have	
their	voices	heard	in	the	broader	discussions	around	housing	and	homelessness.		

• Reliance	on	the	Private	Sector	will	not	work	and	does	not	work	for	disabled	people.	
For	example,	schemes	such	as	the	Housing	Assistance	Payment	(HAP)	and	Rental	
Allowance	Scheme	(RAS)	are	not	working	for	many	disabled	people.		

																																																													
8	No	plans	received	from	Carlow	County	Council	and	Laois	County	Council	despite	ILMI’s	best	efforts.	Offaly	
County	Council	do	not	have	a	specific	Housing	Plan	for	Disabled	People	but	include	some	commitments	in	their	
County	Development	Plan.		
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• Very	few	homes	on	the	private	rented	market	are	accessible	and	there	is	no	
incentive	for	landlords	to	modify	properties.	People	accessing	HAP	will	also	be	taken	
off	social	housing	lists.		

• The	shortage	of	housing	units	impacts	everyone	in	a	housing	crisis.	Lack	of	accessible	
unit’s	means	it	disproportionately	affects	disabled	people.			

• Many	disabled	people	who	want	to	live	independent	lives	are	caught	in	a	“catch-22”	
situation:	in	order	to	get	a	home	from	a	Local	authority,	they	need	a	commitment	
from	the	HSE	that	a	Personal	Assistance	Service	(PAS)	package	is	in	place.	The	HSE	
will	not	sign	off	on	this	“package”	unless	there	is	a	home	to	move	into.	People’s	lives	
are	caught	in	the	middle	of	two	bureaucratic	systems	that	seem	not	to	
communicate.	

• Housing	should	be	about	choice,	inclusion	and	freedom	of	movement.	Housing	
needs	to	be	linked	to	accessible	transport	and	real	social	inclusion,	including	access	
to	a	personal	assistance	service	otherwise	the	jigsaw	doesn’t	fit.	

• Quite	often	houses	are	given	that	is	“accessible”	but	the	location	is	not.	This	can	lead	
to	situations	where	disabled	people	have	a	home,	but	without	specific	supports	such	
as	a	PAS,	an	accessible	built	environment	or	accessible	transport,	people	are	being	
isolated	in	their	own	home.		

• A	Time	to	Move	On	is	not	working9.	A	Group	home	is	a	mini-institution.	If	the	policy	
is	to	move	disabled	people	from	congregated	settings,	where	are	people	meant	to	
go?		

• Many	disabled	people	are	“hidden	homeless”.	They	either	live	in	someone	else’s	
home	or	are	in	an	institution.		These	people	are	not	on	any	Local	Authority	housing	
lists.	Their	housing	needs	are	not	even	being	considered.	Disabled	people	living	at	
home	are	not	prioritised	as	they	“have	a	roof	over	their	heads”.	

• If	you	work	and	earn	over	a	certain	amount	per	annum	you	do	not	qualify	for	local	
authority	housing.	This	means	that	disabled	people	who	are	employed	are	often	
relying	on	the	private	rented	sector	for	housing,	and	very	few	existing	or	new	builds	
are	accessible	for	disabled	people.		

• Many	Local	Disability	Housing	Steering	Groups	(as	mandated	by	the	National	
Housing	Strategy	for	People	with	Disabilities	2011	to	2016)	do	not	have	the	active	
participation	of	disabled	people.	Service	providers	are	often	listed	as	“disability	
sector”	representatives	when	they	are	clearly	not	representing	disabled	people.	The	
analysis	of	most	discussions	around	disabled	people	and	housing	is	being	driven	by	
those	with	a	charity	/	medical	view	of	disability.	This	needs	to	stop!	Disabled	people	

																																																													
9	A	view	shared	by	the	Fundamental	Rights	Agency	who	point	out	that	the	aim	of	A	Time	to	Move	on	was	that	
by	2018	no	disabled	person	would	be	in	a	congregated	setting,	yet	“available	figures	show	that	2,579	people	
remained	in	institutions	at	the	end	of	2016.”	
https://fra.europa.eu/sites/default/files/fra_uploads/fra-2018-from-institutions-to-community-living-ground-
perspectives_en.pdf	
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need	to	be	resourced	to	represent	the	collective	views	of	disabled	people	on	these	
committees	as	per	Article	3.4	of	the	UNCRPD:	“Nothing	About	Us	Without	Us”	
	

5. Local	level	analysis:	How	Local	Authorities	have	developed	their	plans	

The	framework	for	the	delivering	of	housing	to	meet	the	needs	of	disabled	people	is	the	
National	Housing	Strategy	for	People	with	a	Disability	(2011-2016).	Central	to	the	strategy	is	
the	development	of	Housing	and	Disability	Steering	Groups	in	all	Local	Authority	Areas10.	If	
the	national	strategy	is	working	for	disabled	people,	the	Local	Plans	should	clearly	map	out	
the	approach	at	a	local	and	national	level.		

In	developing	our	submission	to	the	Oireachtas	Committee,	ILMI	contacted	all	local	
authorities.		ILMI	secured	all	strategic	plans	of	all	local	authorities,	with	the	exception	of	
Carlow	County	Council	and	Laois	County	Council.	

Carlow	have	not	responded	to	requests	from	ILMI	for	their	plan	and	on	that	basis	we	have	
contacted	the	Housing	Agency,		who	advise	us	that	Carlow	County	Council	have	targets	
which	ILMI	as	of	yet	have	not	received.	Laois	County	Council	currently	do	not	have	a	plan	
however,	as	the	person	tasked	with	leading	it	is	currently	on	sick	leave.	Offaly	County	
Council	do	not	have	a	strategic	plan	on	housing	for	disabled	people	and	only	mention	
disability	as	part	of	their	50	page	County	Development	Plan.		

Of	the	plans	received	and	analysed	by	ILMI,	all	broadly	share	the	same	aim	(“To	improve	
social	housing	options	so	that	people	can	have	suitable	homes	with	the	relevant	supports	
they	need	to	live	in	the	community”).	However,	there	is	huge	variation	in	the	details	
contained	in	plans.	Some	plans	have	clear	timelines,	assessment	of	needs	and	targets	for	
delivery.	However,	many	are	lacking	in	detail	and	are	less	than	clear	in	how,	what	and	when	
they	will	deliver	in	housing.		

For	example,	Article	4.3	of	the	UNCRPD	states	that	“In	the	development	and	
implementation	of	legislation	and	policies	to	implement	the	present	Convention,	and	in	
other	decision-making	processes	concerning	issues	relating	to	persons	with	disabilities,	
States	Parties	shall	closely	consult	with	and	actively	involve	persons	with	disabilities,	
including	children	with	disabilities,	through	their	representative	organizations.”	Very	few	

																																																													
10	As	Recognised	by	the	Minister	for	Housing	Eoghan	Murphy	TD	in	responding	to	a	Parliamentary	Question,	
28th	May	2019	(emphasis	added)	https://www.oireachtas.ie/en/debates/question/2019-05-28/485/		
“One	of	the	key	initiatives	involved	has	been	the	establishment	of	Housing	and	Disability	Steering	Groups	
(HDSGs)	in	all	housing	authority	areas,	to	achieve	a	coordinated	and	integrated	approach	to	meeting	the	
housing	needs	of	people	with	a	disability	at	local	level.	These	are	chaired	by	Directors	of	Housing	in	each	
authority	and	include	HSE	and	disability	representative	organisations.		
Each	HDSG	has	prepared	a	local	Strategic	Plan	for	its	own	City/County	area,	to	develop	specific	local	
strategies	to	meet	identified	and	emerging	need	over	the	next	five	years.	These	Plans,	the	majority	of	which	
are	now	available	on	the	relevant	local	authority	websites,	along	with	the	annual	Summary	of	Social	Housing	
Assessments	(SSHA),	will	allow	local	authorities	to	plan	more	strategically	for	the	housing	needs	of	people	with	
a	disability	and	will	support	the	delivery	of	accommodation	using	all	appropriate	housing	supply	mechanisms.	
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plans	give	clear	indication	how	disabled	people	were	involved	in	developing	or	monitoring	
their	plans.		

Article	19	of	the	UNCRPD	(“Living	independently	and	being	included	in	the	community”)	
recognises	the	right	of	disabled	people	to	“to	live	in	the	community,	with	choices	equal	to	
others”,	yet	very	few	plans	make	reference	to	housing	as	a	right:	

Many	of	the	plans	include	targets,	assessment	of	needs	and	other	information	including	
current	demand,	numbers	on	waiting	lists	and	a	commitment	to	reviewing	their	figures,	but	
between	local	authorities	there	is	a	large	variety	in	plans	developed.		

In	consultation	with	our	members	ILMI	felt	that	every	plan	should	have	certain	criteria	that	
in	order	that	the	plans	be	effective,	that	can	be	implemented,	monitored	and	reviewed.	

Therefore,	ILMI	has	created	a	checklist	for	“Developing	Effective	Local	Strategic	Housing	
Disability	Plans”.		The	checklist	outlines	what	should	be	in	the	local	strategic	plans	on	
housing	disabled	people	at	local	level.	Every	local	authority	should	have	a	plan	in	place	and	
ILMI	will	work	with	local	authorities	through	their	HDSGs	to	ensure	the	highest	standards	in	
developing	their	strategic	plans.		

The	checklist	will	be	a	resource	that	members	can	use	to	give	to	their	local	representatives	
and	frames	housing	in	a	human	rights	perspective.		The	ILMI	standards	for	assessing	the	
plans	in	the	form	of	the	checklist	is	as	follows	below.	This	template	has	been	applied	to	
every	Local	Authority	plan	and	scored	out	of	13.	

ILMI	Checklist	for	Developing	Effective	Local	Strategic	Housing	Disability	Plans	

Do	plans	contain:	

1.	 A	rights	bases	approach	to	housing	including	a	clear	equality	statement	to	house	
disabled	people?	

2.	 A	clear	indication	of	how	disabled	people	bring	lived	experience	to	steering	groups?	

3.	 Indicate	how	disabled	people	were	involved	in	the	development	of	the	plan	
(disability	consultation/	steering	groups)?	

4.	 An	accessibility	statement-	(that	identifies	the	need	of	the	person	(assessment	of	
need)?	

5.	 Achievable	annual	targets?	

6.	 A	clear	implementation	period?	

7.	 A	budget	for	implementation	of	plan?	
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8.	 A	detailed	analysis	of	the	current	situation	of	disabled	people	in	the	local	authority	
area:	such	as	current	demand?	

9.	 Number	of	disabled	people	on	housing	waiting	list?	

10.	 Number	of	disabled	people	accessing	housing	though	AHBs?	

11.	 Disabled	people	living	in	congregated	settings?	

12.	 Disabled	people	living	in	other	people’s	homes?	

13.	 A	clear	commitment	to	the	involvement	of	disabled	people	in	monitoring	the	
effectiveness	of	the	plan	on	an	annual	basis	as	per	section	42	of	the	Irish	human	rights	and	
equality	commission	act	(2014)?	

ILMI	applied	the	checklist	(see	table	below	results).	Of	the	31	plans	analysed,	ILMI	rated	2	as	
being	very	good	(scoring	between	8-13	on	the	checklist);	9	rated	as	being	average	(scoring	
between	5-7	on	the	checklist)	and	20	rated	as	being	poor	(scoring	4	or	less).	This	means	that	
only	2%	of	plans	are	very	good,	while	a	worrying	65%	of	plans	are	poor.	

	

Local	Authority	 Score	on	ILMI	Checklist	(out	of	13)	

1. Kilkenny	County	Council	 9	

2. Dublin	City	Council		 8	

3. Cavan	County	Council		 7	

4. Wexford	County	Council	 7	

5. Monaghan	County	Council		 6	

6. Sligo	County	Council	 6	

7. South	Dublin	County	Council	 5	

8. Cork	County	Council	 5	

313



9. Dún	Laoighaire	/	Rathdown	 5	

10. Louth	County	Council	 5	

11. Cork	City	Council	 5	

12. Kerry	County	Council	 4	

13. Kildare	County	Council	 4	

14. Westmeath	County	Council	 4	

15. Wicklow	County	Council	 4	

16. Leitrim	County	Council		 4	

17. Waterford	City	and	County	 4	

18. Galway	City	Council	 3	

19. Limerick	City	and	County	 3	

20. Roscommon	County	Council	 3	

21. Galway	County	Council	 3	

22. Longford	County	Council	 3	

23. Mayo	County	Council	 3	

24. Meath	County	Council	 3	

25. Clare	County	Council	 2	
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26. Donegal	County	Council	 2	

27. Tipperary	County	Council	 2	

28. Fingal	County	Council	 2	

29. Offaly	County	Council	 0	

30. Laois	County	Council	 0	

31. Carlow	County	Council	 0	

	

Conclusion	and	Recommendations		

Our	analysis	shows	that	the	plans	developed	locally	as	part	of	the	National	Plan	for	Housing	
People	with	Disabilities	2011-2016	vary	wildly.	Some	plans	do	not	even	have	the	basic	
components	of	a	plan	that	could	possibly	deliver	housing	for	disabled	people	(assessment	of	
need,	timeline,	targets,	budget	required).	This	needs	to	be	addressed	as	a	matter	of	
urgency.		

These	plans	only	set	out	what	each	local	authority	will	do.	It	is	absolutely	vital	that	these	
plans	are	costed	and	monitored,	not	only	by	the	Housing	Disability	Steering	Group,	but	that	
reports	are	brought	back	to	locally	elected	representatives	at	Housing	SPCs.	

There	needs	to	be	a	National	Driver	to	monitor	the	implementation	of	these	plans.	The	
Department	of	Housing	must	collate	this	information	and	report	back	to	the	National	
Disability	Inclusion	Strategy	Steering	Group	and	the	Joint	Oireachtas	Committee	on	Housing.	

The	lack	of	consistency	in	approach	is	worrying	and	suggest	that	the	accident	of	geography	
could	impact	serious	on	disabled	people	having	a	chance	to	live	independently.	The	Housing	
Agency	should	adopt	the	ILMI	Checklist	of	the	key	components	of	an	effective	local	plan	for	
housing	for	disabled	people.		

Ireland	ratified	the	UNCRPD	in	March	2018.	The	accepted	motto	of	the	Convention	was	
“Nothing	About	Us	Without	Us”.	Disabled	people	have	to	be	actively	involved	in	the	
development	and	implementation	of	policies	affecting	their	lives.	Article	4.3	explicitly	states	
the	role	of	disabled	people	or	their	representative	organisations.	Service	providers	do	not	
have	the	mandate	to	speak	for	disabled	people.	Consultation	with	disabled	people	should	
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be	resourced	and	supported	as	per	the	HSE’s	Effective	Participation	in	Decision-Making:	
Planning	for	Ordinary	Lives	in	Ordinary	Places	(published	September	2018)11.		

Housing	Disability	Steering	Groups	should	all	receive	disability	equality	training	and	develop	
a	clear,	collective	understanding	of	the	social	model	of	disability	as	per	the	UNCRPD.		

Housing	is	not	just	about	building	homes.	We	need	to	recognise	and	reinforce	in	all	policy	
development	and	implementation	locally	and	nationally	how	independent	living	requires	on	
more	than	just	building.	For	disabled	people	to	live	independent	lives	we	need	to	consider	
how	accessible	the	built	environment	is	around	homes,	accessible	transport	which	allows	
disabled	to	get	to	and	from	their	homes,	support	services	such	as	the	Personal	Assistance	
Service,	accessible	education	and	employment	for	disabled	people.	Accessible	Housing	is	
not	a	stand-alone	issue,	we	need	to	think	about	building	genuinely	inclusive	communities.		

Homes	needs	to	be	“wheelchair	liveable”	not	“wheelchair	accessible”.	Part	M	of	the	building	
regulations	needs	to	be	reviewed	by	disabled	people	to	see	if	minimum	standards	set	out	
are	actually	working	for	disabled	people.	We	need	to	see	how	Local	Authorities	monitor	the	
implementation	of	Part	M.	

	

Appendix:		

What	is	Independent	Living?	

Independent	Living	is	the	right	of	all	persons	regardless	of	age	or	impairment	to	live	in	the	
community;	to	have	the	same	responsibilities	and	range	of	choices	as	everybody	else	in	
housing,	transportation,	education	and	employment;	to	participate	in	the	social,	economic	
and	political	life	of	their	own	communities;	to	have	a	family;	to	realise	their	own	potential	
and	have	the	freedom	to	live	the	lives	they	wish	to	in	an	inclusive	society.	

The	Social	Model	of	Disability		

The	social	model	of	disability	says	that	disability	is	caused	by	the	way	society	is	organised,	
rather	than	by	a	person’s	impairment	or	difference.	It	is	based	on	concepts	of	rights,	dignity,	
autonomy	and	equality.		

The	social	model	of	disability	looks	at	ways	of	removing	barriers	that	restrict	life	choices	for	
disabled	people.	When	barriers	are	removed,	disabled	people	can	be	independent	and	
equal	in	society,	with	choice	and	control	over	their	own	lives.	Barriers	are	not	just	physical.	
Attitudes	found	in	society,	based	on	prejudice	or	stereotype	(also	called	disablism),	also	
disable	people	from	having	equal	opportunities	to	be	part	of	society.	Disabled	people	
developed	the	social	model	of	disability	because	the	traditional	medical	model	did	not	

																																																													
1111	https://www.hse.ie/eng/services/publications/effective-participation-in-decision-making-final.pdf		
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explain	their	personal	experience	of	disability	or	help	to	develop	more	inclusive	ways	of	
living.		

The	social	model	of	disability	informs	key	International	Conventions	such	as	the	UN	
Convention	of	the	Rights	of	People	with	Disabilities	(UNCRPD)	and	is	in	contrast	to	the	
Medical	/	Charity	Model	of	disability.	This	model	individualises	disability	and	promotes	the	
idea	that	people	are	disabled	by	their	impairments	or	differences.	The	medical	model	looks	
at	what	is	‘wrong’	with	the	person	and	not	what	the	person	needs.	It	creates	low	
expectations	and	leads	to	people	losing	independence,	choice	and	control	in	their	own	lives.	
The	medical	/	charity	model	never	recognises	the	rights	of	disabled	people	and	assumes	
that	disabled	people	need	to	be	“looked	after”	or	“cared	for”.	The	medical	/	charity	model	
has	professionals	make	decisions	for	disabled	people		

Language	and	Disability	

Independent	Living	Movement	Ireland	recognises	that	language	is	a	very	powerful	and	
evocative	tool.	Therefore,	the	language	and	terminology	used	in	this	submission	has	been	
carefully	chosen	to	reflect	the	values	of	equality	and	empowerment	which	at	the	core	of	this	
organisation.	The	term	‘disabled	people’	has	been	used	throughout	the	submission	in	
accordance	with	the	UPIAS	classification	of	disability	and	impairment	which	has	been	
developed	by	disabled	people	themselves	(UPIAS	1976).	Where	disabled	people	are	referred	
to	in	the	submission	this	should	be	understood	to	include	all	disabled	people,	including	
those	with	learning	difficulties,	mental	health	difficulties	and	sensory	impairments.	
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Independent Living Movement Ireland (ILMI).

2. Briefly describe your organisation?
300 character(s) maximum

ILMI is a campaigning, national disabled persons organisation (DPO) that promotes the philosophy of 
independent living and to build an inclusive society. Central to the way we work is to ensure that policy 
decisions that impact on the lives of disabled people have to be influenced by disabled people

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Joint up thinking in relation to disabled people getting the support to live independently such as Personal 
Assistance or Assistive technology. 
De-congregation - move disabled people out of inappropriate settings.  
Need for more universally accessible housing units 
Review Part M 
Review housing Adaptions grants 
Involve Disabled Persons Organisations (DPOs) as defined under the UNCRPD. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 
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3000 character(s) maximum

 
•        Housing choice for most disabled people in Ireland is severely limited due to their particular 
accommodation needs.
•        Housing needs to be seen as a right and we need to support disabled people to have their voices 
heard in the broader discussions around housing and homelessness. 
•        The home needs to be the priority and source supports around the person to live independently i.e. 
PAS, MAGS etc. 
•        Reliance on the Private Sector will not work and does not work for disabled people. For example, 
schemes such as the Housing Assistance Payment (HAP) and Rental Allowance Scheme (RAS) are not 
working for many disabled people. 
•        Very few homes on the private rented market are accessible and there is no incentive for landlords to 
modify properties. People accessing HAP will also be taken off social housing lists. 
•        The shortage of housing units impacts everyone in a housing crisis. Lack of accessible unit’s means it 
disproportionately affects disabled people.  
•        Many disabled people who want to live independent lives are caught in a “catch-22” situation: in order 
to get a home from a Local authority, they need a commitment from the HSE that a Personal Assistance 
Service (PAS) package is in place. The HSE will not sign off on this “package” unless there is a home to 
move into. People’s lives are caught in the middle of two bureaucratic systems that seem not to 
communicate.
•        Housing should be about choice, inclusion and freedom of movement. Housing needs to be linked to 
accessible transport and real social inclusion, including access to a personal assistance service otherwise 
the jigsaw doesn’t fit.
•        Quite often houses are given that is “accessible” but the location is not. This can lead to situations 
where disabled people have a home, but without specific supports such as a PAS, an accessible built 
environment or accessible transport, people are being isolated in their own home. 
•        A Time to Move On is not working. A Group home is a mini-institution. If the policy is to move disabled 
people from congregated settings, where are people meant to go? 
•        Many disabled people are “hidden homeless”. They either live in someone else’s home or are in an 
institution.  These people are not on any Local Authority housing lists. Their housing needs are not even 
being considered. Disabled people living at home are not prioritised as they “have a roof over their heads”.
•        If you work and earn over a certain amount per annum you do not qualify for local authority housing. 
This means that disabled people who are employed are often relying on the private rented sector for 
housing, and very few existing or new builds are accessible for disabled people.
•        Local Disability Housing Steering Groups (as mandated by the National Housing Strategy for People 
with Disabilities 2011 to 2016) do not have the active participation of disabled people. This needs to change.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Build inclusive communities. 
Align adequate supports for these people to live in their communities. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum
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Housing is not just about building homes. We need to recognise and reinforce in all policy development and 
implementation locally and nationally how independent living requires on more than just building. For 
disabled people to live independent lives we need to consider how accessible the built environment is 
around homes, accessible transport which allows disabled to get to and from their homes, support services 
such as the Personal Assistance Service, accessible education and employment for disabled people. 
Accessible Housing is not a stand-alone issue, we need to think about building genuinely inclusive 
communities. 

7. Do you have any supporting data or other material that you would like to upload?

Yes

Please upload your file
03e2c301-371d-4480-b1f0-914d403866c5/Housing_doc-June-2019.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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‘Housing for All’ Stakeholder Submission 
 

Question 1  

Having regard to the housing objectives set out in the Programme for Government, what 

other key objectives should be considered? How should these objectives be prioritised?  

Under the section ‘Homelessness’it is stated that ‘reducing and preventing homelessness 

is a priority for the Government’. At the outset, this is disappointing as the statement 

lacks ambition and fails to take acount the real trauma behind anybody experiencing 

homelessness. Housing is a fundamental need, on which so many other needs depend, 

such as health, safety and privacy. It should be a priority of any Government to ‘End 

Homelessness’ rather than ‘Reducing It’. 

The issue of tenants accummulating rent arrears while living in the private rented sector 

is not dealt with as a stand alone issue, this fails to recognise that tenants may get into 

difficulty paying their rent while rents remain high nationally,rent supplement and HAP 

subsidies are not adequate to cover market rents and the 20% dicretionary uplift remains 

problematic. In 2020, despite the extraordinary and challenging year, rents continued to 

grow nationwide. This is evident from the Residential Tenancies Board Q4 2020 Rent 

Index which showed rents grew nationally by 2.7% in Q4 2020. There is an opportunity 

for the DEASP and Department of Housing to work together to identify households at risk 

of losing their homes and develop preventative measures, including a joint budget line to 

address rent arrears and prevent a risk of eviction. 

There are no objectives outlined in the document to address improving energy efficiency 

in the private rented sector. Identifying the exact number of homes in the private rented 

sector that require upgrades and introducing incentives for landlords to imporve their 

properties would begin to address some of the issues that exist relating to poor living 

standards. Increasing inspections alone will not assist households living in the private 

rented sector, it may in some instances put them at increased risk of homelessness. 

While the number of people living in the private rented sector and availing of the Housing 

Assistance Payment (HAP) continues to increase, it would be appropriate to complete a 

full review of HAP and its interactions with the private rented sector. A report by SVP and 

Threshold on HAP (report attached), highlighted a number of issues concerning 

affordability and accessibility, security of tenure, and the cost to the exchequer. It would 

be important that those issues are fully addressed to make HAP and the private rented 

sector an important short to medium term solution to the housing and homeless crisis. 
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Question 2  

What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, 

private rental and private homeownership) and household types (e.g. single person, people 

with disabilities etc)  

There is a failure in all Government Departments to understand the scale of the housing 

and homeless problem and as a result to introudce policies, legislation, funding, and new 

practices that are ambitious to successfully tackle the lack of appropriate housing for 

people on low and middle incomes and certain household types. 

For example, the Government’s Rebuilding Ireland programme had set a construction 

target of 33,500 homes by 2021. These are impressive figures if it were not for the level 

of housing need that does exist currently; as of June 2019, 68, 693 households were on 

the Summary of Social Housing Assessment. Also, the monthly data homeless reports 

only count people in local authority managed emergency accommodation. As such, they 

do not provide a comprehensive picture of the number of people ‘who’ are currently 

experiencing homeless and therefore require secure housing.  

Most European member states use the ETHOS Light Classification of homelessness 

which has six operational categories: people living rough, emergency accommodation, 

homeless accommodation, those in non-conventional dwellings, and those with family 

and friends due to a lack of housing. Of the six categories used by other member states, 

Ireland only calculates its homelessness figures based on two categories; those in 

emergency accommodation and homeless accommodation such as hostels.  

Lone parent women, in particular, face risks of poverty, for example, - unemployment, 

low paid, precarious employment and childcare difficulties. They are also more likely to 

experience hidden homelessness and unable to access services as a result.  

In the past, the majority of people experiencing homelessness were single men. 

Homelessness now also affects women and families of all ages, however, our current 

legislation concerning homelessness still refers to homelessness being experienced only 

by single men. 

By not having an accurate account of ‘who’ (both the number and type of households) 

that are experiencing housing distress, it is difficult to prevent homelessness and housing 

insecurity ocurring in the first place, and the targets for the building of social housing will 

continue to be insufficient. Policies must be developed in recognition of the need for 

Government to uphold its obligations under international law when it comes to protecting 

the rights of the child. 
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Question 3 What actions should be taken, in order of priority, to ensure that housing is 

available for all sectors of society? 

- The current housing crisis is, at its core, a crisis in social housing which is having a 

negative impact on the overall housing market. SVP recommends that 20% of overall 

housing stock is in permanent social housing over a medium-term timeframe with a 

stated objective of meeting long-term social housing need through the provision of social 

housing built and acquired by LAs and AHBs. 

-Increase investment in social and affordable housing provision specifically towards 

groups most likely to live in consistent poverty such as people with disabilitites, Travellers 

(culturally appropriate), one parent family households (predominently led by women), 

single person households and long term unemployed.  

-The Land Development Agency Bill must ensure that 100% of the homes built on public 

land should be social and affordable. 

- 20% of the Homeless budget should be allocated towards homeless prevention.  

-Utilise the ETHOS Light classification system to count the number of people 

experiencing homelessness including hidden homelessness. 

-Ensure that the Housing Assistance Payment and Rent Supplement are aligned to 

market rents on a national basis as well as roll-out of Homeless HAP currently 

operational in Dublin. 

-Incentivise sales of properties with tenants in-situ. 

-Enshrine the right to housing in the constitution. 

-Make explicit that low income households can access all Cost Rental Schemes by 

ensuring access to the differential rent scheme and/or subsidies. 

- Amend Section 10 of the Housing Act 1988 to limit the amount of time a family spends 

in emergency accommodation. The budget allocated to EA should be then redirected to 

the Housing First programme. 

-Restore the value of the Housing Adaptation Grants to pre 2010 levels. 

- Ensure sufficient funding is available to allow LA’s to complete the energy retrofitting of 

social housing stock and set a target of upgrading all existing stock in the next four years. 

-Set ambitious targets for all LA’s under the Repair and Lease Scheme. 
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Question 4  

Do you have any further comments on the development of the Housing for All policy and 

action plan that you would like to add? 

(1)We now know that the impact of Covid-19 has been felt most severely by those who 

were already vulnerable; people without secure homes, older people and people with 

pre-existing health conditions. We also have seen that measures introduced at the 

beginning of the pandemic to restrict movement and ensure that renters  could remain in 

their homes have been effective in reducing homelessness.  

The results of a representative RED C poll carried out in January 2021 on behalf of SVP 

showed that a proportion of Irish society are facing a multitude of financial pressures due 

to the pandemic (report attached). These included loss of income, increased household 

expenditure on basics, erosion of savings to meet ordinary living expenses and falling 

behind on bills. In relation to those currently renting, a quarter of renters reported falling 

behind on their bills and 9% were behind on their rent payment.  

These are important findings and future policy documents, including Housing For All, 

must reflect these understandings of what is needed to prevent and address 

homelessness. Homelessness is everyone’s issue and it is not inevitable. All 

Government departments and Stakeholders must actively work together to address the 

issues raised from the report outlined above. Also, the new Housing Strategy should 

have a clear focus on evaluating the plan at agreed timeframes.  

Regarding the supports implemented for tenants since March 2020, now is not the time 

to take away those measures which have allowed tenants stay in their homes. Allowing 

evctions to take place while the pandemic is still ongoing, numbers remain high and key 

services such as education are dependent on case numbers being under control is 

extremely worrying. The moratorium on notice to quit and a ban on rent increases should 

be reintroduced until January 2022. Also, there should be clear and accessible options 

for renters that are in rent arrears, including debt relief and an accessible rent arrears 

fund to address the situation both for landlords and tenants. 

(2)SVP have concerns that the Housing for All document sets out an objective of 

continuing funding for the Mortgage Arrears Resolution Service, Abhaile. While the 

service is an important mechanism in assisting people in mortgage arrears, issues have 

been raised about the scheme which have not been fully dealt with. A comprehensive 

review of the scheme is required to ensure it is fit for purpose. 
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SVP Reports highlighted in the Document: 

HAP Survey Report 2019 by SVP - Issuu 

PowerPoint Presentation (svp.ie) 
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Contribution ID: 79e32c56-b0cd-4ee4-aafb-17df98d84544
Date: 29/04/2021 22:43:09

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

RHH International

2. Briefly describe your organisation?
300 character(s) maximum

Consulting across spatial and economics.  Founder is also outgoing Chair of the LDA

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Using building new quality communities in regional cities a catalyst for real balanced development growth, 
don't just build homes create neighbourhoods and communities with all the right amentities, like with the LDA 
bill, there is not enough focus that housing is not just bricks and mortar but the building of communities, I 
fear that the delivery of 33,000 per annuum to 2040 needs to be frontloaded as market is today out of sync.  
The best way to do this is a much more significant affordable (midmarket) injection and certainly with the 
pent-up frustrated demand of thousands of "strangers" forced to live together to keep costs down, this needs 
a huge injection of effort and budget.  But it was done before.  In 2007/8 etc. we were able to build 80,000 
units.  If we focus on implenting a plan for getting equilibrium back in at least the smaller 3 regional cities, it 
might show the way for Cork and Dublin.  Along with purchase incentives, we should also be lookinig at 
ways to have people live for life in a property they pay for over their working life.  Not everyone should have 
to buy an asset to leave in their will when they die!  Living to zero (ie no net assets at death) is also a 
reasonable objective now for many but Irish policy does not accomodate it.  We need to stop LA's and the 
state buying up homes which could be bought by non state sponsored buyers like first time buyers or 
rightsizers.  Fund and equip the LA's and LDA to deliver and build themselves.   Scrap the state support for 
purchase by focusing instead on reducing household expenses making larger mortgage more affordable - eg 
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no car dependency, free creches,  sports facilities etc. if living in apartments in compact growth 
environments instead of wanting to live in a one off house or suburbia which we are trying to slow down.  If 
support for purchase scheme continues it should only be for no car dependency apartments (as costs of 
these are more expensive to build in the first place).  Also, a better policy to get rid of the human desire for 
one off housing unless connected to the field economically (e.g., by real inivestment in amenities (without 
onsite car parking) in towns and cities).   Finally, you forgot measures to create excitement about living in 
city centres again and make the refurb of old houusing stock attractive or even feasible (government 
sponsored financing as banks will not finance especially living city initiative housing (which by definitiono will 
be worth less than the cost of acquisition and refurb)

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

delays in government are not helping.  We should have real Q'ly deliverables and a public counter showing 
the delivery against targets.  Car dependency still as it makes living costs too expensive.  Short term - no 
more state funding or subsidy for any housing scheme which are not apartments and cannot be built without 
parking.  If these two do not apply, we are building in the wrong place and certainly while it is harder to stop 
private sector developers doing that, the state should not be participating.  No more delays on local 
development plans.  Better funding 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Have a national publicly available and annually updated view of each larger LA to know housing stock by 
suitability to income levels, age, household sizes, disabilities etc. so as to ensure mixed diverse 
neighbourhoods across these LAs not segregation across income etc..  This should be published as a matter 
of today and then what is expected to still be the gaps (in 5 years, in 10, in 15 etc) if existing plannings are 
implemented and taking into account LA builds over that period.  That way, we would all know where the real 
shortages are and how to encourage people to buuild the right stock.  

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

We need to finid a way to buy land before zoninig it for future generations.  That role in the original LDA plan 
seems to have disappeared.   Finally, for once in Ireland's recent history on this point.  Be brave and 
ambitious.  For decades the system has failed our country with boom bust - bad planning - car dependency - 
heavy carbon usage - boring neighbourhoods - under investment and all that comes from that.  Let's get it 
right this time by not just focussing on short term deliverables of the bricks and mortar buildings which are 
the easiest to do. 

7. Do you have any supporting data or other material that you would like to upload?
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Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 3050a0dd-79e5-44e0-bb1f-da5b0da1d42d
Date: 30/04/2021 17:19:05

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Water

2. Briefly describe your organisation?
300 character(s) maximum

Irish Water is the national water utility responsible for providing and developing public water services 
throughout Ireland. Incorporated in 2013 under the Water Services Act 2013, Irish Water brought water and 
wastewater services of 31 local authorities together under one national service provider.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Ireland’s future economic and social development is critically dependent on increasing Irish Water’s capacity 
to deliver reliable, sustainable high-quality water and wastewater services. Continued investment in Irish 
Water is required to enable Irish Water provide all of our customers with a safe and reliable supply of 
drinking water, to collect and treat their wastewater and to return it safely to the environment. The investment 
in public water infrastructure by Irish Water will deliver critical outcomes for customers and communities. 
Irish Water’s investment planning is guided by the Water Services Strategic Plan (WSSP) approved by the 
Minister in 2015, the Water Services Policy Statement (WSPS) published by the Department in 2018, the 
National Planning Framework (NPF) and the River Basin Management Plan (RBMP). Our current Investment 
Plan covers the Third Revenue Control (RC3) period from 2020-2024 and was prepared and submitted for 
determination by the Commission for Regulation of Utilities (CRU) following statutory consultation with the 
Planning Authorities, Regional Assemblies and the Environmental Protection Agency (EPA).

Irish Water will also play a key role in implementing Project Ireland 2040 which incorporates the National 
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Planning Framework (NPF) and the National Development Plan(NDP). Irish Waters approach to aligning the 
RC3 Investment Plan (2020 – 2024), as approved by the CRU, with the NPF is to ensure alignment with 
growth projections and to review and amend the projections as the Regional Spatial and Economic 
Strategies (RSES) and County Development and Local Area Plans progress. 

Irish Water’s Strategic Funding Plan (submitted in Oct'2020) includes investment of €5.3bn across the three 
WSPS themes of Quality, Conservation and Future Proofing. €2.6bn is included for Future Proofing and this 
has a big focus on providing growth capacity for the future. It should also be noted that investment under the 
other themes also provides for growth capacity; e.g. water and wastewater treatment upgrade projects 
targeted at compliance and resilience will include a 10-year growth horizon together with target headroom; 
similarly, Irish Water will also prioritise leakage reduction in order to support towns currently experiencing 
high growth. Irish Water’s investment will continue to be prioritised for improving water and wastewater 
quality through significant capital projects and delivery of our national programmes.

Irish Water will commence detailed planning for the RC4 Regulatory Period (2025 to 2029) in 2021 and will 
again review our investment plans and portfolio to ensure alignment with the NPF and the balance of 
investment across the regions and the urban / rural environs.

Irish Water believes that the commitments to supporting growth within the Investment Plan can 
accommodate the Housing for All Strategy objectives within the Programme for Government, subject to the 
availability of capacity at specific locations.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Irish Water’s Connections and Developer Services (CDS) team are responsible for the end to end customer 
management of all connections to the Irish Water network. This team enables development, by partnering 
with industry and supporting Government housing and planning policies. Irish Water proactively supports 
social housing, through ongoing engagement with social housing developers and their representative bodies 
including Irish Council Social Housing (ICSH), Approved Housing Bodies, LA Housing and Local 
Government Management Agency (Housing Delivery) officials.

For all proposed developments early engagement should be made with Irish Water via the Pre-Connection 

334



4

Enquiry (PCE) to ascertain the capacity of the public water services to facilitate the proposed network 
connection. PCE submissions and any applications may be made through the Irish Water website. Design 
Submissions (in accordance with Irish Water Codes of Practice and Standard Details) should also be 
submitted at the earliest date possible, ideally, when the Planning Documentation is being developed so that 
the design can be vetted and a Statement of Design Acceptance can be issued. A Connection Application 
should be made to Irish Water once Planning Permission is in place and prior to works commencing on the 
construction site to avoid downstream problems around Quality Assurance or infrastructure capacity. 

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file
85510c5e-72a3-4528-a130-5ed910b17ea3/Housing_For_All_-_IW_20210430.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Question 1: 
Name of the Organisation 
Irish Water 
 
Question2 
Briefly describe your organisation? 

 
Irish Water is the national water utility responsible for providing and developing public water 
services throughout Ireland. 
 
Incorporated in July, 2013 as a company under the Water Services Act 2013, Irish Water brought 
water and wastewater services of the 31 local authorities together under one national service 
provider.  
We are responsible for the operation of all public water and wastewater services including: 

• Management of national water and wastewater assets 

• Maintenance of the water and wastewater system 

• Investment and planning 

• Managing capital projects 

• Customer care and billing 

• We are also responsible for all of the capital investment decisions and implementation of the 
capital programme delivery across the country. 
 

Question 3 
Having regard to the housing objectives set out in the Programme for Government, what 
other key objectives should be considered? How should these objectives be prioritised?  
 

Ireland’s future economic and social development is critically dependent on increasing Irish Water’s 
capacity to deliver reliable, sustainable high-quality water and wastewater services. Continued 
investment in Irish Water is required to enable Irish Water provide all of our customers with a safe 
and reliable supply of drinking water, to collect and treat their wastewater and to return it safely to 
the environment. The investment in public water infrastructure by Irish Water will deliver critical 
outcomes for customers and communities. Irish Water’s investment planning is guided by the Water 
Services Strategic Plan (WSSP) approved by the Minister in 2015, the Water Services Policy 
Statement (WSPS) published by the Department in 2018, the National Planning Framework (NPF) 
and the River Basin Management Plan (RBMP). Our current Investment Plan covers the Third 
Revenue Control (RC3) period from 2020-2024 and was prepared and submitted for determination 
by the Commission for Regulation of Utilities (CRU) following statutory consultation with the 
Planning Authorities, Regional Assemblies and the Environmental Protection Agency (EPA). 

Irish Water will also play a key role in implementing Project Ireland 2040 which incorporates the 
National Planning Framework (NPF) and the National Development Plan(NDP). Irish Waters 
approach to aligning the RC3 Investment Plan (2020 – 2024), as approved by the CRU, with the NPF 
is to ensure alignment with growth projections and to review and amend the projections as the 
Regional Spatial and Economic Strategies (RSES) and County Development and Local Area Plans 
progress.  

Irish Water’s Strategic Funding Plan (as submitted in October 2020) includes investment of €5.3bn 
across the three WSPS themes of Quality, Conservation and Future Proofing. €2.6bn is included for 
Future Proofing and this has a big focus on providing growth capacity for the future. It should also be 
noted that investment under the other themes also provides for growth capacity; e.g. water and 
wastewater treatment upgrade projects targeted at compliance and resilience will include a 10-year 
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growth horizon together with target headroom; similarly, Irish Water will also prioritise leakage 
reduction in order to support towns currently experiencing high growth. Irish Water’s investment 
will continue to be prioritised for improving water and wastewater quality through significant capital 
projects and delivery of our national programmes. 

 

The key areas highlighted below underpin this approach: - 

• Provision for growth – Water and wastewater treatment upgrade projects targeted at 
compliance and resilience will include a 10-year growth horizon together with target 
headroom.  

• Growth Models – Demand forecasts are based on population projections as set out in the NPF 
as published in 2018. Following on from the completion of the Regional Spatial and Economic 
Strategies, Irish Water are reviewing the core strategies of the individual local authority 
development plans as they are updated and will revise growth models as appropriate.  

• Supporting growth through leakage reduction activities – to ensure growth capacity in water 

supply is available in the five cities and five regional centres and key growth settlements and 

county towns. Irish Water will also prioritise leakage reduction in order to support towns 

currently experiencing high growth.  

• Urban / Regional / Rural balance – Irish Water will ensure that the cities and regional centres 
identified in the NPF have the water supply and wastewater treatment capacity to allow them 
to grow. Irish Water will also endeavour to ensure that all key growth settlements identified 
in the RSESs and county towns will have available water supply and wastewater treatment 
capacity to allow them to grow.  

• Planning our Networks – Providing for growth through planning our water and wastewater 
networks and prioritising Strategic Network Reinforcement projects.  

• Supporting Government initiatives - Funding water services infrastructure as necessary to 
support housing delivery under the Local Infrastructure Housing Activation Fund (LIHAF) and 
Major Urban Housing Delivery (MUHDS) sites to support housing delivery. 

• Supporting Rural Development – Development of a Small Towns & Villages programme which 
will provide WWTP and WTP growth capacity in smaller settlements which would not 
otherwise be provided for in the Investment Plan.  
 

Irish Water will commence detailed planning for the RC4 Regulatory Period (2025 to 2029) in 2021 
and will again review our investment plans and portfolio to ensure alignment with the NPF and the 
balance of investment across the regions and the urban / rural environs. 
 
Irish Water believes that the commitments to supporting growth within the Investment Plan can 
accommodate the Housing for All Strategy objectives within the Programme for Government, 
subject to the availability of capacity at specific locations. 
 
Irish Water’s Connections and Developer Services (CDS) team are responsible for the end to end 
customer management of all connections to the Irish Water network. This team enables 
development, by partnering with industry and supporting Government housing and planning 
policies. Irish Water proactively supports social housing, through ongoing engagement with social 
housing developers and their representative bodies including Irish Council Social Housing (ICSH), 
Approved Housing Bodies, LA Housing and Local Government Management Agency (Housing 
Delivery) officials. 
 
For all proposed developments early engagement should be made with Irish Water via the Pre-

Connection Enquiry (PCE) to ascertain the capacity of the public water services to facilitate the 

proposed network connection. PCE submissions and any applications may be made through the Irish 
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Water website. Design Submissions (in accordance with Irish Water Codes of Practice and Standard 

Details) should also be submitted at the earliest date possible, ideally, when the Planning 

Documentation is being developed so that the design can be vetted and a Statement of Design 

Acceptance can be issued. A Connection Application should be made to Irish Water once Planning 

Permission is in place and prior to works commencing on the construction site to avoid downstream 

problems around Quality Assurance or infrastructure capacity.  

 

 

Settlement Scale 

Water 

Treatment & 

Networks 

(€M) 

Waste Water 

Treatment & 

Networks 

(€M) 

Total 

(€M) 

Cities and Metropolitan 

Areas  

(Includes WSP/GDD) 

 

Dublin, Cork, 

Limerick, Galway and 

Waterford   

4,294 2,348 6,642 

Regional Centres 

Athlone, Dundalk, 

Sligo, Letterkenny 

and Drogheda  

271 189 460 

Key Growth Centres  

Eastern & Midlands 

Region (Metro, Core 

& Gateway) 

801 269 1,070 

Southern Region (as 

per listed towns) 
1,060 298 1,358 

Northern & Western 

Region (as per listed 

towns) 

425 60 485 

Subtotal for Investment 

by Settlement 
   10,015 

National Programmes  

(e.g. Capital Maintenance, IT, Facilities, Water 

Network Management etc) 

 5,490 

   Total  15,505 

Irish Water NDP Investment by NPF Settlement Scale  
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Question 1: 
Name of the Organisation 
Irish Water 
 
Question2 
Briefly describe your organisation? 

 
Irish Water is the national water utility responsible for providing and developing public water 
services throughout Ireland. 
 
Incorporated in July, 2013 as a company under the Water Services Act 2013, Irish Water brought 
water and wastewater services of the 31 local authorities together under one national service 
provider.  
We are responsible for the operation of all public water and wastewater services including: 

• Management of national water and wastewater assets 

• Maintenance of the water and wastewater system 

• Investment and planning 

• Managing capital projects 

• Customer care and billing 

• We are also responsible for all of the capital investment decisions and implementation of the 
capital programme delivery across the country. 
 

Question 3 
Having regard to the housing objectives set out in the Programme for Government, what 
other key objectives should be considered? How should these objectives be prioritised?  
 

Ireland’s future economic and social development is critically dependent on increasing Irish Water’s 
capacity to deliver reliable, sustainable high-quality water and wastewater services. Continued 
investment in Irish Water is required to enable Irish Water provide all of our customers with a safe 
and reliable supply of drinking water, to collect and treat their wastewater and to return it safely to 
the environment. The investment in public water infrastructure by Irish Water will deliver critical 
outcomes for customers and communities. Irish Water’s investment planning is guided by the Water 
Services Strategic Plan (WSSP) approved by the Minister in 2015, the Water Services Policy 
Statement (WSPS) published by the Department in 2018, the National Planning Framework (NPF) 
and the River Basin Management Plan (RBMP). Our current Investment Plan covers the Third 
Revenue Control (RC3) period from 2020-2024 and was prepared and submitted for determination 
by the Commission for Regulation of Utilities (CRU) following statutory consultation with the 
Planning Authorities, Regional Assemblies and the Environmental Protection Agency (EPA). 

Irish Water will also play a key role in implementing Project Ireland 2040 which incorporates the 
National Planning Framework (NPF) and the National Development Plan(NDP). Irish Waters 
approach to aligning the RC3 Investment Plan (2020 – 2024), as approved by the CRU, with the NPF 
is to ensure alignment with growth projections and to review and amend the projections as the 
Regional Spatial and Economic Strategies (RSES) and County Development and Local Area Plans 
progress.  

Irish Water’s Strategic Funding Plan (as submitted in October 2020) includes investment of €5.3bn 
across the three WSPS themes of Quality, Conservation and Future Proofing. €2.6bn is included for 
Future Proofing and this has a big focus on providing growth capacity for the future. It should also be 
noted that investment under the other themes also provides for growth capacity; e.g. water and 
wastewater treatment upgrade projects targeted at compliance and resilience will include a 10-year 
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growth horizon together with target headroom; similarly, Irish Water will also prioritise leakage 
reduction in order to support towns currently experiencing high growth. Irish Water’s investment 
will continue to be prioritised for improving water and wastewater quality through significant capital 
projects and delivery of our national programmes. 

 

The key areas highlighted below underpin this approach: - 

• Provision for growth – Water and wastewater treatment upgrade projects targeted at 
compliance and resilience will include a 10-year growth horizon together with target 
headroom.  

• Growth Models – Demand forecasts are based on population projections as set out in the NPF 
as published in 2018. Following on from the completion of the Regional Spatial and Economic 
Strategies, Irish Water are reviewing the core strategies of the individual local authority 
development plans as they are updated and will revise growth models as appropriate.  

• Supporting growth through leakage reduction activities – to ensure growth capacity in water 

supply is available in the five cities and five regional centres and key growth settlements and 

county towns. Irish Water will also prioritise leakage reduction in order to support towns 

currently experiencing high growth.  

• Urban / Regional / Rural balance – Irish Water will ensure that the cities and regional centres 
identified in the NPF have the water supply and wastewater treatment capacity to allow them 
to grow. Irish Water will also endeavour to ensure that all key growth settlements identified 
in the RSESs and county towns will have available water supply and wastewater treatment 
capacity to allow them to grow.  

• Planning our Networks – Providing for growth through planning our water and wastewater 
networks and prioritising Strategic Network Reinforcement projects.  

• Supporting Government initiatives - Funding water services infrastructure as necessary to 
support housing delivery under the Local Infrastructure Housing Activation Fund (LIHAF) and 
Major Urban Housing Delivery (MUHDS) sites to support housing delivery. 

• Supporting Rural Development – Development of a Small Towns & Villages programme which 
will provide WWTP and WTP growth capacity in smaller settlements which would not 
otherwise be provided for in the Investment Plan.  
 

Irish Water will commence detailed planning for the RC4 Regulatory Period (2025 to 2029) in 2021 
and will again review our investment plans and portfolio to ensure alignment with the NPF and the 
balance of investment across the regions and the urban / rural environs. 
 
Irish Water believes that the commitments to supporting growth within the Investment Plan can 
accommodate the Housing for All Strategy objectives within the Programme for Government, 
subject to the availability of capacity at specific locations. 
 
Irish Water’s Connections and Developer Services (CDS) team are responsible for the end to end 
customer management of all connections to the Irish Water network. This team enables 
development, by partnering with industry and supporting Government housing and planning 
policies. Irish Water proactively supports social housing, through ongoing engagement with social 
housing developers and their representative bodies including Irish Council Social Housing (ICSH), 
Approved Housing Bodies, LA Housing and Local Government Management Agency (Housing 
Delivery) officials. 
 
For all proposed developments early engagement should be made with Irish Water via the Pre-

Connection Enquiry (PCE) to ascertain the capacity of the public water services to facilitate the 

proposed network connection. PCE submissions and any applications may be made through the Irish 
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Water website. Design Submissions (in accordance with Irish Water Codes of Practice and Standard 

Details) should also be submitted at the earliest date possible, ideally, when the Planning 

Documentation is being developed so that the design can be vetted and a Statement of Design 

Acceptance can be issued. A Connection Application should be made to Irish Water once Planning 

Permission is in place and prior to works commencing on the construction site to avoid downstream 

problems around Quality Assurance or infrastructure capacity.  

 

 

Settlement Scale 

Water 

Treatment & 

Networks 

(€M) 

Waste Water 

Treatment & 

Networks 

(€M) 

Total 

(€M) 

Cities and Metropolitan 

Areas  

(Includes WSP/GDD) 

 

Dublin, Cork, 

Limerick, Galway and 

Waterford   

4,294 2,348 6,642 

Regional Centres 

Athlone, Dundalk, 

Sligo, Letterkenny 

and Drogheda  

271 189 460 

Key Growth Centres  

Eastern & Midlands 

Region (Metro, Core 

& Gateway) 

801 269 1,070 

Southern Region (as 

per listed towns) 
1,060 298 1,358 

Northern & Western 

Region (as per listed 

towns) 

425 60 485 

Subtotal for Investment 

by Settlement 
   10,015 

National Programmes  

(e.g. Capital Maintenance, IT, Facilities, Water 

Network Management etc) 

 5,490 

   Total  15,505 

Irish Water NDP Investment by NPF Settlement Scale  
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Contribution ID: 01f68b81-b0dd-4ad8-81d4-ae7cbf7b8560
Date: 04/05/2021 14:45:31

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Dublin Simon Community

2. Briefly describe your organisation?
300 character(s) maximum

Dublin Simon is a Tier 3 AHB and homeless service provider, serving Dublin, Mid-East and North-East. Our
services include assertive outreach, emergency, supported and independent housing, prevention and
tenancy sustainment, counselling and suicide prevention, specialist health and treatment services

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

Dublin Simon welcomes the opportunity to inform the development of Housing for All and we look forward to
supporting the Department of Housing, Local Government and Heritage in its implementation. We believe
there are two key objectives that have been set out in the Programme for Government which must be
prioritised in Housing for All:

1. “Tackle Homelessness”

We welcome the commitment to reducing and preventing homelessness as a major priority for the
Government. However, it is imperative that Housing for All contains an ambitious, targeted action plan that
seeks to end homelessness, while also addressing the adverse impact that not having a home has on
individuals and families. Dublin Simon firmly advocate that housing is a fundamental human right, which is
central to our physical, mental and social wellbeing, and must be treated as such. The key actions required
for a homelessness and housing action plan are provided in the Appendix document that is attached below.
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These actions include but are not limited to;

• Investing in a well-resourced systemic approach to homelessness prevention.
• Working to end the dependence on emergency accommodation and where it is necessary, single units are
essential.
• Increased funding for staff and services to provide physical health, mental health and addiction care to
homeless populations i.e. nurses, counsellors, psychiatrists, dual-diagnosis workers.
• Piloting a model of flexible visiting support aimed at people with complex support needs sustaining their
independent housing (between the support levels of SLI and Housing First).
• Supporting people to regain and sustain their independence through training on soft skills, education and
employability initiatives.

2. “Prioritise the Increased Supply of Public, Social and Affordable Homes”

As the Department has acknowledged, a supply of up to 33,000 new homes are needed each year from
2021 to 2030. The current supply of new homes must significantly accelerate in the medium term, targeting
the 61,880 households who are currently qualified for social housing support. While this increased delivery of
housing must be achieved across a variety of tenure and household types, the primary focus must be on the
supply of one and two bedroom units. We must acknowledge that 56% of people in emergency
accommodation across the country are single adults, and approximately two thirds of those singles are in
Dublin. Furthermore, 52% of the national total of households on the social housing waiting list are one adult
households (32,204) indicating the level of investment in one and two bed units required (Summary of Social
Housing Assessments, 2020).

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private
rental and private homeownership) and household types (e.g. single person households &
families)? What short or long-term actions should be taken to increase the scale and speed of
delivery and improve approaches to delivery of housing?

3000 character(s) maximum

Supply of One and Two Bed Units
• Development of one and two bed units could be incentivised to out-weigh the financial benefit of developing
larger units.
• Each local authority should be accountable for a targeted plan on developing one bed units to meet the
needs of those on their housing lists.
• Review allocation rights for properties and pilot a percentage requirement for local authorities/ AHBs to
prioritise singles who are experiencing long-term homelessness.

Funding
• Provide 5-year CAS/ CALF funding budget to local authorities, and in turn Approved Housing Bodies i.e. an
annual budget per local authority and individual AHB to enable them to procure/ build towards an agreed
target.
• Appropriate 5-year HAP rental funding to support the provision of HAP and Homeless HAP. Increase HAP
rates to align with market rents, focusing on singles and couples without children to improve the accessibility
of the private rental market.
• Review and update the guidelines for capital funding models for AHBs providing social housing from the
Capital Funding Schemes for the Provision of Rental Accommodation by Approved Housing Bodies (VHU
2002) and additional circulars. Including all required forms and documentation with the guidelines would
improve efficiency.
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Planning and Procurement Processes
• Expedite the planning process. Delays in procurement, funding approval and planning permission
significantly extend the acquisition periods for sites and in turn, the delivery of new units.
• Include AHBs under Part 8 of the Planning and Development Regulations 2001 as providers of social
housing to reduce the delay associated with third party objections.
• Disperse social housing in every residential area as a given requirement to prevent oversaturation and
minimise objections from local communities related to oversaturation.
• Planning permissions for developments should be specific regarding the type, mix and location of units to
be provided as part of the Part V provision within the housing development. The likelihood of social housing
tenants integrating would increase significantly if even distribution was required i.e. 1 social housing unit in
every 10 units, rather than a block of social housing units gathered in one area.
• The need for procurement processes with both the Local Authority and within AHBs regulatory
requirements for due diligence creates a lengthy process. This includes the procurement of consultants and
contractors to deliver the developments. The streamlined use of approved frameworks with specifically
agreed parameters for assessment would potentially speed up the process.
• AHBs could potentially be placed in funds to allow deposit, valuations and offers to be made early -
securing the properties while the full approval and due diligence processes take place.

Further recommendations on the delivery of housing are contained in the Appendix attached below.

5. What actions should be taken, in order of priority, to ensure that housing is available for all
sectors of society, including our ageing population and people with disabilities?

3000 character(s) maximum

Social Housing that is Designed for Life:
1. All social housing developments should be designed in such a way that people can progress through life
in the one unit or the one development. This can be achieved effectively at little extra cost at the design and
construction stage.
2. The benefits of a person remaining in the one community or the one property throughout their life fosters a
sense of place and home for the tenants.
- In larger developments, this may involve the construction of a number of different unit types and the
management and allocation is viewed within the context of that development. People may progress from an
upper floor one-bedroom unit to a ground floor fully-accessible unit as the needs and availability allow.
- Conversely the mix of units should cater for growing families allowing them to remain in the locale.
- Developments such as these should consider the provision of an overflow/ visitor accommodation unit for
family/ friends which is extremely beneficial and has been successfully adopted in some sheltered
developments.
The principle could be considered for all social housing developments of a higher density/ smaller unit type
nature.

On-Site / Support Facilities
3. In larger developments, consider the provision of on site facilities which promotes internal commerce, a
sense of community and security for aging or more vulnerable residents.
4. Consider internal and external communal facilities which have attractive central locations rather than
peripheral locations within the development. These should be overlooked by the residential units providing
passive security and interest for all.
5. The provision of “essential key worker” units within developments can provide affordable accommodation
for frontline key workers whose salaries may preclude them from city and town centre areas but whose
presence would be massively beneficial to the community (nurses, teachers, paramedics, fire service,
Gardaí etc.) These units should follow the Design for Life principles, but should be set at an affordable rate
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for purchase or rent based on the key workers situation.
6. The provision of “live work” units in development such as a small commercial unit at ground floor/ street
level with a residential unit over would provide affordable accommodation and business opportunities for the
community.

Relocation
7. Facilitation of moves to different communities/counties when necessary, such as instances of domestic
violence or for those threatened in current community

Housing Design: No One Size Fits All
8. Consider wider variety of housing settings for those with disabilities: majority are urban or suburban, rural
and farmstead models of housing also required.
9. Consider what design modifications might be needed to maximize its liveability for people with disabilities.

6. Do you have any further comments on the development of the Housing for All policy and action
plan that you would like to add?

1500 character(s) maximum

We welcome the assertion here that Housing for All will be developed on a ‘whole of government basis’. We
strongly support a continued interdepartmental approach to homelessness that involves the Departments of
Housing, Health and HSE. Annual objectives, resources and funding are needed to follow the commitment in
the Programme for Government to “Ensure the HSE provides a dedicated funding line and resources to
deliver the necessary health and mental health supports required to assist homeless people with complex
needs”.

People experiencing homelessness are particularly vulnerable and their needs are particularly complex.
They have a higher prevalence of mental and physical health issues, chronic illness, substance misuse,
financial difficulties, and are more likely to experience violence. They often have impaired social networks
and are affected by social isolation, stigma and shame. Experiences of trauma are common. Homelessness:
An Unhealthy State (O’Reilly et al, 2015) found almost the entire sample had a diagnosed mental or physical
health condition and approximately half of those had a condition severe enough to impact their daily
activities. Almost half of the sample had both an addiction and a mental health issue, while more than a third
had self-harmed and a third had attempted suicide.

An effective and well-resourced interdepartmental approach to homelessness is crucial to addressing the
adverse impacts of homelessness on health, personal safety and wellbeing

7. Do you have any supporting data or other material that you would like to upload?

Please see Appendix document attached here with specific recommendations for a housing and
homelessness strategy in the 5 key areas of: Prevention, Emergency Response, Health, Moving On and
Housing.

Please upload your file
b7fc9bd9-74d7-434d-83d5-5c1591ea2a8b/Dublin_Simon_Community_Appendix_-
_Submission_on_Housing_For_All_Policy_Statement_and_Action_Plan.pdf
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What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

pdf

Contact

housingforall@housing.gov.ie
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Appendix:  
Submission to the Department of Housing, Local Government and 

Heritage regarding the stakeholder consultation on  
‘Housing for All’ Policy Statement and Action Plan 

Dublin Simon Community May 2021 
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 Develop services specialising in dual-diagnosis and provide funding for all residential
services, particularly emergency accommodation, to have a dedicated dual-diagnosis
worker.

 Increased dry/drug-free accommodation and positive move-on pathways to housing for
post detox/ recovery.

Moving On 

 Increase key-working resources to support those in private emergency accommodation
and commit to all singles, families and children having a keyworker.

 Specialised staff in day services to support people with moving on from homelessness.
 Peer support services to those about to / recently moving on from homelessness.
 Further develop support services and employability initiatives which support people to

regain their independence and sustain their move-on from homelessness

Housing 

 Dramatically increase the supply of one bed units. Incentivise the development of these
units and provide targets for a proportion of developments/ acquisitions to be targeted
at singles in need of social housing.

 Dramatically increase the supply of two units. Incentivise the development of these units
and provide targets for a proportion of developments/ acquisitions to be targeted at
singles and couples in need of social housing.

 Ensure a delivery of capital funding for long term supported housing and an annual
revenue funding stream for those who do not meet Housing First criteria. Investment in
Category 1 and 2 is critical.

 Pilot a model of flexible visiting support aimed at people with complex support needs
sustaining their independent housing (between the support levels of SLI and Housing
First)

 Invest in Design for Life housing developments that can accommodate people’s
changing needs as they progress through life.

 Expedite the planning process for AHBs developing and managing social housing.
 Review and update the guidelines for capital funding models for the provision of social

housing by AHBs, including all required forms and documentation
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Preventing Homelessness 

Prevention is the most effective method of avoiding the extensive human and financial cost 
of homelessness, both of which have an enormous impact on society as a whole.  As we 
navigate the remainder of a pandemic from within a pre-existing housing crisis, the need for 
a systemic approach to homelessness prevention cannot be overstated.  

 A dedicated funding line for homelessness prevention in each local authority is
required to ensure that enough resources are in place to provide proactive preventative
services, rather than reactive. Prevention must be a key pillar in the new Housing for All
action plan that includes cross-departmental support.

 Dublin Simon strongly believes that housing is a fundamental human right, central to
the physical, mental and social wellbeing of a person. Housing must be understood and
treated as such, and not as a financial commodity. We believe that a constitutional right
to housing is necessary to balance the existing protection of private property rights and
with this in mind, we further endorse the proposal of the Home for Good Coalition:

Housing - Article 43A 

1. The State recognises, and shall vindicate, the right of all persons to have access to
adequate housing.

2. The State shall, through legislative and other measures, provide for the realisation of
this right within its available resources.1

 The moratorium on evictions should be extended in recognition of both the
uncertainty of the pandemic and the severity of the housing crisis. The moratorium has
been crucial to ensuring people, and in particular families, did not become homeless
during a global health crisis. While in place, research and analysis should be conducted
into tenancies immediately at risk of eviction and this data should inform the
implementation of more permanent protections for tenants at risk of homelessness.

 A public awareness/ information campaign around prevention services and supports
is necessary, as many of the people presenting to prevention services are doing so at
crisis point, when they are at risk of falling into homelessness in the near future.

 Housing Assistance Payment (HAP) rates are not aligned with market rents and

must be reviewed to ensure that it is an effective way of preventing homelessness and
helping people to move on from it. Due to insufficient HAP rates, we are continuously
seeing clients who are paying large top-ups that are not sustainable and are often
agreed to out of desperation to avoid/ move on from homelessness.
 A review on HAP rates for singles in particular is an urgent requirement. The most

recent Locked Out of the Market report showed that of the 2,757 properties available
to rent in a given 3-day period, just 1 property was within standard HAP limits for
single people in the areas examined. When the discretionary Homeless HAP rates
were applied, 84 properties were available.2 The 50% discretionary HAP rate should
be expanded outside of Dublin to increase accessibility of the private rental market.

1 Houses of the Oireachtas (2020) Joint Housing Committee on Housing, Local Government and 
Heritage debate – Tuesday 3 Nov 2020. Referendum on Right to Housing: Discussion. Accessible at: 
https://www.oireachtas.ie/en/debates/debate/joint committee on housing local government and he
ritage/2020-11-03/2/  
2 Simon Communities of Ireland (2021) Locked Out of the Market Study March 2021: The Gap 
Between HAP limits and Market Rents. Accessible at: 
https://www.simon.ie/Portals/1/Locked%20Out%20of%20the%20Market%20April%202021.pdf  
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Emergency Response 

As the statutory provider of the assertive street outreach service and the provider of six 
supported temporary accommodation (STA) services in Dublin, Dundalk and Wicklow. we 
have a wealth of experience supporting people who are caught in the trauma of 
homelessness. It must be noted that emergency responses to homelessness, in any form, 
must only ever be short-term and temporary in nature. We respectfully submit the following 
recommendations based on this experience: 

 Outreach

 Permanent removal of the local connection criteria, which was recently removed as a
block to accessing emergency accommodation for people from outside of Dublin and has
significantly helped with supporting people away from rough sleeping and into
accommodation.

 Increased availability of couples’ accommodation. In 2020, there was increased
flexibility shown by DRHE in relation to placing couples in placements together who were
not formally registered as a couple, which helped to reduce rough sleeping. Continued
flexibility and creativity is appreciated and encouraged from local authorities to move
people from the streets to accommodation.

 The continued expansion of Housing Led initiatives is necessary, where appropriate
stable accommodation is provided very rapidly and is followed by tailored wrap-around
supports. Initiatives should allow for tenancies with a lower access threshold to focus on
those that are experiencing the longest periods of homelessness and have the most
complex needs.

 Increased housing supply and provision of long term supported accommodation is
required. Insufficient access to housing is institutionalising people in rough sleeping and
emergency accommodation provision.

 Emergency Accommodation

Over the lifetime of Housing For All, Dublin Simon strongly advocates for a move away from 
the reliance on emergency accommodation in a medium-term period and a focus on the 
provision of sustainable, long term accommodation and housing:  
 Work to end the requirement for emergency accommodation, other than for very

short periods of time. A reduction in use of private emergency accommodation (PEAs) is
critical, where people should be moved onto housing or long term accommodation as
applicable. Supported Temporary Accommodation should only be required for those
needing onsite support.

 Refurbish all existing emergency accommodation to provide housing and long
term accommodation

 Refurbish all vacant buildings that are available and suitable to providing housing and
long term accommodation.

In the interim, the following actions are key to supporting those already in emergency 
accommodation: 
 Dedicated funding and building resources to provide single room emergency

accommodation is paramount. The pandemic highlighted how entirely inappropriate
dormitory style rooms are in emergency accommodation. Single unit emergency
accommodation is crucial to the privacy, dignity, physical and mental wellbeing of people
using homeless services. The provision of single room accommodation would also have
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a significant impact on reducing the number of people who are rough sleeping, 
particularly those who sleep rough to avoid sharing a room and in doing so don’t access 
specialist support that could help them to move on from homelessness. In our 
experience, people sustain single room emergency accommodation for longer and being 
able to sustain people in emergency accommodation leads to better and faster housing 
move ons. 

 The roll-out of Trauma Informed Care across health and social care services is of
huge importance and adequate funding should be allocated for training all staff in
homeless organisations. There is increasing awareness of the prevalence of childhood
trauma among the homeless population, but also that homelessness in itself is a trauma.
A Cork Simon Community study found that 100% of participants had experienced one or
more traumatic childhood events and 78% had experienced 4 or more traumatic
childhood events.3

 Multi-disciplinary staff and supports are required for homeless services to support the
complexity of support needs we are seeing, including nurses, psychologists/ psychiatrists
and addiction specialists. In 2020, 36% of those in our emergency services had addiction
as their primary support need, 20% had mental health and 18% had physical health.

3 Lambert, S. and Gill-Emerson, G. (2017) Moving Towards Trauma Informed Care: A Model of 
Research and Practice.  Cork Simon Community. Accessible at: 
https://www.drugsandalcohol.ie/28377/1/Moving-Towards-Trauma-Informed-Care-Report.pdf  
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Health 

The health needs of people experiencing homelessness are incredibly complex. 
Homelessness: An Unhealthy State found that almost their entire sample had a diagnosed 
mental or physical health condition and approximately half of those had a condition severe 
enough to impact their daily activities. Almost half of the sample had both an addiction and a 
mental health issue, while more than a third had self-harmed and a third had attempted 
suicide.4 As a leading provider of homeless health and addiction services, we submit 
the following recommendations to be prioritised:  

 Housing and Health

 We strongly support a continued interdepartmental approach to homelessness that
incorporates the Department of Housing, Department of Health and HSE. Defined annual
objectives, resources and funding are needed to follow the commitment made in the
Programme for Government to “Ensure the HSE provides a dedicated funding line and

resources to deliver the necessary health and mental health supports required to assist

homeless people with complex needs.” 5

 Housing For All should compliment and collaborate on all items relevant to

homelessness in the National Drugs Strategy ‘Reducing Harm Supporting

Recovery’ and ‘Sharing the Vision: A Mental Health Policy for All’.

 Mental Health

 Increased mental health funding and supports are critically important to the homeless
population. Homeless populations, who were already experiencing high levels of
isolation, trauma and mental health issues, may feel the mental health impact of the
pandemic even more acutely. Homeless specific counselling and suicide prevention
services must be adequately resourced to deal with this in the coming years.

 There is an urgent need to develop services specialising in dual-diagnosis and to
fund dedicated dual diagnosis workers for residential services. We would also
welcome the provision of training and resources for existing services, to ensure that
substance use is not a barrier for people requiring mental health care. Access to services
for people with dual-diagnosis continues to be challenging, whereby people are rejected
from mental health services due to their substance issues, and rejected from addiction
services due to their complex mental health needs.

 A mental health respite unit is needed for those accessing emergency
accommodation.

 General mental health services should be provided with training and resources to include
and support people who are in/ have moved on from homelessness in their practice.

4 O’Reilly et. Al (2015). Homelessness: An Unhealthy State. Partnership for Health Equity. Accessible 
at: https://www.drugsandalcohol.ie/24541/1/Homelessness.pdf 
5 Government of Ireland (2020) Programme for Government: Our Shared Future. p .54. Accessible at: 
https://www.gov.ie/en/publication/7e05d-programme-for-government-our-shared-future/  
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 Addiction Treatment

 Ensure the annual deficit shortfall in funding from Health/ HSE towards Dublin
Simon Community Treatment Services of approximately €1 million is bridged, as is
committed to by the Departments of Health and Housing.

 Rapid Access Stabilisation services which will ensure rapid assessment and
implementation of treatment support plans for those assessed as being able to detox
from alcohol and methadone medication management.

 Increased provision of housing and positive move-on pathways for those
completing treatment.

 Dry/ drug-free emergency accommodation provision must be increased.
 Ensure progress is continued with supporting people in emergency accommodation

to access harm reduction interventions, including methadone treatment, and is not
regressed to the pre-covid situation.

Moving On 

Our recommendations for supporting people to move on from homelessness are below: 

 Recommendations

 Entirely remove the sector’s dependence on private emergency accommodation.

 The people currently accessing private emergency accommodation deserve the same
level case management and expertise as those in STAs. On this basis, we advocate for
an increase in the available key-working resources for people who are using PEAs.
Support from a skilled and qualified keyworker is an invaluable tool when moving on from
homelessness.

 Specialised staff in day services who can support people with moving on from
homelessness (housing applications, PPS numbers etc.) would greatly benefit people
who are not accessing a Supported Temporary Accommodation service. Local
authorities could also offer more flexibility in meeting people where they are, by providing
drop-in clinics in day services for example, rather than having a fixed location with
specific opening hours.

 Further develop and fund peer support services for people who are about to move/
have recently moved out of homelessness and into housing to ensure they are supported
to sustain their exit.

 Further develop support services and employability initiatives which support

people to learn, implement and retain the skills to regain independence and

sustain their move-on from homelessness. This should target multiple groups of
people to eliminate the risk of returning to homelessness. Supports should be individually
tailored and consider a myriad of complexities such as: physical and mental health
issues, level of education (including literacy and numeracy capabilities) and social
wellbeing.
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Housing 

The increased funding from the Department of Housing in Budget 2021 will be essential to 
supporting people at risk of, and currently experiencing homelessness. While funding for 
safe and effective emergency responses are entirely necessary, the focus must be on 
investing in the development and provision of social and affordable housing.  

 Supply of One and Two Bed Units

 Dramatically increasing the supply of one and two bedroom units is essential to
tackling the bottleneck of singles and couples in emergency accommodation. Their
development could be incentivised to out-weigh the financial value of developing larger
units that hold larger households.

 Each local authority should be accountable for a targeted plan on developing one
bed units to meet the needs of those on their housing lists, where the predominant
group in need of support is one adult households (52%).6

 Review allocation rights for properties and pilot a percentage requirement for local
authorities/ AHBs to prioritise singles who are experiencing long-term homelessness.

 Expand the basis of assessment for the suitability of an available property for a
tenant’s particular circumstance and history. It is important to match the tenant’s
physical, mental, historical circumstances when allocating properties. The next available
candidate for the next available property does not account for vulnerabilities and the fear
of losing their place on the housing list can force people to accept properties which do
not meet their needs. This can put people at risk of not being able to sustain their
tenancy.

 Provision of Long Term Supported Accommodation

 Ensure long term housing supported accommodation options (category 1 to 3) are
in place with annual operational funding agreed between the Departments of Housing
and Health. We must invest in long-term supported accommodation for those people
who cannot live independently and present with complex and multiple health/social
support needs, requiring intensive onsite supports. While supported independent
apartments provide the greatest autonomy and privacy for individuals, there remains an
ongoing role for communal supported accommodation for some people with very high
support needs. This should be considered a necessary option for people who are
homeless amongst a suite of options within a housing-led approach

 Training and resources around the provision of end of life care for those older
people who have experienced long term homelessness would be welcome. People who
have experienced chronic homelessness have premature onset of chronic age-
associated conditions such as multi-morbidity, frailty, COPD and dementia. They are
observed to have a biological age approximately 10-20 years older than their
chronological age.7 Consequently, our clients who are aged over 55 are likely to be

6 Housing Agency (2020). Summary of Social Housing Assessments 2020. p.5. Accessible at: 
https://www.gov.ie/en/publication/970ea-summary-of-social-housing-assessments-2020-key-findings/ 
7 Depaul Health Initiative (2018) Premature Ageing in the Homeless Population. Accessible at: 
https://ie.depaulcharity.org/wp-content/uploads/sites/2/2020/06/Depaul-Premature-Ageing-Report-
Feb-2018 0.pdf  
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presenting with the needs of 65 or even 75 year olds in the general population, with 
augmented levels of cognitive and physical frailty. 

 Sustainable Housing

 Continued investment and expansion of Housing Led Initiatives on a national scale.
 Pilot a model of flexible visiting support for people with complex needs who move on

from homelessness to independent living. The intensity of support should be flexible and
adaptable to the presenting needs of the tenant at any given time. Approximately 60% of
the clients who resided in Dublin Simon emergency accommodation in 2020 would
benefit from a model such as this. This model falls in the gap between the high intensity
of Housing First and the low support model of Support to Live Independently (SLI)
service.

 As acknowledged in the Programme for Government, a cost rental model of developing
and managing affordable homes must be delivered.

 Invest in Design for Life developments. New social housing developments should be
designed for life; accommodating people’s changing needs as they progress through life.
Level access showers, sufficiently wide doorways, flexibility in layouts and consideration
of the design of a development to provide integration, security and community are all
important factors. Funding models would need to adapt to cater for the implementation of
the measures but this would be highly cost effective compared to having to relocate
people at later stages in their life which is socially and financially problematic.

 Review management of Local Authority housing stock with regards to under/over
occupancy. Review transfer list systems and management between all models of
housing provision available to the local authorities, including their own stock (existing
and Part V) and AHBs.

 More consideration must be given to other factors that impact the sustainability of

a tenancy such as the location of a unit within the block, the density of the block, the
potential for social isolation, the potential impact of anti-social behaviour in the locality
etc.

 Funding

 Provide 5-year CAS/ CALF funding budget to local authorities, and in turn Approved
Housing Bodies, i.e. an annual budget per local authority and individual AHB to enable
them to procure/ build towards an agreed target.

 Appropriate 5-year HAP rental funding to supporting the provision of HAP and
Homeless HAP.

 Review and update the guidelines for capital funding models for AHBs providing
social housing from the Capital Funding Schemes for the Provision of Rental

Accommodation by Approved Housing Bodies (VHU-2002) and additional circulars.
Including all required forms and documentation with the guidelines would improve
efficiency.

 Planning and Procurement Processes

 Expedite the planning process. Delays in procurement, funding approval and delays in
planning permissions significantly extend the acquisition periods for sites and in turn, the
development, construction and delivery of new units.
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 The necessity to purchase sites ‘subject to planning’ reduces the ability to negotiate
value and also presents a delay risk to vendors who become unwilling to engage.

 Planning Process: consider the appointment of a planning officer per planning
application who stays with the project through the planning process. Currently the
preplanning discussions may take place with a planner who may not be assigned the
case file. Agreements and interpretations are lost in the process causing delays and
confusion.

 Include AHBs under Part 8 of the Planning and Development Regulations 2001 as
providers of social housing to expedite the planning process and reduce the delay
associated with third party objections to a social housing developments.

 Disperse social housing in every residential area as a given requirement to prevent
oversaturation and minimise objections from local communities related to oversaturation.

 Planning permissions for developments should be specific regarding the type, mix
and location of units to be provided as part of the Part V provision within the
housing development, rather than a negotiated agreement where less attractive units are
often put forward for social housing. The likelihood of social housing tenants integrating
would increase significantly if even distribution was required i.e. 1 social housing unit in
every 10 private units, rather than a block of social housing units gathered in one area.

 The need for procurement processes with both the Local Authority and within AHBs
regulatory requirements for due diligence creates a lengthy process. This includes the
procurement of consultants and contractors to deliver the developments. The
streamlined use of approved frameworks with specifically agreed parameters for
assessment would potentially speed up the process. This would involve the expansion of
the existing available frameworks of contractors and consultants.

 AHBs could potentially be placed in funds to allow deposit, valuations and offers
to be made early - securing the properties whilst the full approval and due diligence
processes take place.

 Sector Collaboration and Education

 Create a central live register of properties to cultivate an environment of collaboration,
reduce competition and reduce duplication of work and cost inflation among local
authorities and AHBs. The register should contain a record of all properties and relevant
agencies currently involved in an acquisition or development process so that local
authorities and AHBs do not spend time and resources in pursuit that has already been
deemed (un)suitable by another agency.

 Create a statutory manual and accreditation on public procurement and CAS/
CALF funding to address the knowledge gap among some professional design teams.
The particular nuances of the requirements of the CAS / CALF funding streams and the
Capital Works Management Framework contracts are not fully understood by all
consultants. An accreditation system similar to Conservation, Fire Safety and BCAR
would be extremely beneficial.

 Local Area Requirements

 Ensure provision of schools, shops, public transport, and public amenities such as parks
into new communities to ensure the development of well-resourced, sustainable
communities.

 Increase level of serviced land in all counties in advance, i.e. drainage, water, gas
and electricity supply. Avoid passing costs to developers on key development sites, as
this makes them financially inviable. Engage Irish Water and other such companies to
reduce delays experienced in development projects and bring properties back into use.
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

National Building Control & Market Surveillance Office

2. Briefly describe your organisation?
300 character(s) maximum

The National Building Control & Market Surveillance Office, provides oversight, support and direction for the
delivery of and promotion of a Culture of Compliance with the Building and Construction Products
Regulations in the 31 Building Control Authorities and the Construction industry as a whole.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

"Programme for Government: Our Shared Future"- it is important to ensure that "our shared future" doesn't
mean that we share our housing stock with foreign ‘cuckoo funds’ i.e. Private Rented Sector (PRS) funds
and they are backed by institutional investors like pension funds who only care about milking rent from
occupiers of homes and make the purchase of homes inaccessible to the ordinary home occupier; needs to
be highly regulated to safeguard occupiers. Building Control. Ensure the independence of Building Control
through;
• Recording or monitoring or banning of all political representation and lobbying of builders to Building
Control Authorities.
• Strengthen the Building Control Acts with the addition of and recording of statutory warning notices to
owners/builders & place on the register.
• Strengthen the Building Control Acts to allow a Building Control Officer to request construction to cease
/STOP where risks to non-compliance are being covered up and the builder is not complying with any
Building Control instruction -happy to let the Building Control Authority spend time taking enforcement and
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by the time it gets to court -building sold and builder gone.
• Strengthen building control oversight for social housing.
• Simplifying the terminology around the commencement notices.
• Regularising works which have fallen outside the system.
• Public Display on site of a Notification of Commencement of Work- to promote compliance and
awareness of compliance; other countries building permits.
• The introduction of non-criminal sanctions to support enforcement.
• Considering a modest increase in building control fees.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private
rental and private homeownership) and household types (e.g. single person households &
families)? What short or long-term actions should be taken to increase the scale and speed of
delivery and improve approaches to delivery of housing?

3000 character(s) maximum

Identify vacant housing in the countryside -in particular the vernacular and have a standard compliant
upgrade or retrofitting design available with grant aid to make habitable-also need to liaise with broadband
providers to ensure all proposed dwellings come with adequate broadband connectivity -and other utilities-
promote housing away from Dublin for those that do not need to live there.
obstacles cost of retrofitting and proper advice on planning, building control and other compliance
requirements.
obstacle to re-using vacant housing countryside -broadband supply
obstacle lack of qualified competent construction personnel, blocklayers., carpenters, brickies, construction
project managers.
obstacle lack of project management on many sites-causing proper materials to be erected in a damaged
condition, lack of process on constructing modular buildings, managing the gap between off site factory
produced components and on-site construction.
obstacle lack of a mandatory CPD requirement for designers and builders- CIRI register would help

5. What actions should be taken, in order of priority, to ensure that housing is available for all
sectors of society, including our ageing population and people with disabilities?

3000 character(s) maximum

Strengthen Building Control oversight -to ensure finished product compliant and no remediation or repeat of
pyrite, mica or other defects.
Make planning less onerous and more consistent across county boundaries
Standard designs (planning and building control) for non complex extensions to existing vacant houses.
Promote more formal integration or hand-over/sign-off between planning, building control and fire safety
(occupation)- ref. recommendation in Safe as Houses Building Control and Fire Safety.
Promote and resource compliance with Part M (Access & Use) and the implementation of the Disability
Access Certificates.
Promote and resource a greater emphasis on Part J (Heat Producing Appliances) and F (Ventilation) with
builders and services, fixtures and fittings installers.
Promote and resource the implementation of the EU Energy Performance in Buildings Regulations.

6. Do you have any further comments on the development of the Housing for All policy and action
plan that you would like to add?

1500 character(s) maximum
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Green mortgages and/or grants or tax rebates -cheaper mortgages for Part L compliant green buildings

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

One Family

2. Briefly describe your organisation?
300 character(s) maximum

One Family is Ireland’s national organisation for people parenting alone, sharing parenting and separating.
We provide support, information and services to people parenting alone, sharing parenting, who are going
through separation and to people experiencing an unplanned or crisis pregnancy.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

Develop a Family Homeless Strategy, which is child-centred, has clear responsibilities, targets and timelines
& places a limit of 6 months on families being housed in emergency accommodation. One-parent families
should be specifically targeted under this strategy with tailored objectives and goals.

Review the definition of homelessness, including a review of the statutory framework for access to
emergency accommodation, rules around local connection, residency requirements, & a legal underpinning
to prevent a re-emergence of one night only accommodation and self-accommodation.

Set-up a taskforce to review the impact of housing insecurity on one-parent families. Examine the additional
housing support needs of one-parent families & review gaps in existing policy. This should include
consideration of a reintroduction of Mortgage Interest Supplement & an examination of the impact of
assessing mortgage payments as maintenance payments.
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Ensure high standards in emergency accommodation, including an evaluation of the use of family hubs.
Emergency accommodation should be suitable to families’ needs, in reasonable proximity to school
/childcare & good public transport links.

Ensure any accommodation offered to families exiting emergency accommodation is of a high standard,
adequate size, safe, secure and suitable for the specific needs of the family.

Address the high rates of energy poverty in one-parent households by introducing minimum energy
efficiency standards in the private rented sector and ensure sufficient funding is available to allow LAs carry
out deep energy retrofitting of existing social housing stock.

Ensure security for tenants when landlords evict to sell or move a family member into a property. Incentivise
sales of properties with tenants in-situ. Where tenants are at risk of homelessness due to a notice to quit, a
prevention plan must be put in place.

Develop a review mechanism of rent subsidies to ensure HAP & rent supplement levels reflect real market
rents, allow for affordable levels of renters’ contributions & eliminate ‘top-ups’ to ensure that an individual's
rent contribution is within a defined threshold.

Increase supply of new LA and ABH built social housing, setting a target for permanent social housing to
comprise 20% of overall housing stock & allow HAP tenants to remain on the social housing waiting list to
acknowledge their permanent housing need has not been met.

Relax rules, to allow separating families the same access to Government schemes as first-time buyers.
Remove the requirement for court order or formal separation agreement as proof of separation in light of
current family court delays. Ensure people who are separated or divorced are aware of their entitlement to
supports and that those administering schemes are aware of the eligibility of separated or divorced families
for housing supports. Develop a targeted approach to housing & rent support for people who are separated
or divorced

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private
rental and private homeownership) and household types (e.g. single person households &
families)? What short or long-term actions should be taken to increase the scale and speed of
delivery and improve approaches to delivery of housing?

3000 character(s) maximum

A referendum on the Right to a Home is needed to remove some of the constitutional blockages on property
rights which prevent the optimal use of available resources for the delivery of housing units.

The role of the Housing Commission should be clearly defined to ensure long-term delivery blockages are
identified and addressed in context of 20-year strategic plan for housing.

Improve data collection by expanding the operational categories of homelessness to include people living in
non-conventional housing and people living with family and friends, in line with most other EU member
states. Ensure adequate systems are in place to provide clear information regarding children's experience of
emergency and temporary accommodation. This should include anonymised demographic details showing
the age range of children as well as the type of accommodation, transition between types of homeless
accommodation and the total duration of homelessness.

Commitment to building large scale, social housing with a focus on creating sustainable communities and
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the services required to meet the needs of these communities.  This will not only reduce the number of
people on the social housing list, but also lower rents by reducing overreliance on HAP tenancies, and by
reducing distorting effect of local authorities competing with private individuals for acquisition or long-term
leasing of existing available housing stock.

We must ensure that in developing cost rental, the LDA is appropriately dividing available public land
between cost rental and public housing to urgently reduce the number on housing list and in homelessness
over the next five years.

5. What actions should be taken, in order of priority, to ensure that housing is available for all
sectors of society, including our ageing population and people with disabilities?

3000 character(s) maximum

In 2009 the average household claim for MIS cost €4,079 per household, whereas the average payment
under RS was €5,490 per household. It is more cost efficient to keep people in their own homes. Due to low
interest rates, and higher rent, this gap is likely now wider.
In 2014 MIS closed to new occupants meaning a resident-parent, who may have not been working or on
minimal hours because of childcare, has no help to pay the mortgage. This ultimately leads them into the
private rental market and puts them at greater risk of homelessness. This has come into stark focus during
Covid-19, where PUP recipients who are renting can avail of enhanced rent supplement, but mortgage
holders get no assistance towards their mortgage. This is becoming a wider issue as mortgage moratoriums
end.
Many family law orders allow for the family home to be retained until the youngest child turns 18. This means
a non-resident parent may retain an interest in the family home but derive no material benefit. They may also
be ordered to discharge the mortgage, leaving insufficient resources for their own housing needs. They are
not entitled to social housing or HAP. Conversely, if the resident parent leaves the family home, they are
deemed to retain a beneficial interest in the family home and aren’t entitled to housing support (unless
domestic abuse is proven).
In cases where there are mortgage arrears and a parent has left the family home, the residential-parent is
unable to access the Mortgage Arrears Resolution process. It means the residential family cannot proceed
without the consent of the non-resident parent, regardless of whether they can pay. A possible solution
would be to allow the family law courts to waive consent of the non-resident parent, if the family are at risk of
losing home.
If a court orders a non-resident parent to discharge the mortgage, this mortgage payment is treated as
maintenance by social welfare. There is a housing disregard of €95.23 per week, but as the housing
disregard has not increased in over 20 years, it doesn’t accurately reflect current housing costs. In many
cases, the resident parent will forgo the mortgage payment as a result. This will eventually lead to a
possession order, entry to the private rental market and places the family at risk of homelessness.
As rent supplement is governed by supplementary welfare rules, all means are assessed. One of the
conditions of OPFA/ JST payments is that the recipient seeks maintenance, and many parents will fulfil this
obligation by submitting a court order to social welfare. Social Welfare deducts the first €95.23 of
maintenance from any rent supplement ordered, regardless of whether maintenance is received or not. It
can lead to rent arrears and possible eviction/homelessness because of missed maintenance payments.

Civil legal aid must be expanded to cover hearings in the RTB and Social Welfare Appeals to prevent an
inequity of access to legal representation.
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6. Do you have any further comments on the development of the Housing for All policy and action
plan that you would like to add?

1500 character(s) maximum

Homelessness is particularly devastating for families and causes childhood trauma which has life-long
consequences. Families experiencing homelessness have different needs to single people – they need child
support workers, supports with schooling, childcare, nutrition, homes with bedrooms and links to their
community.  One-parent families have additional needs which must be supported. Housing and homeless
strategies must recognise the unique needs of one-parent families and their children – and include real
measures to help them.

Under the Irish Human Rights and Equality Act, Government housing and homelessness strategies must
comply with the Public Sector Duty. They must assess the human rights and equality issues relevant to their
functions and outline the policies and actions put in place to address those issues.

There must be a rights-based, person-focused and, where relevant, child-centred approach to housing and
homelessness, which recognises how fundamental housing is to our ability to engage fully in education,
employment, and society.

A governance structure for implementation of the strategy is important to oversee, not only agreed
timeframes and targets, metrics and goals, but ongoing evaluation which is communicated with other
agencies, departments, key stakeholders and organisations. We need to work together towards agreed
solutions to the embedded structural problems in the housing sector.

7. Do you have any supporting data or other material that you would like to upload?

No

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

pdf

Contact
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housingforall@housing.gov.ie
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Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Engineers Ireland

2. Briefly describe your organisation?
300 character(s) maximum

With over 25,000 members, Engineers Ireland is the voice of the engineering profession in Ireland.
Engineers Ireland was established in 1835 making us one of the oldest and largest professional bodies in
the country. Members come from every discipline of engineering.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

Ireland will be home to at least one million more people in the next 20 years and the post-COVID recovery
period offers an opportunity to rethink and redesign our cities and communities, including how we travel, how
we work and where we live. The National Planning Framework, supported by the Regional Spatial &
Economic Strategies, was a very welcome development and represents a structure for delegation to Local
Authorities and Regional Assemblies which are well placed to understand and react to the local/regional
economic challenges and the potential for a sustainable recovery. Sustainable planning, construction and
the National Planning Framework must underpin the Housing for All plan.

Analysis by KPMG/FAC and McKinsey has highlighted the need for greater innovation and digital adoption in
the construction sector. Modern methods of construction with greatly increased use of off-site construction
have the potential to increase housing output, quality and innovation. Engineers Ireland is strongly
supportive of the work of the Construction Sector Innovation and Digital Adoption Group (see Section 5).
Also, progress made through the introduction of the Building Control (Amendment) Regulations 2014 could
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be reinforced by removing the opt-out for one-off dwellings (SI 365 of 2015) and by increasing the resources
of local authorities for inspection and enforcement.

The Covid-19 pandemic has highlighted the potential for technically enabled remote working and more
balanced regional development. The pandemic has shifted consumer behaviour in terms of working patterns
and shopping local, indicating the potential for the revitalisation of towns and villages. At the same time, it
has served to highlight the potential costs of an increasing digital divide (regionally and/or between socio-
economic groups; or within and between business sectors). The delivery of the National Broadband Plan is
pivotal for access to basic services in these towns and villages and local digital hubs could be created.
Moreover, the masterplanning of residential developments should evolve to deliver communities that are
more amenable to increased home working. See next section for further information on digitalisation.

A whole-of-government plan should be developed for the revitalisation of existing towns and villages as
attractive environments in which to live, work and shop, particularly their main streets – potentially using the
Liveable Cities model. This should consider incentivisation and actions at Local Authority level and
innovative ways to combine public and private sector finance. A support toolkit for regional towns and
communities who wish to develop in a more sustainable away and transition towards a lower carbon future.
Lessons from existing innovation projects with local community energy groups could be shared, together
with supports from organisations such as the Sustainable Energy Authority of Ireland.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private
rental and private homeownership) and household types (e.g. single person households &
families)? What short or long-term actions should be taken to increase the scale and speed of
delivery and improve approaches to delivery of housing?

3000 character(s) maximum

A constraint to delivering housing is often the unavailability of public infrastructure, such as transportation,
water and wastewater, telecommunications and energy in the locations chosen. There should be increased
funding and coordination of the planning and delivery of public infrastructure to improve stability of supply
and affordability of new homes, through for example the Local Infrastructure Housing Activation Fund and
Serviced Sites Fund.

State-owned land should be actively managed through the mechanism of the Land Development Agency and
/or other means. In so doing, the relationships between various institutional actors should be teased out and
clarified, ensuring good governance and a strong legislative framework (including compulsory purchase
order powers) and sufficient capacity to coordinate the development of State lands and to assemble strategic
land banks from a mixture of public and private lands.

There should be an explicit focus on developing sustainable communities and quality homes. Sustainable
communities must include social and economic facilities and complement the natural environment, including
green and blue space. This will require adequate resourcing in terms of both funding and expertise to grasp
these opportunities for environmental, social and economic transformation.

Data is the new asset in the digital economy and having secure reliable and fast access to this asset across
the country will contribute positively to the economic development of all regions. Investment in
telecommunications infrastructure, including broadband, 4G and 5G, is needed to support the exponential
growth in data traffic associated with connected networks and the ‘internet of things’. Fast broadband is
pivotal for access to basic services in many of Ireland’s towns and villages and will enable increased use of
‘eHealth’ and ‘internet of farm’.
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There is an opportunity to rethink and redesign our work environment post COVID-19 as a hybrid model of
working at home and in the office may emerge. This could give renewed impetus to the towns and cities
identified in Project Ireland 2040 that had been earmarked for future growth and development. A benefit of
the hybrid model would be to encourage a rebalancing of the economy in our country across the regions.

For these reasons, a modern and accessible digital/broadband infrastructure is a foundational element of a
modern economy and society, and not just something for specific sectors. The delivery of the National
Broadband plan is key to economic and social development including more balanced regional development.
Investment in digital infrastructure also enables the delivery of traditional infrastructure (housing, roads,
public transport), supporting regional development, reducing congestion and improving quality of life.
Integrated planning should consider the work environment post-COVID-19 in a more holistic manner and
adapt our infrastructure investment accordingly.

5. What actions should be taken, in order of priority, to ensure that housing is available for all
sectors of society, including our ageing population and people with disabilities?

3000 character(s) maximum

• Establish the capacity of infrastructure servicing key underutilised sites in each Local Authority area and e
enhance the coordination of timely investment (in water, wastewater, transport, energy etc.).
• Allocate greater levels of public funding for public infrastructure to ease the delivery of housing and make
housing more affordable. This additional funding should come from both locally-raised and centrally-raised
sources.
• Develop and implement a radical national retrofit strategy, providing absolute clarity and a roadmap for
retrofitting over the next 20 years.
• Introduce mechanisms to provide greater support, understanding and development of Modern Methods of
Construction, particularly in respect of demonstrating compliance with regulation, providing confidence for
lenders, investors, insurers, construction professionals, builders and ultimately for consumers that they are
engaging with fully compliant, robust, systems.
• Actively manage public land, ensuring the Land Development Agency has a strong mandate and sufficient
capacity to coordinate the development of State lands and to assemble strategic land banks from a mixture
of public and private lands.
• Strengthen and expand the implementation of policies which can speed up the development process, such
as: Strategic Development Zones, Strategic Housing Developments, Vacant Site Levy
• Use zoning, servicing of land and targeted investment to encourage sufficiently-dense, sustainable urban
development (as envisaged in the National Planning Framework).
• Nurture Ireland’s Atlantic cities (Cork, Limerick, Galway and Waterford) as Network Cities through social
and economic cooperation and fast and reliable connectivity.
• Recognising the environmental impact of one-off housing, only those with a demonstrable economic or
social need for these homes should be given planning permission in a rural area under urban influence.
• Develop a whole-of-government plan for the revitalisation of existing towns and villages as attractive
environments in which to live, work and shop, particularly their main streets. Consider incentivisation and
actions at Local Authority level and innovative ways to combine public and private sector finance.
• Progress the Centre of Excellence for High Performing Buildings and improve retrofitting decision-making
through the preparation of typology-based case studies and other information services.
• Withdraw SI 365/2015, the Building Control (Amendment) No. 2 Regulations 2015, which allows owners of
one-off houses to ‘opt out’ of certifying compliance with the Building Regulations.
• Develop a 50-year spatial plan for housing, infrastructure and services development considering long-term
housing need and demographic changes (esp. household size and age).
• Incorporate a programme of life-time adaptable housing for both new and existing homes
• Develop and adopt a Smart Readiness Indicator for Ireland and set a target of 80% of all new homes
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6. Do you have any further comments on the development of the Housing for All policy and action
plan that you would like to add?

1500 character(s) maximum

Digitalisation is transforming how and where we live, work and learn. Engineers Ireland has called for a
National Programme for Digital Transformation to set out a vision for an equitable, secure and sustainable
transition to a digital society fuelled by data, the reusable raw material of the 21st century.

Digital tools (such as Modern Methods of Construction – further information below) will drive efficiencies in
housing delivery. The Housing for All plan should dedicate a section to Innovation and Digital Adoption,
building on the achievements of the Construction Sector Innovation and Digital Adoption Group.

Modern Methods of Construction (MMC) is a term used to describe a number of construction methods which
differ from ‘traditional’ construction. Other terms that are commonly used for these methods are: off-site
construction, factory-built, industrialised or system building and pre-fabrication.

There are great advantages to be gained from growing the volume of offsite-manufactured homes to
significant levels, including better and more innovative design. The key beneficiaries should be those
households seeking better value for money, better quality, cheaper cost in use and higher amenity in their
home. MMC can significantly reduce whole-life costs, especially if critical mass is achieved and mass
production becomes prevalent.

7. Do you have any supporting data or other material that you would like to upload?

The State of Ireland 2020: Engineering a green and digital recovery
https://www.engineersireland.ie/LinkClick.aspx?fileticket=g50i6d5KQZg%3d&portalid=0&resourceView=1

The State of Ireland 2019: A review of housing and infrastructure in Ireland – summary below
https://www.engineersireland.ie/LinkClick.aspx?fileticket=SHtzZx9nDDg%3d&portalid=0&resourceView=1

Engineering 2020: A barometer of the profession in Ireland
https://www.engineersireland.ie/LinkClick.aspx?fileticket=QIJJmhwkgSs%3d&portalid=0&resourceView=1

The State of Ireland 2019 is an independent assessment of Ireland’s housing and the ninth annual
instalment in a series of reports examining the state of critical sectors of the country’s infrastructure. As in
previous years, the report’s findings are based on the deliberations of an expert advisory group of engineers
and related housing professionals, including CEOs of State bodies and Local Authorities, consulting
engineers, home builders, academics and others.

The expert group designated Irish housing a ‘D’ grade, meaning that they believe the sector is of serious
concern and requires immediate action. The capacity of Ireland’s housing to meet current and future needs
is poor and requires immediate action. The physical condition and connectivity of the existing housing stock
to services and infrastructure is mediocre and requires attention. A survey of 1,735 qualified engineers
independently arrived at a ‘D’ grade for housing and a ‘C’ overall grade for Ireland’s infrastructure.

The report presents a set of recommendations arising from dedicated advisory sub-groups on land and
supporting infrastructure; revitalising our cities, towns and villages; upgrading the existing stock; future
proofing the housing stock; and technology and skills. Highlights include:
• Allocate greater levels of public funding for public infrastructure (e.g. water and roads) and to ease the
delivery of housing and make housing more affordable
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• Develop a whole-of-government plan for the revitalisation of existing towns and villages as attractive
environments to live, work and shop
• Implement a radical national retrofit strategy, providing absolute clarity and a roadmap for retrofitting
over the next 20 years
• Incorporate a programme of life-time adaptable housing for both new and existing homes
• Establish a Construction Innovation Centre of Excellence to support the adoption of Modern Methods
of Construction

The report also emphasises the importance of integrated approach to housing delivery, one which considers
the wider system of infrastructure, technology and skills. To this end, shorter updates on the focus areas of
previous State of Ireland reports (namely energy, transport, communications, water/ wastewater, flooding
and waste) are provided in the context of connections to housing.

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

pdf

Contact

housingforall@housing.gov.ie
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Introduction 

The future direction of our housing system will be determined by the Government’s Housing for All Plan. 

Our housing system for many people is broken, it is imperative that we take whatever action is required to 

fix it. The key question for Housing for All is to decide on the type of housing system we want to see 

emerge by 2030 and set our targets accordingly. 

Approved Housing Bodies are established, regulated providers and managers of social housing and will 

work with the Government and all stakeholders to deliver on commitments in Housing for All. 

Key Priorities in Housing for All 

The ICSH believe that in order to rebalance our housing system to one which is accessible, affordable and 

secure we must focus on delivering a consistent supply of social and cost rental housing. It vital therefore 

that the Cost Rental scheme is scaled up significantly over the course of the Plan. A key priority for the 

Plan should be a stated commitment to ending homelessness with specific targets for Housing First 

delivery as well as increased availability of social housing.  

The obstacles encountered in Rebuilding Ireland included access to land at lower costs, high construction 

costs and delays in the capital funding processes. Tackling these barriers will require a focussed 

implementation plan to support AHBs and local authorities in their actions.  

Such a significant multi-annual public policy agenda should also address other social objectives including 

urban and rural regeneration, quality standards in housing and retrofitting. Also Housing for All should 

commit to making real progress on housing for specific needs – older people & people with disabilities. 

Social Housing Context 

The supply of permanent of social housing has struggled to meet housing need and the enduring 

affordability crisis in the private rented market has compounded this housing deprivation.  

The reliance on HAP and RAS to meet the needs of social housing applicants has grown with 28% of all 

supported tenancies now being accommodated in the private rented sector. 

Figure 1 Percentage of Dwellings provided by Local Authorities, AHBs, HAP & RAS, 2020 

While this was intended to bridge a gap when permanent social housing supply was insufficient to meet 

needs, this trend should be reversed and the focus should be on enabling AHB and local authority 

permanent social housing supply. This will provide a better outcome for the tenants in the form of lifetime 

security of tenure, professional housing management and affordable rents.  

55%28%

17%

Local Authority HAP & RAS AHB

377







to more appropriately sized and designed accommodation. Current barriers to the provision of 

accommodation for people with disabilities includes a lack of supply, failure to prioritise this group and a 

lack of clarity regarding Part V provision for this group.  

Ensuring the CAS scheme meets its objectives should be a clear priority in tandem with providing a funding 

framework for the support costs involved in providing supported accommodation to vulnerable 

households.  

Building on experience within our sector for example in responding to the housing needs of new 

communities, AHBs can build on existing mechanisms to engage with emerging needs.  

 

Irish Council for Social Housing 

50 Merrion Square East, Dublin 2. 

T 01 661 8334 | E info@icsh.ie | www.icsh.ie 
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Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Council for Social Housing 

2. Briefly describe your organisation?
300 character(s) maximum

The Irish Council for Social Housing (ICSH) is the national representative federation for non-profit housing 
associations (Approved Housing Bodies, AHBs). The ICSH represents over 270 members which provide 
over 43,000 homes and deliver a range of services to general needs and vulnerable tenants.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The ICSH welcomes Housing for All as a real opportunity to balance our housing system in favour of one 
that provides affordability, security and a place of safety for all households regardless of their economic 
status. 

The main priority of Housing for All should be to ensure that the Housing System provides accessible, 
affordable, quality accommodation for all regardless of tenure. For people on low incomes this will mean that 
there will be sufficient social housing stock to ensure that no individual or family is left behind or left 
homeless. 
We believe it is crucial that the Government define a long-term vision to 2030  under the National Planning 
Framework that sets realisable goals. Housing for All should set explicit targets for our housing system that:
•        by 2030 15% of all occupied homes will be long-term social and cost rental homes provided by AHBs 
and Local Authorities
•        a steady supply of social housing from AHBs and Local authorities will combat homelessness
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•        sustainability and climate measures - introduce a targeted programme to retrofit AHB homes to B2 
energy standards 
•        there will be a range of purpose built, supported homes for older people and people with disabilities
•        there will be a range of accommodation types including 1 bedroom homes 
•        households will have security of tenure whether they rent or own their accommodation. 

If the above targets are met there will be a long-term stabilising impact across our housing system. AHBs are 
at the centre of the delivery of social and affordable housing and should be explicitly identified in the Plan as 
a key provider. AHBs are regulated under legislation ensuring all state investment is protected for the long 
term. 

Housing for All should contain an Implementation Plan developed in collaboration with key stakeholders and 
clear governance arrangements. It should also set clear targets to reduce reliance on HAP and to do this 
must focus on increasing permanent social housing supply. 
AHBs will assist the Government in achieving a consistent supply of social housing over the Plan and 
beyond. During Rebuilding Ireland AHBs have delivered over 14,000 social homes and should be tasked to 
deliver at least 50% of the 50,000 social homes in Housing for All. AHBs have a strong track record in both 
delivery and management of social housing. These new AHB homes will include housing for all for all 
groups, including general needs housing and specialist housing. This should result in the AHB sector having 
up to 70,000 homes available for rent for tenants by 2030.
Measures to enhance housing management should also be including improving the system of allocations to 
ensure quicker letting of homes and an equitable rent system for social housing tenants. Crucially AHBs 
have a long-term interest in the homes they deliver as they are committed to managing successful 
neighbourhoods. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

There needs to be a clear focus on the implementation measures to overcome continuing obstacles to 
delivery which contribute to long delays in delivering new homes. 
Land 
-        In the short term the LDA and local authorities should prioritise the assembly of sites from public 
ownership and work with AHBs as developing partners for these sites.
-        Adapt the scope of the Housing Agency Revolving Fund to enable AHBs to acquire suitable sites with 
planning permission. 
-        Measures to allow for lands in private ownership to be strategically developed should be a long-term 
aim. 
Capital Applications and Funding 
-        The classification of AHBs should be reversed to ensure the long-term financial sustainability of 
finance options for increased delivery.  
-        Under CAS there are multiple layers of oversight in the processing of applications. Reduce the 
duplication of oversight of CAS and ensure local authorities are adequately resourced to process 
development applications for their own areas. 
-        Give LAs more flexibility over acquisition/new build targets in special needs projects as the location of 
the homes is a crucial element (e.g. close to health care) and sometimes acquisition (with refurbishment) is 
more appropriate. 
-        Rural Areas: increase the CAS unit cost ceilings and reconfigure the CALF/P&A model for areas with 
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lower market rents. Introduce phased payments for joint venture developments under CAS to widen access 
to sites.
-        Tackle the high cost of building.
-        Increase Part V to 20% - 10% social and 10% cost rental/affordable homes. 
-        Support stock transfer of long-term voids in local authorities to AHBs to refurbish.
-        Introduce an ethical financing fund to allow for private sector investment in social housing through 
AHBs with the assets retained by the AHBs and the state investment protected.
-        There are now multiple schemes which target different types of households including Mortgage to 
Rent; Buy & Renew, Repair & Leasing. While these are all worthwhile there is a need to streamline the 
processes and ensure multiple schemes do not result in displacement of resources. All schemes should 
ensure maximum impact without displacement of resources. 
Cost Rental 
To increase delivery of cost rental homes which will have a long-term stabilising effect on the rental market 
the scale of the Cost Rental scheme should be increased significantly. 
-        CREL should be increased in Budget 2022 and provided on a multi-annual basis 
-        Cost rental applications should be open to AHBs on a rolling basis. The Expression of Interest was 
useful initially but long term this will not allow AHBs to operate effectively in the housing market throughout 
the year.
-        Cost Rental homes should be provided by non-profit providers as this will ensure the homes stay in 
cost rental housing and not leak into the private rental market. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Housing for All should explicitly state how it will address fundamental gaps in the housing system and 
provide housing for all citizens including older people, people with disabilities and people experiencing 
homelessness. 
The AHB sector in Ireland is a key regulated provider of housing for vulnerable and special needs groups. 
The lack of a funding and policy framework to provide high quality appropriate accommodation (with support 
where required) for vulnerable households should be addressed. 
There should be clear objectives in the Plan on delivering to vulnerable groups:
•        Identify as a priority action the provision of housing for people who are ageing, homeless, people with 
disabilities, people with mental health difficulties, to enable them to live independently in the community 
•        State ending homelessness as a priority commitment 
•        Establish a funding framework both capital and revenue to support the provision of accommodation 
and support services in the community.
•        A target for delivery of supported purpose-built accommodation for older people to be identified under 
the Housing Options for Older People Strategy 
•        An agreed percentage of Part V to be allocated specifically to special needs (including disability and 
mental health)
•        Universal design and Wheelchair accessible design to be applied to an agreed target percentage of 
new housing

Current barriers to the further supply of housing for older people includes restrictive funding schemes and 
limited access to eligible social housing applicants. Age friendly accommodation can provide community 
housing for older people who do not need full-time care but who would benefit from moving to more 
appropriately sized and designed accommodation. 
Current barriers to the provision of accommodation for people with disabilities includes a lack of supply, the 
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need for more ambitious targets and greater diversity in housing types delivered - especially one bedroom 
homes. 
To support AHBs in Ireland to increase the supply of appropriate accommodation for vulnerable households 
the ICSH recommends the following:
•        In Housing for All, include a clear focus on the provision of appropriate housing for people with 
disabilities, with a direct link to the new NHSPWD
•        Widen the scope of Housing First to address needs of all homeless groups (not just rough sleepers) 
and increase annual targets
•        Under the Plan provide sites for building suitable right-sizing schemes, particularly in older established 
areas (e.g. Ballyfermot, Cabra) 
•        Replicate the housing with support pathfinder model currently underway in Inchicore
•        Widen the scope for access to purpose build accommodation for older people based on need rather 
than social housing eligibility
•        Ensure through the planning system that 1 and 2 bed homes are more widely developed
•        Better data on the number of households requiring fully accessible housing
•        The CAS should be more flexible and have specific unit cost ceilings 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The ICSH welcomes Housing for All and will work with the Government in its implementation. 
The ICSH believes the Government must set the vision for our housing system and engage AHBs, local 
authorities and the private sector in a strong partnership to achieve the goals. It is important that Irish 
residential homes do not become an asset class for international investment portfolios which treats housing 
as a financial product. In order to do this the Government must encourage long-term investment by funds 
through regulated AHBs who retain the homes, ensuring investment in social housing in a way that 
contributes to building a housing system not monetizing one.
The focus until 2030 should include the commitment to regenerate poor quality housing for those currently 
living in social housing. Enable AHBs to support local authorities in regeneration of 2,000 local authority flats 
where tenants are living in substandard housing.
Housing for All policy should include measures for increased energy efficient housing delivery and building 
capacity. Specifically, this would include the Government (through relevant bodies) introducing supports for 
the housing/construction sector to increase significantly sustainable off-site manufacturing housing solutions.
The ICSH and its members will support the work of the forthcoming Commission on Housing in particular 
drawing on our broad experience of housing supply and emerging patterns of demand and delivery.

7. Do you have any supporting data or other material that you would like to upload?

Please find background note attached. 

Please upload your file
d71ee147-66ed-4ba1-8dfc-9ce7824c16bd/ICSH_Housing_for_All_Background_Note_040521.docx
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What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 743cdc25-2ed2-4cd2-9a68-a4735b9a553a
Date: 04/05/2021 15:51:43

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Novas

2. Briefly describe your organisation?
300 character(s) maximum

Novas is a homeless charity and Approved Housing Body. We work with more than 5,000 clients annually. 
We provide services in Limerick, Clare, Cork, Tipperary, Kerry and Dublin. We provide a range of services 
including STA, long-term housing, Street Outreach, Community Detox & Family Support.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Barriers to Housing: There should be greater flexibility in the provision of housing for people exiting 
homelessness, particularly for parents whose children are in care. Novas operate two dedicated female 
homeless services in Dublin and many of the women who live there are mothers. The biggest motivating 
factor for them to exit homelessness is reuniting with their children. However, this is hugely difficult. Any 
parent whose children are not in their care, are not entitled to include their children in their housing 
application. Therefore, they are only entitled to a one-bed unit of accommodation. This accommodation is 
not sufficient for children to live in, therefore social work will not recommend over-night access or 
reunification and these mothers lose hope of ever being the primary care-givers of their children again. It is 
devastating for mothers and something we experience repededly with the women we work with.

Novas advocate that more discretion needs to be given to the provision of social housing for parents leaving 
homelessness who seek access to their children. 
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Women: On the issue of women, there is a notable lack of safe housing for women who are vulnerable due 
to gender violence, sex work, etc., who have poor life skills or are unable to manage due to their addiction.
As a sample, last year we looked at five women who lived in the Abigail Centre (STA), who subsequently lost 
their renancies and returned to homeless accommodation. All of the women were in either (mixed gender) 
LTA or in housing first. They all returned within two years. The mixed gender approach of these housing 
solutions did not help them maintain their tenancies. One solution is an all-women LTA. It has been our 
experience that the all-female short term accommodations are considered safer but the question then is if a 
long term staffed environment can’t house vulnerable women where can they go then? They are stuck in 
emergency accommodation. 

Hidden Homelessness: It would be helpful to extend the definition of homelessness and how we enumerate 
homeless people in Ireland. With rough sleepers, sofa surfers, people involuntary sharing and in 
overcrowded accommodation not being counted in official figures, it creates difficultly when developing 
strategic responses to the issue, when the full extent of homelessness is not clear. Recent EU research 
highlighted that in Ireland, women are disproportionately hidden homeless and thus not counted. It found 
that women tended to use formal homeless services as a last resort. It is therefore difficult to develop 
strategic responses to this group, when the true scale of the issue is unknown.   (Bretherton J., and Mayock 
P., Women’s Homelessness European Evidence Review, p. 5, 6 & 8, FEANTSA, March 2021).

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

It would be very helpful if all local authorities had a strategic forum that included all Approved Housing 
Bodies, with a focus on the housing need in particular areas. ABH’s could then develop their strategic plans 
based on the needs within the particular areas they work. A partnership approach between local authorities 
and Approved Housing Bodies would yield more focused outcomes. In Kerry, before the pandemic, the 
council there had developed such a forum. Unfortunately, due to Covid-19, it was paused and never had the 
opportunity to get off the ground.
Such a forum would help to develop complimentary strategic objectives of AHB’s and local authorities. It 
would also help to identify the strengths of particular AHB’s, with larger bodies able to develop housing on 
scale and the smaller bodies with niche expertise able to sub-lease and provide support in larger 
developments for the elderly, people with disabilities, housing first tenants etc. A more collaborative 
approach would enhance the delivery of social housing for all social housing applicants, including those with 
specific needs. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

1. Right to Housing: Everyone should have a Right to Housing, and Novas welcomes the commitment in the 
programme for government to hold a referendum. The new strategy, Housing for All, should set out a clear 
pathway to agree the wording for the amendment and the timing for the referendum.

2. Construction and acquisition of one and two bed units is essential. Greater urgency in housing single 
people on social housing waiting lists, is required, particualrly those who are homeless and spend long 
periods of time in homeless accommodation because of the lack of move on accommodation. Greater use of 
programmes like the Repair and Lease scheme to do this. Look at Waterford as a successful example of this.
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3. Prevention is key. More resources on prevention for both single individuals and families. Very often people 
cannot access services until they are homeless. More needs to be done in the period leading to 
homelessness. It is more cost efficient and has much better outcomes for people at risk of homelessness.

4.With regards to the ageing population, a more strategic approach is required.  A good example of this is 
our development in Finglas, where DCC supported the build of adequate sized one-bed units for older 
people (which are being built on in-fill sites in existing estates by Novas), who in turn will surrender their 
larger council properties back to the local authority, preventing under occupancy and ensuring best use of 
stock.  This is a good model and would be great if it was a nationwide approach in all local authorities. 

5. Reduce reliance on private rented market, ensure greater security of tenure for households in this sector 
and ensure greater affordability on scale. In the meantime, review Homeless HAP in cities outside of Dublin, 
i.e. 50% uplift on HAP limits. The current 20% uplift limit is not sufficient, epsecially for one-bed units. 
Looking at DAFT today, there are no one of two bed units within the HAP limits or within the uplift limits in 
Limerick.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Dual diagnosis support is essential for people who experience homelessness. As a provider of low threshold 
services throughout the country, we work with many homeless people with complex and enduring mental 
health and addiction needs. It is extremely difficult for such individuals to access mainstream acute or 
community services and they often get bounced between services for long periods of time, compounding 
their complex needs, their trauma and their sense of rejection. Dr. Sharon Lambert, an expert in trauma 
among homeless people noted earlier this year that homeless individuals struggle to access the services 
they need, and report that when attending mental health services, they are rejected due to a substance 
dependence issue and redirected to addiction services. At times, these people are also rejected from 
addiction services as their mental health needs are too complex for those services and directed back to 
mental health services and this ‘becomes the cycle of rejection and many people die as a result of the 
inability to seek help.’ Dual diagnosis support is essential in the recovery of homeless people. It is 
particularly absent in PEA services, of which there is a significant number.  

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.
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Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 3b8749bb-e073-4829-80b2-f47d6469f1ae
Date: 04/05/2021 15:58:19

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Threshold Ireland

2. Briefly describe your organisation?
300 character(s) maximum

Threshold, a national housing charity founded in 1978, provides frontline advice and support services to 
people with housing problems in addition to Advocacy and policy work at a national level and is a registered 
Approved Housing Body. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Threshold proposes 
1.        A referendum to insert a standalone right to housing into the Irish constitution. Access to adequate 
housing is a precondition for the enjoyment of other human and socio economic rights, including the rights to 
work, health, privacy and education. 
2.        A twenty-year Housing Strategy to stretch beyond the lifetime of any one Government, to deal with 
the cyclical nature of housing provision in Ireland driven by cycles for boom and bust. This will require the 
establishment of a Commission on the Future of Housing in Ireland, to consist of elected representatives and 
members of civil society. 
3.        The promotion and support of long-term leases to improve security of tenure for tenants and the 
viability of the private rental market, through an intelligent use of the taxation system.
4.        Proposes a new approach to dealing with rent arrears with the aim of sustaining tenancies, resolving 
arrears and preventing homelessness. See additional documents. 
5.        Ring-fencing 20% of the homeless budget for homeless prevention, with an emphasis on funding 
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services that prevent homelessness occurring in the first instance.
6.        The establishment of a Tenancy Sustainment Protocol for the Housing Assistance Payment (HAP). 
As HAP has replaced Rent Supplement as a long-term housing support, and rents remain high, there is a 
need for a Tenancy Sustainment Protocol for HAP. See additional documents.
7.        A reform of HAP if so it continues to meet the needs of low-income households in the PRS. See 
additional documents. 
8.        An NCT style system of certification to ensure minimum standards are met in the private rented 
sector. 
Threshold advocates for 
9.        The establishment of a dwelling specific public rent register. People in need of a home do not have 
the information necessary to ensure the RPZ rules are being adhered to. 
10.        The legal definition of ‘landlord’ to be changed to explicitly include both lending institutions and 
receivers so that the rights established under landlord and tenant law cannot be undermined or ignored as is 
currently the case.
Threshold calls for 
11.        A review of the category of licensee with the view to abolishing the category of licenses in domestic 
and non-domestic contexts and whether they should be replaced with circumscribed tenancy rights such as 
recourse to the RTB. 
12.        Targeted schemes to improve energy efficiency in the private rental sector. 
13.        A National Housing Strategy for single people is necessary. Single persons without dependants 
constitute 52% of the housing waiting list and are less likely to be purchase their own home. 
14.        An increase the stock of housing owned by the Local Authorities and Approved Housing Bodies, 
which according to Threshold’s analysis, should equal 25% of total housing stock by 2040. 
Threshold supports
15.        A system of indexing rent increases to the Consumer Price Index when the Rent Pressure Zone 
legislation falls at the end of 2021. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Threshold is concerned over the number of small-scale individual landlords leaving the sector, particularly on 
the grounds of sale. Landlords who own between one and three properties provide almost 70% of all rental 
tenancies.  These landlords provide a valuable resource and efforts should be made to retain these 
properties within the sector. 

A rebalancing of the taxation system may go some way to retaining individual small-scale landlords in the 
rental sector. There is inconsistency in the way rental income is taxed. Currently an individual landlord’s 
income from rent is taxed at the standard PAYE rates, with some limited tax-deductible allowances. USC 
and PRSI are payable on the rental income. Landlords with registered companies pay between 25% and 
40% in corporation tax, but no USC or PSRI. Real Estate Investment Trusts are exempt from corporation 
tax. Where a homeowner rents a room in their own home they can claim rent-a-room relief earning up to 
€14,000 without paying tax.
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5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

The most viable and long-lasting mechanism to stabilising Ireland’s housing sector and ensuring housing is 
available for all sectors of society is through the increased role of and investment by the State in building 
housing, as committed to in the Programme for Government. This means increasing the stock of housing 
owned by the Local Authorities and Approved Housing Bodies, which according to Threshold’s analysis, 
should equal 25% of total housing stock by 2040. While the Programme for Government commits to building 
50,000 homes over the next five years, Threshold is asking the Government to set the more ambitious target 
of 75,000 homes over five years, to work toward a more substantial share of housing stock by 2040.
It is essential that the homes meet the need of those with a hosing need. This will require a greater number 
of one and two bed homes, homes that are accessible, built in sustainable communities with rents that are 
affordable through one’s lifetime. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

1.        Threshold proposes the removal of ‘no fault’ evictions from the Residential Tenancies Act, the 
restriction of tenancy termination on grounds of sale and the creation of indefinite tenancies. The home is a 
refuge and must be protected regardless of tenure. In comparison to the homes of owner occupiers and 
social housing tenants, the homes of private renters are treated as commodities. The grounds for eviction 
contained in legislation governing the sector undermines every protection offered to private renters, as 
demonstrated in the report Threshold launched in 2020, entitled “Security and Agency in the Irish Private 
Rental Sector” (See supporting documentation) 
2.        Threshold welcomes the Government’s commitment to the establishment of a Deposit Protection 
Scheme in the Programme for Government.  Threshold has advocated for this scheme for over ten years. 
Threshold proposes the establishment of a “custodial” model as proposed in the “Assessment of Feasibility 
of a Tenancy Deposit Protection Scheme in Ireland”. It is not necessary for the Residential Tenancies Board 
(RTB) to operate the scheme. The RTB or the Department could put the scheme out to tender.   There are a 
number of experienced providers delivering such schemes in Northern Ireland, England and Scotland. Some 
are delivered on a not for profit basis and others are for profit. Moving the scheme forward will require a 
revision of the enacted legislation, as it is cumbersome and unwieldly. 

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file
0ec9ecec-9ce7-4c96-855b-ef0263883830/Thresholds_Submission_Housing_for_All_2021.docx
1bcba25e-d91c-46aa-a5f2-f305254d79f4/Threshold_Reference_Documents.docx
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What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Introduction 

 

Focus Ireland welcomes the opportunity to contribute to the drafting of the ‘Housing For All’ housing 

and homeless strategy.  

Focus Ireland is one of the largest housing and homeless charities in Ireland, with a distinct 

philosophy and service approach. We believe that homelessness is wrong – both in the sense of 

being morally wrong, but also in the sense that it is a failure of public policies. Failures of public 

policy can be learned from and corrected. With the right mix of public policies and service practice 

homelessness can, over time, be ended.  

We believe that while we must, of course, respond to the immediate humanitarian needs of people 

who are homeless, we must apply most of our resources and energy to supporting people out of 

homelessness and preventing them from becoming homeless in the first place. While people are 

homeless, services should not aim to ‘manage’ their homelessness but to safeguard them and 

minimise the harm that the experience of homelessness can cause, at the same time working to 

bring their homelessness to an end. 

We are committed not only to delivering the most effective services we can, but to constant 

evaluation of what we do. We are committed to sharing with and learning from everyone else 

involved in achieving the same goals. 

Every person who experiences homelessness is different and has different needs. But over 30 years 

of experience have taught us that these needs can be understood within three broad groups:  

- the needs of adults who are homeless alone or with another adult; 

- the needs of families, where adults experience homeless along with their children and 

children experience the trauma of homelessness; and  

- the needs of young adults who experience homelessness while they are still emerging into 

independent adulthood.  

The submission is divided into each three sections, each dealing with one of these demographic 

groups. The section on family homelessness is drawn from a Focus Ireland campaign which pre-dates 

the announcement of the drafting of ‘Housing For All’ and is part of a public awareness campaign to 

run from May 2021, designed to addresses a substantial gap in policy and strategic thinking. The 

sections on family homelessness and adult-only households have the same structure built around 

five ‘workstreams’. The section on Youth Homelessness was initially prepared in response to a 

request from the High-Level Task Force and as a result takes a slightly different format.  

There are several important commitments in the Programme for Government in relation to housing 

and homelessness which Focus Ireland has already welcomed and are worth mentioning further 

here.  

Firstly, the chapter title ‘Housing for All’, which is now the title of the new strategy, sets a welcome 

note of ambition and vision. We believe that this ambition would be appropriately reflected in a 

commitment to end homelessness, not as a rhetorical statement but as an organising principal 

driving every aspect of the strategy. We recognise that this cannot easily be achieved and we set out 

in the submission a process through which we believe this can be a realistic, longer-term national 

objective. 
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Closely linked to these ideas of ‘Housing for All’ and ‘Ending Homelessness’ is the idea that access to 

housing is a human right. Focus Ireland has been an advocate of a constitutional recognition of the 

‘Right to Housing’ for many years and is an active member of ‘Home for Good’, the umbrella 

organisation dedicated to establishing this right in the Constitution. We welcome the Government 

commitment to hold a referendum on this issue. If such a referendum is to be successful, the 

Government must demonstrate its commitment to the concept of housing as a right in the ‘Homes 

for All’ strategy and the approaches it sets out. For instance, while passing a Constitutional 

referendum is a complex challenge, it would be a relatively straightforward contribution to public 

understanding of this issue to review homeless legislation so that it is underpinned by a right-based 

(rather than discretionary) approach. This would help the Government to begin to set out what 

housing/homeless policy would look like after the passing of such a referendum, an essential step in 

calming the groundless anxieties that can undermine constitutional proposals.  

A third key idea in the Programme for Government is the proposal for a ‘Commission on Housing’ 

which would aim to establish a broad consensus on the provision of a sustained housing supply over 

a 20-30 year horizon. Focus Ireland is among the original promoters of the idea and strongly 

welcomes its adoption by the Government. While ‘Housing for All’ will work to a shorter timeframe, 

it would be valuable if it were to set the context in which the Commission will be established and 

how it will do its work.  

We want to draw attention to one further priority which silently underpins the rest of this 

submission but is crucial if ‘Housing For All’ is to succeed. It is essential to set out a stable and long-

term funding model for the homeless sector, in which the different responsibilities of the Local 

Authorities and the HSE are clear, co-ordinated and adequately funded. The funding model should 

recognise the skills and qualifications required to staff effective homeless services. This means 

ensuring that systems are in place to fund appropriate remuneration, pension arrangements and 

continued professional development for the skilled and experience staff which are essential to 

respond to the complex needs of many people who are homeless. Where competitive tendering is to 

be used to contract out services, a model which does not undermine collaboration in the sector or 

reward below-cost bidding but does promote high standards and effectiveness should be adopted. 

Finally, we would like to draw your attention to the broad coalition of the leading homeless 

organisations which have commissioned a study by a panel of international experts to look at the 

positive lessons that can be drawn from the homeless pillar of Rebuilding Ireland, drawing on recent 

international experience of strategies to tackle homelessness.  The international experts will be 

available to brief officials involved in the drafting of 'Housing For All' about emerging findings from 

this important study in June 2021. The completed study will be published later in 2021 and will be 

available to assist the Department and other stakeholders in the implementation and roll out of 

homelessness dimension of 'Housing For All.' 
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Section One: Proposals for a Family 
Homelessness Strategy 

The following comprises a proposal for a Family Homelessness Strategy. Focus Ireland has long 

argued that there is a need for a dedicated pillar/strand/chapter of strategy to respond to the 

specific dynamics and complexities of family homelessness. We believe it is essential to include in 

the Housing for All strategy a specific strand dedicated to ending family homelessness and 

preventing its recurrence in future. 

Introduction 
Family homelessness is a complex and persistent problem. Solving it will require not only a range of 

actions but the co-ordination of these actions across Departments, Agencies, local authorities, and 

NGOs. The range of agencies that must work together in respond to family homelessness is distinct 

from and even wider than that required for other forms of homelessness.  The out-going 

Government strategy – Rebuilding Ireland – has little to say specifically on family homelessness and 

Focus Ireland has consistently argued for a dedicated strategy, or dedicated strand of a larger 

strategy, appropriate to the specific features of family homelessness. The Programme for 

Government makes a number of important and valuable commitments in relation to housing and 

homelessness, but there is no specific reference to family homelessness.  

The purpose of this document is to make a case for the forthcoming ‘Housing for All’ strategy to 

include a dedicated strand addressing the specific challenges presented by family homelessness. It 

also seeks to contribute by setting out the key issues that must be addressed and suggesting some of 

the solutions that are already known to work. 

The document is set out as follows: 

• Quick overview of the development and patterns of family homelessness 

• Proposals for a framework  

• Workstream 1: Prevention of family homelessness 

• Workstream 2: Ensuring rapid exits from homelessness to secure housing. 

• Workstream 3: Reducing the harm done by a period of homelessness. 

• Workstream 4: Housing Supply 

• Workstream 5: Evidence and evaluation 
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Focus Ireland and Family Homelessness 
Focus Ireland is one of the leading housing and homeless organisations in Ireland. Until around 2014, 

family homelessness represented a relatively small part of Ireland’s homelessness problem but, over 

the 35 years of its existence, Focus Ireland has been the lead organisation working with those 

families experiencing it. During the previous peak of family homelessness in Dublin (1998-2001), 

Focus Ireland developed a model of support for homeless families in B&Bs and published research 

on the extent of family homelessness and its impact on mental health1.  

By 2011, there were 240 families homeless in Dublin, some in emergency accommodation since the 

1990’s crisis, many with complex social problems. Focus Ireland, in collaboration with the, then, 

Department of Environment and the Homeless Agency, launched Ireland’s first ‘Social Impact Bond’ 

to support these families out of homelessness. Together we piloted – and proved the effectiveness 

of – a model of case management involving a multi-disciplinary team with designated child support 

workers, accommodation finders and settlement support. By the time the recent crisis started to 

emerge in 2014, all but five of these 240 families with complex needs had been supported out of 

homelessness, with very few returning to homelessness. The lessons of this project remain relevant 

to the challenges that confront us now. 

As the current housing crisis developed, a new stream of families was forced into homelessness and, 

according to the OECD, ‘homelessness among families with children almost quadrupled … between 

2014 and 2018’2 This has resulted in a rapid and unprecedented shift in the nature of homelessness 

in Ireland, with thousands of children experiencing the loss of home and the devastating effect that 

can right through their lives.  

Focus Ireland has worked with thousands of families throughout this time. Focus Ireland was 

designated as the Families Homeless Action Team (FHAT) by Dublin Region Homeless Executive from 

the start of the crisis. We have also worked with families that are homeless through our Coffee Shop, 

our services in Waterford, Sligo, Cork and Limerick, and, more recently, our Family Centre project. 

Our family homelessness prevention unit, funded by Bord Gais Energy, has helped keep hundreds of 

families from ever experiencing homelessness. 

Through our front-line work and our research on family homelessness, we know that families have 

an experience of homelessness which is distinct from that of single people: their pathways into 

homelessness differ, as do their needs when living in emergency accommodation and the supports 

needed to exit homelessness. Children residing in emergency accommodation with their families can 

find their nutrition, education and social development adversely affected. This can have life-long 

consequences. While Rebuilding Ireland recognised that, because of these differences, homeless 

families need a distinct set of policy responses, the reality to date is that no such set of policies has 

been put in place.  

Background to Family Homelessness: 2014-2019 
Until 2014, family homelessness was a relatively rare experience in Ireland and our homeless 

legislation, policies and services, shaped by thinking and experiences from the 1980s, were 

structured around and mobilised to respond to the quite different needs of single adults. The 

1 Moore, 1994. B&B in Focus: The Use of Bed and Breakfast Accommodation for Homeless Adults in Dublin. 
https://bit.ly/2WC6Gbw 
2 OECD, 2020. Is the housing market an obstacle to inclusive growth? For whom? https://www.oecd-
ilibrary.org/sites/b750f680-en/index.html?itemId=/content/component/b750f680-en#section-d1e3143 
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presence of children within a family unit creates distinct needs and challenges which are not met by 

the longstanding, traditional response to single person’s homelessness.  

Article 41 of the Irish Constitution recognises the family as the natural primary and fundamental unit 

of Society and guarantees to protect the Family as indispensable to the welfare of the Nation and 

the State. Likewise, Article 42A, added to the Constitution in 2015, affirms that children have the 

right for their best interests to be of paramount consideration where the State seeks to intervene to 

protect their safety and welfare. Neither of these Constitutional provisions is reflected in the 

legislative framework for responding to homelessness.  

At the time of the drafting of Rebuilding Ireland, the scale of the family homelessness crisis was still 

only emerging and the ultimate scale of the problem was not yet widely foreseen. The specific 

references to family homelessness in Rebuilding Ireland were therefore limited and concentrated on 

attempting to prevent situations of children rough-sleeping or spending prolonged periods of time in 

cramped hotel rooms with their families3. The number of families becoming homeless in the 

following years far exceeded any expectations or preparations, and local authorities and homeless 

organisations, particularly in Dublin, were involved in a nightly struggle to ensure that families were 

provided with any shelter at all. During this period, families were regularly ferried by taxi late at 

night to hotels many miles from Dublin, and there were a number of verified reports of families 

having to sleep in cars or in Garda stations.  

Under this pressure, local authorities constructed from virtually nothing a very substantial 

emergency homeless service for families. Rebuilding Ireland’s commitment to end the use of hotels 

for emergency accommodation eventually led to the establishment of a new form of designated 

emergency accommodation for families - Family Hubs. The limitations of these facilities have been 

well-documented by the Children’s Ombudsman4.  Focus Ireland has been consistently critical of the 

extent to which policy during this period prioritised commissioning ever greater amounts of 

emergency accommodation rather than prevention, case management or maximising exits, but also 

recognise the scale of the challenge being faced and the innovation and commitment from local 

authority staff that went into delivering the emergency response. As the family homeless figures 

appear to be settling at a very high level, the Family Hubs, and other innovations by other local 

authorities5, have resulted in a substantial stock of emergency beds for families broadly in a position 

to provide emergency accommodation for all unprecedented number of families presenting. 

If increasing the supply of emergency accommodation was one policy emphasis during this phase of 

the crisis, securing dwellings in the private rental sector was the second. Recognising that a new 

impetus in building social housing would take several years to start delivering new homes in any 

quantity, the State utilised a system of rent subsidies (largely the Housing Assistance Payment), so 

that families which were eligible for social housing could be accommodated by private landlords. The 

largely unforeseen scale of families becoming homeless, combined with difficulties in getting the 

3 For more discussion of commitments in Rebuilding Ireland related to family homelessness see: Siersbaek & 
Loftus, 2020. Supporting the mental health of children in families that are homeless: a trauma informed 
approach. https://www.focusireland.ie/wp-content/uploads/2021/02/Focus-Ireland-therapeutics-FINAL 01-
12-2020-1.pdf 
4 Ombudsman for Children’s Office, 2019. No Place Like Home: Children’s views and experiences of living in 
Family Hubs. https://www.oco.ie/app/uploads/2019/04/No-Place-Like-Home.pdf 
5 For discussion of other approaches to providing emergency accommodation for families see: Neil Haran and 
Seán Ó Siochrú (2020) Exploring Own-Door Models of Emergency Accommodation for Homeless Families in 
Ireland. https://bit.ly/34vX2LI 
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social housing building programme moving again, resulted in a continued and heavy reliance on HAP, 

both to prevent families becoming homeless and to assist them to exit homelessness. 

As family homelessness began to emerge as an urgent issue, Focus Ireland started to research the 

causes and pathways into family homelessness.6 This research established that the typical pathway 

for families presenting as homeless is via eviction from the private rental market. This research was 

subsequently confirmed by reports published by the Dublin Region Homeless Executive7. While at 

the start of the crisis, rent arrears was a major cause of evictions, from around 2017 onwards the 

most common grounds relied on by landlords when issuing a notice of termination was ‘eviction to 

sell’. This can be explained by the buoyant housing market, with house prices rising, and a glut of 

buy-to-let landlords who had been renting while they waited to sell their properties. Many such 

properties were in negative equity – there were over 9,000 buy-to-let mortgages in arrears in 2014 

with 22% of all buy-to-let mortgages in arrears of over 90 days8.  

New family formation and inward migration of families over the past decade or so has contributed 

to a rising need for housing, coinciding with an undersupply of new builds and an alarming gap 

between wages, borrowing power, and the price of buying a home. Families caught in this situation 

who opted to rent were then exposed to rising rents and an extremely limited supply. With no 

protection from evictions-to-sell, families had no choice but to sofa surf, or present as homeless and 

seek emergency accommodation.  

There was a third strand of responses during this period which looked at prevention of family 

homelessness, with services by Threshold, DRHE and Focus Ireland. This approach also involved a 

series of significant increases in tenant security legislation, which nonetheless did not close off the 

‘evict to sell’ provision. Investment in this prevention strand was tiny in comparison with the growth 

in expenditure on new emergency accommodation9. 

The welcome decline in family homelessness since the start of the Covid-19 crisis can be partially 

attributed to restrictions in evictions from the private rental sector during periods of high-level lock-

down. A further complicating factor is the changes in presentation of data, so that an unknown 

number of homeless families in ‘own-door’ emergency accommodation is not included in the 

reported homeless figures. 

 

A strategic structure to the response to Family Homelessness  
In brief, the approach to family homeless can be described as follows:  

We should do everything in our power to prevent families losing the homes they currently live in; 

where this is not possible we should do everything possible to slow down their eviction and use the 

time to  give them every support possible to find a new home before they are evicted; if they are 

6 Long et al., 2019. Family Homelessness in Dublin: Causes, Housing Histories, and Finding a Home. 
http://bit.ly/31Ouolg 
7 While the DRHE report finds a higher level of homelessness arising from ‘family breakdown’ the researchers 
acknowledge that this results from their methodology only looking at ‘most recent’ accommodation rather 
than ‘most recent stable accommodation’ as in the Focus Ireland research, so that the significant number of 
families that find temporary accommodation with family and friends after being evicted from private tenancies 
as misallocated as homeless due to ‘family breakdown.’  
8 Central Bank (2021) Residential Mortgage Arrears & Repossessions Statistics: Q2 2020 https://bit.ly/3eTlhb4 
9 O’Sullivan & Musafiri, 2020. Focus on Homelessness: Public Expenditure on Services for Households 
Experiencing Homelessness. https://bit.ly/2WpMlGE 

431



evicted we should do everything in our power to minimise the trauma of homelessness and to 

support them into new homes as quickly as possible; if we are not able to support them into new 

homes immediately, we must do everything in our power to ensure that the experience of 

homelessness does not cause harm to the children, the parents or the good functioning of the family. 

Policy objectives need to be shaped by a commitment to ‘end family homelessness’ or more 

accurately back it down to a level where it is rare and brief – a situation internationally referred to as 

‘functional zero’.  

We recognise the reluctance of policymakers and Governments to set strict commitments or 

deadlines in circumstances where unforeseeable event result in them not being met, leading to 

public criticism. However, failing to set a goal results in families with significant social issues being 

‘managed in homelessness’ rather than supported to leave it. In the 2000s, Ireland was one of the 

first states to set the objective of ending homelessness, and a target of 2010 to end long-term 

homelessness and ‘the need to sleep rough’. Although the goals were not reached because of the 

global crash, they had a significant positive impact: in 2008, we had achieved our lowest modern 

level of homelessness – a quarter of what it is today. 

Covid-19 has created additional challenges for the new Government, but crises can also offer 

opportunities. Tackling the housing and homeless crisis must remain a top priority. We know from 

our experience of the pandemic that health and housing are inextricably linked. Public health 

depends on housing and continuing to tackle the coronavirus goes hand in hand with ending our 

housing crisis. 

Experience from previous strategic approaches indicates the importance of strong governance 

structures, including: 

• Clear and regular reporting on progress to Cabinet or a Cabinet Sub-Committee. 

• Implementation led by the Department of Housing, Local Government and Heritage, with  

• Engagement at senior level with all relevant Departments and Agencies – including the 

Department of Education; Department of Children, Equality, Disability, Integration and 

Youth; Department of Health, Department of Social Protection, the Health Service Executive 

(HSE) and Tusla  

• Structured engagement at senior level with relevant NGOs working to end family 

homelessness. 

• Local and regional engagement through Regional Homelessness Fora and regional plans. 

• Mechanisms to ensure the voices of parents and children who are homeless are heard.  

Workstream 1: Closing off the path into homelessness: Prevention.  
A new approach to homelessness should shift policy and resources to measures which will reduce 

the number of families entering homelessness in the first place. 

While there are many pathways into homelessness, for the current families in emergency 

accommodation in Ireland, many report losing their homes as a result of economic and structural 

factors.  

It is also worth noting that, while there continues to be a very high number of residential mortgages 

in long-term arrears, and a growing number of house repossessions, to date very few former 

homeowners have entered homeless services for families. This is a result of the policy responses in 

place, and a large number of households remain with high levels of very long-term mortgage arrears. 
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Ensuring that these situations are resolved without resulting in homelessness continues to be an 

important consideration which should be addressed in the strategy. The evidence suggests that it is 

evictions from private rental accommodation which has, to date, fuelled the family homelessness 

crisis. While the number of non-performing buy-to-let mortgages is significantly down from the 2014 

high, over 6,000 BTL mortgages are in arrears by over 5 years. Furthermore, non-bank entities 

currently hold just over a quarter of all BTL mortgages but almost 80% of those in arrears for more 

than 2 years10. For the last number of years these BTL mortgage debts have been managed as a 

banking issue with no consideration of the social impact of BTL mortgage holders selling up and 

evicting their tenants. Any credible effort to prevent family homelessness must include measures to 

manage the exit of these landlords from the market without their tenants becoming homeless. 

Alongside these economic and structural causes, families cite overcrowding as the reason they lost 

their homes. Other families continue to become homeless due to social factors such as domestic 

violence or family breakdown.11 Of the families currently experiencing homelessness, approximately 

65% are lone parent families, and the majority of these lone parents are single mothers. There is a 

complex pattern of ways in which means-tests and other assessments work to erode housing 

security for separated couples, so contributing to housing insecurity and homelessness; for instance, 

the narrow definition of ‘first time buyers’ in some scheme, means-testing of child support 

payments. 

All effective strategies to tackle homelessness need to be built on the foundation of strong 

programmes to prevent people from becoming homeless by keeping them in their existing home or 

to rapidly re-house them where that is not possible. There are five key measures which would 

underpin such an approach.  

Protecting tenant security in sales of buy-to-let properties. 
We know that the majority of homeless families had their last stable home in the private rented 

sector.12 The largest single cause of families becoming homeless over the last few years has been 

landlords leaving the market, usually by selling the property and evicting the tenants in advance to 

maximise the sale price. 

Various measures have been taken to resolve this, including:  

- Longer notice periods for tenants 

- Increase verification of landlord intention. 

- A restriction on the right of institutional landlords to sell 10 or more properties with vacant 

possession.  

Proposals from a variety of organisations, including Focus Ireland, for tax reliefs to reduce the 

perceived incentive for landlords to sell with vacant possession have not been implemented.  

A variety of proposals, including well researched proposal from Focus Ireland, with the objective of 

making it illegal for landlords to evict-to-sell have been rejected on the assertion that they are 

10   Central Bank (2021) Residential Mortgage Arrears & Repossessions Statistics: Q2 2020 
https://bit.ly/3eTlhb4 
11 Lambert et al., 2018. Young Families in the Homeless Crisis: Challenges and Solutions. 
https://www.focusireland.ie/wp-content/uploads/2018/12/Lambert-et-al-2018-Young-Families-in-the-
Homeless-Crisis-Full-Report-1.pdf 
12 Long et al., 2019. Family Homelessness in Dublin: Causes, Housing Histories, and Finding a Home. 
http://bit.ly/31Ouolg 
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unconstitutional. This interpretation of the Constitution remains strongly contested by constitutional 

experts. 

At the same time, the effectiveness of such a ban has been well demonstrated by the impact of the 

Covid-19 protections — only 14 families entered homelessness in the Dublin region in April 2020, 

down from 94 in January 202013. When the eviction ban was eased at the end of 2020 as lockdown 

restrictions were lifted, this number started to rise again.  

While there is no shortage of people ready to give their views on the reasons why small landlords 

are leaving the market in such numbers, there is no reliable published evidence on this. Clearly the 

high level of unperforming BTL loans and the policies of Government and the Central Bank in relation 

to such loans are a significant factor. It seems likely that this trend will continue for some time. 

Given the well-rehearsed positions on the viability or otherwise of existing proposals to close off this 

route into homelessness, this is not the place to make a case for any particular measure.  

However, it is certain that any new approach to family homelessness must identify effective 

measures to reduce the inflow of families into homelessness through evict-to-sell if it is to have any 

chance of succeeding. 

Rapid rehousing  
While prevention services are more effective the earlier the intervention occurs, there will always be 

a role for preventative action at the time of crisis.  

Ireland’s research into family homelessness shows that seven out of every ten families becoming 

homeless rented their last stable home from a private landlord and this has remained remarkably 

consistent since our first study in 2015.14 Families often spend a period of time couch surfing or 

moving between family members in an effort to avoid entering homeless accommodation. Engaging 

with families at this stage is hugely important to increase their chances of finding an alternative 

home in time to avoid having to enter emergency accommodation.  

Dublin Region Homeless Executive (DRHE) reports significant success in this area with a scheme 

which allows households with a valid Notice of Termination to avail of the Homeless HAP scheme, 

which provides for a higher level of rent than mainstream HAP. However, despite the apparent 

success of this scheme it has never been evaluated and it has not been rolled out to other local 

authority areas. Awareness of the scheme is limited and there is no evidence that the decision to 

provide the higher subsidy 4 weeks before eviction is the optimum timescale.  

The successful DRHE scheme should be independently evaluated with a view to optimising its 

effectiveness and applying it to other areas, if appropriate.  

The needs of some families go beyond the capacity to pay a higher level of rent, and where 

appropriate families should have access to case management support prior to losing their home, to 

facilitate rapid rehousing.  

Families must be encouraged to present to their local authority as soon as they become concerned 

about their tenancy. They should then be linked into preventative services in the area. Despite 

13 https://www.focusireland.ie/resource-hub/latest-figures-homelessness-ireland/ 
14 Long et al., 2019. Family Homelessness in Dublin: Causes, Housing Histories, and Finding a Home. P7. 
https://www.focusireland.ie/wp-content/uploads/2019/06/Long-et-al-2019-Insights-Vol-2-No-1-Family-
Homelessness-in-Dublin-%E2%80%93-Full-Report.pdf  
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assurances by policy makers to the contrary, families still report that the policy that families must 

already be homeless before they can access services persists in some areas.  

Targeted Information campaigns on Advice and Information. 
For many households, access to decent quality advice and information prevents homelessness. The 

successful Threshold ‘Tenancy Protection Service’ is the lead service in this regard. Focus Ireland has 

always provided similar A&I services, including a dedicated family homelessness prevention unit 

funded by Bord Gas Energy and services funded by local authorities across the country. 

However, despite the accessibility of these services, there is robust evidence that significant 

numbers of families do not seek advice prior to presenting as homeless on eviction.15 Responding to 

this should include greater investment in general advertising of such services, but insufficient 

attention has been given to targeted information campaigns. 

In 2016, Focus Ireland ran a targeted prevention campaign in Dublin 15 after research indicated that 

families in the high-rental area were at risk.16 With the support of the local social protection office, 

we directly targeted families who were in receipt of rent supplement. We successfully reached 

families at risk of homelessness. 75% of those who contacted us had not contacted State-supported 

prevention schemes prior to this. These schemes generally consist of advertisement campaigns. 

During our D15 pilot campaign, we supplemented the targeted letter with advertisements in high-

traffic locations. However, the vast majority of households contacted the service on foot of the letter 

directly sent to them. We believe that this model of targeted advertising to areas and groups (such 

as lone parents) with higher levels of vulnerable families should be replicated in other areas.  

Mediation 
Focus Ireland has proposed a pilot mediation scheme which would support families to return to 

wider family accommodation where appropriate.17 This pilot would allow families to avoid the 

dislocation and trauma associated with emergency accommodation, while permanent housing was 

being sought. In introducing the scheme, we advised that a number of supports/assurances would 

be vital: the family maintaining their place on the housing list, continued case management, and 

family mediation. The latter was deemed particularly important given that a number of these 

accommodation arrangements ended because of family breakdown.  

Focus Ireland currently operates a mediation service targeting young people experiencing or at risk 

of homelessness. While the service has shown positive results, the mediator, who is a trained 

professional with considerable experience, has highlighted the complexity of the cases presenting. 

Similar levels of complexity would undoubtedly exist among families experiencing homelessness. 

DRHE has reported successes for a programme to achieve similar goals, however, despite these 

reported successes the scheme has not been evaluated. Such programmes need to negotiate a 

difficult line between ‘gatekeeping’ and genuine support, and a strong case can be made for 

including forms of support to families which remain living in difficult circumstances as a result of 

15 In Focus Ireland research, 55% of homeless families had sought advice or assistance prior to becoming 
homeless. Long et al., 2019. Family Homelessness in Dublin: Causes, Housing Histories, and Finding a Home. 
http://bit.ly/2NqVMjD  
16 Focus Ireland, 2017. Results of a Pilot Project to prevent family homelessness in Dublin 15.  
http://bit.ly/FID15full 
17 Lambert et al., 2018. Young Families in the Homeless Crisis: Challenges and Solutions. 
https://www.focusireland.ie/wp-content/uploads/2018/12/Lambert-et-al-2018-Young-Families-in-the-
Homeless-Crisis-Full-Report-1.pdf 
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such interventions, rather than creating a strict rule that case management is only provided to 

families that enter the homeless system. 

The successful DRHE scheme should be independently evaluated with a view to optimising its 

effectiveness and applying it to other areas, if appropriate. 

Housing insecurity arising from relationship breakdown. 
A number of rules and regulation in relation to means-tests and housing assessments operate in a 

way which can undermine housing options and security for separated parents, most frequently 

women with custody of children. While none of these issues may result in immediate homelessness, 

in many cases they combine and over time to contribute to the extremely disproportionate number 

of single mothers in homeless accommodation.  

Issues include:  

• Difficulty in accessing housing support while retaining an interest in the family home. 

• Absence of short-term support for mortgage interest during periods of crisis (since the 

abolition of Mortgage Interest Supplement in 2014 

• Requirement for separated partner consent in cases of Mortgage Arrears Resolution 

• Definition of ‘First Time Buyer’ in access Help to Buy or Rebuilding Ireland loans 

• Contribution of separated partner to mortgage being treated as ‘maintenance’ for means-

testing 

• Treatment of ‘maintenance’ as means for Rent Supplement, whether paid or not. 

As part of ‘Housing For All’, the Government should convene an expert group, including policy staff 

from all relevant Departments and Agencies along with Lone Parent representatives, to review all 

schemes which unfairly increase housing insecurity for families in these circumstances. 

Broader prevention issues 
For single adults, a range of institutional systems feed into homelessness – special care, 

hospitalisation, prison, mental health institutions.18 With effective policies these can be closed off. 

However, the same systemic pattern of pathways into homelessness does not exist for most 

homeless families, thus limiting the scope for preventative action. 

However, two related systemic features of family homelessness stand out, where appropriate action 

could help systemically reduce the flow into homelessness: the two issues are poverty and the level 

of one-parent households that are homeless. 

The high level of private rents is a significant contributor to poverty in Ireland, and the transfer from 

Rent Supplement (where families were prohibited from paying a ‘top-up’ to landlords from their 

welfare payment) to HAP, where such payments are commonplace, has resulted in much higher 

levels of poverty and deprivation, with many families living on incomes well below the minimums set 

out in the Supplementary Welfare scheme. 

We welcome the Government’s introduction of limited restrictions on rent increase but believe that 

this will need to be carefully monitored to ensure it is having the intended consequences. Given that 

landlords in Rent Pressure Zones are permitted to increase their rent by 4%, we believe that rent 

supplement and HAP rates must be amended to reflect this and a streamlined mechanism must be 

18 Gaetz & Dej, 2017. A New Direction: A Framework for Homelessness Prevention. 
https://www.homelesshub.ca/ANewDirection 
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in place to ensure that tenants in receipt of housing support can receive this increase quickly, 

without falling into arrears and having their tenancies threatened. Despite the fact that rents are 

being routinely increased by 4% and cannot be legally increased beyond this, fear of ‘inflating rents’ 

is being presented, without evidence, as a reason for holding HAP levels at 2016 levels. In fulfilment 

of the commitment in the  e Programme for Government a  study of the extent of ‘top-ups’ and their 

impact on poverty and housing insecurity being  be commissioned to inform policy over the coming 

years. 

Workstream 2: Moving on from Homelessness. 
The number of families leaving homelessness has shown a welcome increase, particularly since the 

beginning of the Covid-19 crisis. As noted above, the tenancy protections introduced as part of the 

response to the Covid-19 pandemic significantly reduced the number of newly homeless families, 

but even prior to Covid-19, the number of families experiencing homelessness had reached a plateau 

of approximately 1,200 since February 2018.19  

Exits from homelessness are, broadly speaking, either to social housing or to private rental homes 

(with HAP support). Prior to Covid-19, exits from homelessness have largely been facilitated through 

the HAP and Homeless HAP, with 64% of all exits in 2019 occurring via the private rental market.20  

It is important to note that there is not a smooth pattern of passage through homelessness from 

entrance to exit - some families exit homelessness quickly, other families with certain characteristics 

are likely to become trapped for prolonged periods, with well-documented negative social effects. 

The number of families homeless for prolonged periods has risen over the period of the crisis. 

Despite the seriousness of this issue there is no published analysis of what factors lead families to 

become stuck in the system, however, Focus Ireland front-line experience suggests that issues such 

as family size, membership of the Traveller community, disabilities among the children or adults in a 

family can be factors, as well as behavioural, mental health and addiction issues.  

While the total number of families moving out of homelessness is important, it is also crucially 

important which families move out, with specific targeted measures to ensure that ‘difficult to place’ 

families are supported to move out of homelessness and are not left behind.  

Maximum duration of homelessness and ‘progressive engagement’. 
Allowing families to remain in emergency accommodation for prolonged periods of time is damaging 

and wrong. International research has shown that the longer families remain the in homelessness, 

the more the situation can impact on children. Aside from nutritional and educational impacts, this 

can also result in higher stress levels, anxiety and behavioural disorders. 

An effective strategy must include a reduction in the number of families who are homeless for 

prolonged periods as one of its key performance indicators.  

A maximum period of homelessness should be set, initially at two years, and then reduced by steps, 

with a long-term view of bringing family homelessness to a rate of ‘functional zero’ in which no 

family remains homeless for more than a couple of weeks. 

19 https://www.focusireland.ie/resource-hub/latest-figures-homelessness-ireland/?t=$2#Family  
20 Department of Housing, Planning and Local Government, 2020. Summary Analysis of Homelessness 
Quarterly Performance Reports - Quarter 4 2019. https://rebuildingireland.ie/wp-
content/uploads/2020/01/Homeless-Performance-Report-Q4-2019.pdf  
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There is a risk that a maximum period of homelessness could become a mechanism to blame or 

penalise families. Instead, the maximum period should be a mechanism for ‘progressive 

engagement’ through which resources and options for families incrementally increased as time 

passes21. The reasons for the lack of move-on should be highlighted and a plan to overcome these 

should be developed as a collaborative process between the case manager and the family. This 

would also allow services to evaluate whether specific child support services are now needed given 

the length of time children have been residing in emergency accommodation.  

These timeframes should be realistic and used as an objective measure of need, not as a political 

tool to criticise failings. Families which spend prolonged periods of time in emergency 

accommodation are often those with the most complex needs. Keeping visibility on this category 

and working towards a deadline for moving them out of emergency accommodation will ensure 

better outcomes for them.  

Policies to ensure that social housing is allocated to households that will 

otherwise remain homeless. 
Allocation of social housing remains one of the most significant and effective resources available for 

tackling family homelessness – however its application has been dogged by political and 

administrative disputes which have reduced its potential positive impact. 

The ministerial directive in January 2015 which assigned 50% of local authority allocations in Dublin 

and 30% elsewhere to the priority list resulted in a significant increase in the number of families 

exiting emergency accommodation and moving into social housing. This directive met resistance 

from politicians and senior local authority officials and was discontinued in Q1 2016 without any 

evidential basis.22 While the reduction in opportunities to move into social housing has been 

balanced in the short-term by increased access to private rented accommodation, the opportunity 

was lost to substantially increase the total number of families exiting homeless. 

While the initial directive was a relatively unsophisticated policy tool, it was successful in its 

objective of reducing family homelessness and could have been refined to target those most in need 

rather than abandoned.  

In Dublin City Council, the decision to ring-fence the ‘homeless priority’ of families already in the 

system means that this policy continues to play a key role in the high level of exits. This was 

particularly true during the early part of the pandemic when allocations to homeless households 

were fast tracked23. As the number of these ring-fenced ‘homeless priority’ families declines, exits 

from homelessness will depend to an even greater extent on HAP, unless a new form of 

prioritisation of the long-term homeless families and the ‘hard to place’ is agreed.  

Consensus across councillors and officials on a new, evidence-based approach to social housing 

prioritisation for long-term homeless families would be a crucial element of any new strategic 

response. 

21 Culhane et al., 2011. A prevention-centred approach to homelessness assistance: a paradigm shift? Housing 
Policy Debate, 21(2), pp.295-315. 
 https://www.tandfonline.com/doi/abs/10.1080/10511482.2010.536246 
22 Allen, Benjaminsen, O’Sullivan and Please, 2020. Ending Homelessness?: The Contrasting Experiences of 
Ireland, Denmark and Finland. Policy Press. P130. 
23 Homeless Figures and the Impact of COVID-19 - Focus Ireland Blog (October 2020) http://bit.ly/3pfAzdT 
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‘Housing First’ practice for Families with complex needs 
The benefits of the Housing First model for entrenched rough sleepers has been well-documented.  

A small proportion of homeless families have complex support needs and require a similar level of 

multi-disciplinary team support if they are to successfully sustain a tenancy and integrate into their 

neighbourhood. There are worrying indications that a new form of ‘staircase model’ is being 

developed for these difficult families, where a period in emergency accommodation is presented, 

without evidence, as having therapeutic value24. 

Focus Ireland proposes that a pilot Housing First for Families scheme be introduced in a bid to 

rapidly move families out of emergency accommodation, stabilise their situation, and then work 

towards resolving any complex needs which may have caused or contributed to their experience of 

homelessness.  

Housing First for Families will ensure that families have a home, not a hub, where they receive the 

supports they need to live independently. A pilot will allow for the careful planning of an appropriate 

service model, based on core Housing First principles, that can then be rolled out more broadly.  

Workstream 3: Minimising the traumatising impact of homelessness. 
There is now considerable evidence to show that a period in homeless emergency accommodation 

can be damaging to the well-being of both parents and children, however there is less recognition 

that the experience of homelessness in itself traumatic, particularly for children25.  

While the emergency accommodation provided by some NGOs incorporates a ‘trauma informed’ 

approach, the processes through which families apply for support and are allocated to emergency 

accommodation have no ‘trauma informed’ component and there has been no systematic review of 

systems and legislation to ensure that it accords with the constitutional provision to ensure that the 

interests of the child are of paramount importance. 

Initial contact with homeless services  
When a family becomes homeless the first step they must take is to register with their local 

authority. The administrative system they encounter in their local authority offices is one which 

conscientious local authority staff have created to deal with an escalating problem in a manner 

which is both humane and protects public resources. They have done this in the absence of an 

adequate policy, legislative framework or specialist training which could have been set at national 

level.  

Legal practitioners working in the area have highlighted that “the wide margin of discretion afforded 

to the local authority within the current legal framework pertaining to provision of emergency 

accommodation does not adequately protect families with minor children who are facing 

homelessness”26. This is deeply problematic.  

24 Haran & Ó Siochrú, 2020. Models of Emergency Accommodation for Homeless Families in Ireland’ Focus 
Ireland. P79.   https://bit.ly/34vX2LI 
25 Siersbaek & Loftus, 2020. Supporting the mental health of children in families that are homeless: a trauma 
informed approach. https://www.focusireland.ie/wp-content/uploads/2021/02/Focus-Ireland-therapeutics-
FINAL 01-12-2020-1.pdf  
26 Mercy Law Centre, 2019. Report on the Lived Experiences of Homeless Families. P9.  
https://mercylaw.ie/wp-content/uploads/2019/12/MLRC-Child-and-Family-Homelessness-Report-5.pdf 
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Focus Ireland believes that the presence of one or more dependent children among the persons 

normally residing with the presenting adult must be a primary determinant in the decision-making 

process of the local authority. The presence of a minor should substantially alter the burden of proof 

required to decide whether a family have no alternative accommodation open to them. We also 

believe that when a child is accepted as homeless with their family, the clause in the Housing Act 

1988 which enables local authorities to provide assistance should become an obligation. 

A full review of the legislation and national policy in this area would remove many of these grey 

areas, boost transparency and ensure a legal approach which is consistent with rule of law principles 

and which supports local authority decision makers. This is currently lacking, leaving local authority 

staff with too much discretion and too little guidance. It is the most vulnerable families who fall 

through the cracks this creates. 

A new strategy must commit to ensuring that effective systems are in place so that even in the most 

difficult cases families are not left with no recourse but to sleep in Garda stations. This must include 

ensuring the availability of an appropriate referral point for families presenting as homeless out of 

hours or in emergency situations. It should also include a clear process for informing Tusla where 

families are not provided, or decline, offers of emergency accommodation and are at risk of having 

to sleep without shelter. 

Focus Ireland has made the case for a day service which would provide a multi-disciplinary first-

point-of-contact and support for homeless families, and has piloted such a service in its Dublin 

Family Centre from its own resources. This service provides skilled, trauma-informed advice and a 

gateway to other supportive social services. The Centre also provides a child support service to allow 

hard-pressed parents to access counselling or other supports or to more effectively attend viewings 

of properties to rent. Appropriate sustainable funding lines for this service should form part of the 

new strategic approach. 

Immigration Status and Access to Homeless Services  
Immigration status can act as a bar to accessing homeless services and the interaction between the 

asylum system, immigration system, and homeless services needs urgent attention.  

Where a person’s immigration status may dis-entitle them to access to mainstream social and 

housing support, there are other human rights requirements which are sometimes overlooked. For 

example, the right to family life and rights of the child must be considered where a family with 

children are refused accommodation, potentially exposing them to an experience of rough sleeping 

and the trauma which this creates. Families can find themselves caught in an immigration limbo 

where they are refused access to homeless services but no further assistance or State intervention is 

offered to resolve their immigration status.  

The inadequacy of existing regulations in this area has been highlighted for many years by the IHREC, 

homeless organisations and local authorities.  

A family homeless strategy must ensure that this limbo is removed by identifying areas in which 

cross-agency cooperation is needed and mechanisms for ensuring that families in need of 

accommodation who have an unresolved immigration issue can receive the advice and support they 

need, without leaving them in a state of destitution.  

One-night-only accommodation 
The Housing Act 1988 provides that local authorities can determine that a family is not homeless and 

refuse to provide accommodation. While this is rare, there are recurring problems of this nature in 
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local authorities across the country, particularly those with the most recent emergence of family 

homelessness.  

In some cases, families can be refused emergency and then, late in the evening, provided with 

accommodation on a ‘humanitarian basis’ once it becomes apparent that they are at risk of rough-

sleeping. Families in this category have been provided with accommodation on a one-night-only 

(“ONO”) basis. This means that they are only guaranteed beds for the night and must vacate the 

following morning. They must repeat the process again each day to secure accommodation for the 

following night.  

Families in this position are often the most vulnerable, with challenging needs including literacy, 

language and immigration barriers. In the experience of Focus Ireland, families with more complex 

needs often require greater support engaging with local authorities, completing housing 

applications, or addressing issues arising around immigration. The experience of ONO makes 

addressing these needs much more difficult for these families, exacerbating the chaotic 

circumstances in which they find themselves and, often, making it more difficult for them to engage 

with authorities. Two Oireachtas Committees have called for an end to the use of ONO in recent 

reports on child homelessness.27 This must be implemented as a core part of policy on family 

homelessness. No child should live in such acute housing insecurity.  

The current interpretation of the Housing Act 1988 by local authorities is, Focus Ireland believes, a 

misapplication of the law involving a muddling of the initial assessment of whether a person is 

homeless under section 2 of the Act with a housing needs assessment for the purposes of social 

housing allocations. These are two separate and distinct tests. The primary obligation under section 

2 of the 1988 Act is to assess whether a person is homeless and, where a person meets this test, the 

local authority then has the responsibility to provide accommodation or other assistance as 

appropriate. A person may meet the test under section 2, without qualifying for social housing under 

the Housing (Miscellaneous Provisions) Act 2009.  

Section 10(10) of the Housing Act 1988 specifies that a housing authority can exercise all their 

powers to assist individuals while they are trying to determine whether an individual is homeless. As 

such, it is hard to understand why families in this situation are being refused emergency 

accommodation28. The issue of ‘Local Connection’ is dealt with under the ‘Adult-only household’ 

section, though the issues also apply to the treatment of families. 

Experience in Emergency Accommodation 
We know from our work with families that even families with resilience who are experiencing 

homelessness for purely economic reasons can develop serious social needs the longer they spend in 

emergency accommodation. For vulnerable families, emergency accommodation seriously 

exacerbates underlying needs and can cause these to become entrenched. Where prevention is not 

possible, rapidly moving families out of emergency accommodation and into stable housing with 

appropriate supports is the next best option for them. However, both prevention and rapid 

rehousing have not been working for a large number of families for many years, resulting in the need 

for ever increasing amounts of emergency accommodation. A large amount of such provision has 

27  Joint Committee on Housing, Planning and Local Government, 2019. Report on Family and Child 
Homelessness. 
https://data.oireachtas.ie/ie/oireachtas/committee/dail/32/joint committee on children and youth affairs/
reports/2019/2019-11-14 report-on-the-impact-of-homelessness-on-children en.pdf 
28 See Minutes of the Dublin City Council Central Area Committee 8/12/20 for DRHE interpretation of this 
legislation including the need for ‘clear government policy and guidelines, along with increased funding…’ 
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been created over the last number of years. While it important to recognise the pressures under 

which emergency accommodation was commissioned, it is also necessary to note that it was 

commissioned in the absence of any child-centred or trauma informed guidance.  

As local authorities across the country have struggled to increase the amount of emergency 

accommodation available for families that are homeless, significant problems about quality 

standards have emerged. For some families residing in emergency accommodation, the range of 

difficulties are numerous and well-documented by many organisations working in the sector. These 

include: cramped and overcrowded hotel rooms, a lack of space for play and homework, the 

imposition of rules which undermine parents, a lack of access to cooking and food storage facilities, 

a lack of washing facilities, difficulty getting to school or work, a deterioration in family relationships.  

Supports for children experiencing homelessness must include access to sufficient space for 

homework and study; access to child support workers or other developmental supports and outlets; 

access to mental health supports where needed. 

Family Hubs 
While Family Hubs emerged out of a recognition of the unsuitability of hotel/hostel accommodation 

for families, they have become entrenched as a long-term response to family homelessness without 

regard to their suitability for this. It has now been over a year since the Ombudsman for Children 

called for a review of Family Hubs to be carried out urgently. Half of homeless families (48%) now 

spend over a year in emergency accommodation. The suitability of hubs and their ability to assist 

families to exit homelessness for good must be assessed to prevent any family from facing long 

durations in homelessness in unsuitable conditions.  

For now, Family Hubs are an emergency response to an ongoing problem. Without any long-term 

strategic plan, the hubs are not working towards ending family homelessness. The Ombudsman’s 

report on Family Hubs, “No Place Like Home,” found that “parents in particular were concerned that 

the Family Hubs were becoming a long-term solution to family homelessness and they and their 

children would be forgotten about. They expressed concern that while the Government were 

continuing to open and invest in Family Hubs, no one had looked at whether they were effective or 

how they were operating29.” Many of the issues identified in the OCO report arise from the fact that 

Family Hubs were established in the absence of clearly articulated objectives and have continued as 

Government policy without any evidence or analysis. 

Educational Supports 
International research has shown a strong correlation between homelessness and a withdrawal from 

education. Given the recognised and well-documented importance of educational attainment in 

later life, it is vital that children residing in emergency accommodation are supported to attend 

school regularly and perform to the best of their ability.  

2,653 children are currently experiencing homelessness in the State, with many of their educational 

pathways affected as a result. We are concerned that the response to these children’s educational 

needs relies solely on the DEIS scheme to address educational disadvantage. Research conducted by 

Focus Ireland found that 45% of a cohort of children experiencing homelessness were not attending 

DEIS designated schools.17 We believe that children in emergency accommodation should have 

29Ombudsman for Children’s Office, 2019. No Place Like Home: Children’s views and experiences of living in 
Family Hubs. https://www.oco.ie/app/uploads/2019/04/No-Place-Like-Home.pdf   
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access to additional educational resources if needed and this should not be predicated on their 

school of choice.  

Therapeutic Supports 
Families experiencing homelessness can often require additional support to manage their situation. 

Some families have support needs which predate their entrance into homelessness, and others 

develop additional needs given the extended periods of time that they are spending in emergency 

accommodation. Therapeutic supports should be available to all families in emergency 

accommodation and could be targeted at children alone or at parents and the family as a whole. 

Children and parents consulted by the Ombudsman for Children’s Office30 reported that child 

support workers were one of the few positive aspects of being in a Family Hub; the Ombudsman 

recommended that “further attention should be given to identifying additional practical measures 

(for example, an increase in therapeutic supports and child support workers) that could be 

implemented to support the resilience, dignity and self-worth of children and parents while they are 

living in emergency accommodation”. Not only do child support workers help to address some of the 

detrimental impacts of homelessness, by extension, they can help to reduce the pressure and stress 

on parents. This enables parents to engage much more fully both with supporting their children 

through a traumatic experience, as well as on the process of exiting homelessness. Currently, there 

are a considerable number of children with assessed needs who are unable to access childcare 

supports. Addressing this shortfall in support workers and expanding this support to parents and 

families could significantly improve family wellbeing while in emergency accommodation and 

support families to successfully exit homelessness for good. 

Focus Ireland research31 on therapeutic supports for children experiencing homelessness 

recommends the following:  

o Homelessness must be recognised as a traumatic event for children and families; and it is an 

avoidable trauma. 

o Increased efforts are needed to prevent family homelessness, particularly targeted at the 

private rental sector where most families had been living prior to becoming homeless; 

o A significant increase in the supply of family accommodation is needed which families can 

afford to rent. The private rented sector can provide a sustainable housing solution for some 

families, but only if rent subsidies realistically reflect the level of market rents. However, many 

families had been living in the private rented sector when they were made homeless and are 

understandably reluctant to risk experiencing homelessness again. Increasing the output of 

social housing provided by local authorities and approved housing bodies is critical to 

sustainably addressing family homelessness; 

o Restoration of prioritisation in social housing allocations for families who are homeless to 

facilitate rapid rehousing. 

 

30 Ombudsman for Children’s Office, 2019. No Place Like Home: Children’s views and experiences of living in 
Family Hubs. https://www.oco.ie/app/uploads/2019/04/No-Place-Like-Home.pdf  
31 Siersbaek & Loftus, 2020. Supporting the mental health of children in families that are homeless: a trauma 
informed approach. https://www.focusireland.ie/wp-content/uploads/2021/02/Focus-Ireland-therapeutics-
FINAL 01-12-2020-1.pdf 
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Workstream 4:  Housing Supply 
The scale of our family housing crisis is directly related to the lack of available affordable housing, in 

particular social housing. While the issue of housing supply is much wider than can be covered in this 

strategy, any credible strategy to tackle family homelessness must include, or link to, measures to 

increase the supply of suitable housing. Key areas which could be addressed include: 

Increase Provision of Suitable Public Housing  
The Programme for Government commits to building 50,000 social homes. Focus Ireland welcomes 

the increased emphasis in public policy on providing single bed-room social housing units, to reflect 

the actual demand in social housing waiting lists but this must not result in any slow-down in 

providing family housing. The increased emphasis on one-bedroom social housing units to reflect a 

welcome realism about the actual households on the social housing waiting list must be matched by 

a recognition that there are a number of very large families whose needs also need to be reflected in 

building plans.  

Unoccupied homes and unused building land 
While some progress has been made through the vacant home initiative under Rebuilding Ireland, 

this is very small in contrast the number of units assessed as being vacant. Similarly, measures to 

tackle the amount of building land with planning permission which is lying unused have had very 

limited impact on the scale of the problem.  

The 2016 Oireachtas Housing and Homelessness Committee report noted that ‘There was general 

consensus among legal experts addressing the Committee that there was no particular legal 

impediment to the extensive use of compulsory purchase orders as a policy instrument in increasing 

housing supply’32. It would appear that the cost of compulsory purchase orders is the limiting factor, 

but this does not appear to take into account the human and financial cost of leaving families in 

emergency homeless accommodation.  

After years of ineffectual measures to deal with these issues, credible measures in this area need to 

contain far more active intention: 

a. In the case of vacant residential property, a vacant homes charge, with appropriate 

exemptions, would increase the incentive for the owners of these properties to clarify the 

status of these homes or make them available for use. Expression of an intention to move 

in this direction would in itself assist in engaging with these owners.  A stronger national 

policy stance of support for CPOs for vacant units would also help progress measures in 

this area.  

b. Fair notice should be given that the State will consider using the Land Development 

Agency to take ownership of strategic tracts of land that are being held in the hope of 

rising land prices maximizing profits. This approach would have to be backed up with 

measures to ensure that the Land Development Agency is able to move quickly to build 

homes on the land. 

32 Report of the Committee on Housing and Homelessness, 2016. P138. 
https://data.oireachtas.ie/ie/oireachtas/committee/dail/32/committee on housing and homelessness/repo
rts/2016/2016-06-16 final-report-june-2016 en.pdf  
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Downscaling  
A number of housing policy experts have pointed out that the shortage of family homes is not as 

severe as it appears and much of the apparent shortage is caused by older households continuing to 

live in larger homes after their children have established separate households. According to some 

estimates, there are between 74,000 and 99,000 homes with three bedrooms which are not in 

regular use. However, a series of reports have indicated that in reality only a small number of older 

householders are willing to undertake such downsizing33, and even those who are highly likely to do 

so will face significant barriers of availability and transition cost.  

Reports consistently recommend ‘measures which could facilitate choice and agency among 

potential downsizing households’ and ‘heightened investment in appropriate housing stock.’ 

However, no such measures have been implemented to date, and consideration of such measures 

should form part of a family homeless strategy. 

A second area of underutilisation of housing stock is in the social housing sector where some 

estimates put the level of underutilisation as high as 25%34. While this area has not been researched 

to the same extent as the owner-occupier sector, it is likely that the same issues apply in respect of 

high levels of emotional connection to the family homes and local area. The limited range of 

attractive alternative accommodation which can be offered by most Local Authorities is likely to be a 

further factor reducing the number of social housing tenants willing to down-size voluntarily. The 

same approach of ‘facilitated choice’ should guide policy in the social housing sector as in the owner-

occupier sector. The proposal made by Norris and Hayden35 to put the entire social housing rental 

sector on a cost rental basis, and deal with affordability through an income related subsidy scheme, 

would – along with a wide range of other advantages – help resolve this situation. 

In conclusion, for the families that are experiencing homelessness, the fact that there is a supply of 

family housing in the Irish housing stock is of no practical relevance as there is no practical 

mechanism in place through which these units will become available in the near future. While 

measures to increase the more efficient use of housing stock should form part of a family 

homelessness strategy, there needs to be realism about the time that will be required before they 

have effect and the emphasis must remain on building. 

Workstream 5: Understanding the scale and dynamics of family 
homelessness. 
An effective strategy to end family homelessness must not only be based on evidence, it must collect 

and be renewed by emerging evidence. The collection and publishing of accurate, timely data and 

evaluations is a crucial element to long-term success. 

In the first place, it is important to include all dimensions of family homelessness within the scope of 

what is intended to be achieved. In particular, this will involve including the number of families 

residing in women’s refuges and the families who have been granted international protection but 

33 The most recent report is Irish Government Economic and Evaluation Service, 2020. Attitudinal Survey of 
Mature Households. http://www.housingagency.ie/sites/default/files/publications/IGEES-Mature-Home-
Owners-Survey.pdf 
34 https://www.irishtimes.com/news/social-affairs/more-than-5-000-dublin-council-houses-and-flats-
underoccupied-1.3287404 
35 Norris and Hayden, 2018. The Future of Council Housing: An analysis of the financial sustainability 
of local authority provided social housing. Community Foundation of Ireland  
https://www.ucd.ie/socialpolicyworkjustice/t4media/The Future Of Council Housing (Norris Hayden).pdf 
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who are still living in Direct Provision. Similarly, excluding families living in emergency homeless 

accommodation which has its ‘own door’ confuses attempt to understand trends and undermines 

the public credibility of public data. Ironically, this has the effect of diminishing the impact of good 

news as successes emerge.   

Homelessness is a complex issue and there is no single ‘correct’ way to count it, what is essential is 

that the approach to measurement enjoys broad consensus across all the key actors and relates to 

practical realities of the work at the front-line. A broad-based ‘data and evaluation group’ with an 

independent chair and budget would be important in underpinning the effectiveness and effective 

communication of the strategy. 
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Section Two: Proposals on Adult-only 
homeless households 

Introduction  
People who are homeless without accompanying children are typically referred to, both in data and 

practice, as ‘single homeless people’. However, this tends to obscure the fact that a significant, and 

apparently growing, number of such people regard themselves as being part of a ‘couple’. The more 

accurate title for this group is ‘adult-only households’ and this term is generally used in this 

submission to refer to this wider group, while the term ‘single’ is used to refer to individuals36. 

While the total number of people who are homeless started to decline over 12 months ago, and 

declined more rapidly during the pandemic, this decline has been exclusively in family homelessness 

and has masked the continued growth in homelessness among adult-only households. Most of this 

increase has taken place in Dublin and neighbouring counties, and the growth is primarily in male 

homelessness37. The level of homelessness in adult-only households in Dublin is now at a historically 

high level.  

The most significant response to homelessness in adult-only households has been Housing First, as 

set out in the Housing First National Implementation Plan and subsequent roll-out of contracts 

across the country. The adoption of Housing First at this scale has been one of the most positive 

developments during Rebuilding Ireland in relation to homelessness and is one of the factors (along 

with substantial increases in shelter provision) for the decrease in rough sleeping over the last 

number of years. However, it is clear that the scale of our response remains insufficient to the scale 

of the problem: at the time of the launch of the National Implementation Plan in 2018, there were 

214 Housing First tenancies in Dublin and 2,500 emergency homeless bed for single people. At the 

end of 2020, the number of Housing First tenancies had grown by almost 130 while the number of 

people in homeless shelter beds had grown by over 500 - to an unprecedented total of 3,000. 

This problem will not be solved by giving existing policies more time, nor by marginally adjusting the 

targets on the existing programmes. A more fundamental shift in approach is needed.  

As in all other aspects of homelessness, Focus Ireland argues that any set of policy measures needs 

to be organised around the objective of ending homelessness and a long-term approach to do so. 

The importance of such an organising principal and the approaches to arriving at a shared long-term 

plan to achieve it are set out elsewhere in this submission.  

This section of the submission sets out some of the key elements which Focus Ireland believes 

should be included in that response.  

Workstream 1: Prevention of homelessness.  

Workstream 2: Ensuring rapid exits from homelessness to secure housing. 

Workstream 3: Reducing the harm done by a period of homelessness. 

Workstream 4: Housing Supply. 

Workstream 5: Evidence and evaluation. 

 

36 This is part of a wider debate on how homelessness is best measured, which is discussed under the 
‘Evidence and Evaluation’ section below.  
37 Focus on Homelessness Vol: 4 ‘Adult-only Households’ http://bit.ly/FoHAdultOnly 
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Workstream 1: Prevention of homelessness 
While the trajectories through which families become homeless have been the subject of significant 

research, firstly by Focus Ireland38 and subsequently by the DRHE39, there has been remarkably little 

exploration in Ireland into the factors leading to homelessness among single people and couples 

without children. This is despite the large number of single people who become homeless every day 

– for instance, with 4.5 single people becoming newly homeless in Dublin for every day of the 

pandemic40 it is remarkable that we have virtually no reliable information on what events pushed 

them into homelessness. 

The most immediate and compelling requirement for an effective strategy to prevent the continued 

flow into homelessness must be to better understand the current routes into homelessness so that 

we can then consider how they might be blocked.  

How this gap can be filled is discussed in more detail under Workstream 5 below, but, in the absence 

of such reliable data, a few observations can be put forward on the basis of international evidence 

and front-line experience. 

In the first place, the routes into homelessness for single people appear to be more complex and 

varied than for families. It would appear that, while eviction from a private rental tenancy is the 

main route into homelessness for families, it is less common for single people. Relationship 

breakdown, either where a former partner retains an existing tenancy or where there was no formal 

tenancy arrangement (sofa-surfing, doubling up etc) appears to be more prevalent. In addition, 

there are more frequent cases of homelessness arising from discharge from long-term institutions – 

prisons, psychiatric institutions or special care. Some evidence of these patterns can be ascertained 

from the continued rise in single persons homelessness during the pandemic, where, in contrast to 

the case of families, the pandemic-related eviction embargos did not reduce the inflow into 

homelessness41.  

Advice and Information:  
To date Government strategies on preventative Advice and Information have concentrated heavily 

on tenancy rights for people in private rented accommodation. This approach, with advice provided 

by Threshold and also by Focus Ireland, has had notable successes for families and for some single 

people, but, as noted above, is not relevant for a large proportion of single people facing 

homelessness as they had no tenancy (and no rights) to be defended.  

For these individuals, the advice services, which use a case management model delivered by Focus 

Ireland in Dublin and on behalf of a number of local authorities across the country, are more 

relevant. These services which respond to the needs of people with complex needs are under 

resourced and there is need for greater awareness among target groups. As well as maintaining the 

‘tenancy rights based’ services, there is a need to develop a well-resourced case-management strand 

38 Long et al., 2019. Family Homelessness in Dublin: Causes, Housing Histories, and Finding a Home. 
http://bit.ly/Trajectories2019 
39 Gambi and Sheridan, 2020. Family Homelessness in Ireland: The Importance of Research Design in Evidence-
Based Policymaking. European Journal of Homelessness Vo. 14  https://bit.ly/2R1fipd 
40 Dublin City Council (2021) Report to the Housing SPC ‘Report/Update on Covid-19 and Homelessness-
December 2020.’ 
41 ‘Single adult homelessness continues to rise despite pandemic decreases’ (2020) Focus Ireland Blog 
https://bit.ly/3ssLPFV 
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to homeless prevention advice for non-tenants at risk of homelessness. This should be a key part of 

the Housing for All strategy. 

Systems Prevention.  
International experts on homelessness prevention42 highlight the importance of what they call 

‘systems prevention’, which is defined as ‘addressing institutional and systems failures that either 

indirectly or directly contribute to the risk of homelessness. In some cases, policies and procedures 

are designed in ways that undermine the ability of individuals to get access to needed supports that 

would stabilize their housing. In other cases, the lack of planning and supports for individuals 

transitioning from public systems (e.g., hospital, corrections, child protection) can produce a higher 

risk of homelessness.’ While predating this typology, the National Homelessness Prevention 

Strategy43 (2002) deals in detail with a number of these issues in an Irish context and a number of 

the key issues it seeks to resolve (e.g. whether the Prison service should maintain a small housing 

stock for releases prisoners) remain relevant today44. There is good reason to believe that these 

systemic routes into homelessness and the ‘institutional circuit’45 that they create are a very 

significant contribution to single person’s homelessness in Ireland. 

While the inter-institutional and inter-agency responses to these challenges are difficult to align, 

they differ from other causes of homelessness in that a very significant part of the solution lies 

directly in the hands of the state, if it is able to mobilise the engagement of the relevant 

stakeholders. This highlights the central importance of an ‘all-Government approach’ and the need 

to attain the level of cross-departmental engagement which was previously achieved at the start of 

the century, but was lost due to the overwhelming demands of the Global Economic Crisis.  

While the approaches set out in the 2002 document may not be the precise choices that would be 

adopted today, the challenges that it sets out in each of the institutional domains remain relevant. 

‘Housing for All’ should revisit the key recommendations in the 2002 document and set out the 

contemporary solutions to the challenges it identifies. The process of engaging the relevant state 

agencies and Department may take longer than the timeline for drafting ‘Housing for All’, so that it 

might be more productive to set out a time-limited process to achieve this within 12 months of the 

publication of the overall strategy. 

Multi-disciplinary practice (or Housing First approaches) as a prevention 

measure 
In the Irish context, Housing First has largely been adopted as a programme to support people 

whose complex support needs are evidenced by the long period during which they have been 

homeless. In a number of jurisdictions, Housing First (or housing first methodologies without the 

label) have been applied as measures to prevent people who have support needs that are likely to 

result in them becoming chronically homeless from having to go down that path. This approach is 

referred to in the Housing First National Implementation Plan in relation to prisons and psychiatric 

institutions, but to date has not been developed in a systematic way.  

42 Dej and Gaetz (2017). A New Direction: A Framework for Homelessness Prevention https://bit.ly/3uqxN81 
43 National Homelessness Prevention Strategy (2002) https://bit.ly/3tX72sj 
44 Maher and Allen (2014) What is Preventing us from Preventing Homelessness? A Review of the Irish National 
Preventative Strategy, European Journal of Homelessness https://bit.ly/3vnJJbb 
45 Daly, Craig and O’Sullivan. (2018) The Institutional Circuit: Single Homelessness in Ireland, 
European Journal of Homelessness 12(2) pp.79-94. 
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There is considerable experience of trying to prevent homelessness among prisoners on discharge. 

While there have been significant developments in the prison system since, an evaluation of such 

systems by Focus Ireland, with the support of the Irish Prison Service, continues to have some 

relevance46. More recently, the positive experience of the Outlook programme for female prisoners, 

provided to the Irish Prison Service in partnership with the Probation Service, demonstrates a 

number of important service and practice innovations.47 While there are well understood limitations 

to the self-reported data, the number of prison committals where the prisoner declared themselves 

to be homeless (or of no fixed abode) has increased significantly in recent years, from 265 

committals in 2014 (231 males and 34 females) to 505 in 2019 (444 males and 61 females).48 This 

indicates the increased importance of this route into homelessness – and the need to address it. 

Similarly, there is now a significant body of work in relation to discharge of people with no fixed 

abode from psychiatric institutions, but this has not been brought together in a coherent national 

plan. The problem is significant. For instance, HSE Mental Health Services in Dublin North City and 

County (DNCC) conducted housing audits over the 18 months up to May 2020 showed a large 

number of DNCC service users (n=385) had a housing need which included people who are homeless 

(n=145), people living in the family home where it was no longer appropriate (n=112) (24 of these 

with elderly parents) or are living in inappropriate private rented accommodation (n=39). Similarly, 

across the country, audits have consistently displayed that discharge is frequently delayed due to 

lack of appropriate accommodation, which includes independent accommodation or a six-month 

secure homeless bed. Funding by Genio in this area has been shown to be effective in a range of 

innovations, but the funding approach has been to see these issues as short-term issues relating to a 

cohort of people who can be helped by a time-limited intervention rather than seeing this as an 

ongoing issue directing a constant stream of vulnerable people into homelessness. 

A Focus Ireland collaboration with Tipperary County Council and the HSE Mid-West Community 

Healthcare was last year presented with an award for innovation, and provides a strong model for 

effective interagency collaboration to tackle this issue.49 If ‘Housing For All’ is able to pull together 

the extensive good practice experience in this area together into a coherent and sustained strategic 

approach, it would result in a lasting and significant decrease in the level of homelessness.  

Tenancy Sustainment and ensuing no return to homelessness. 
Supporting people who have exited homelessness from returning to homelessness is a critical 

element of a prevention strategy. Existing programmes such as SLI and TSS are important in this and 

must be continued. Equally, further investigation of the problems encountered by the 10-20% who 

are unable to sustain a tenancy under Housing First is needed. There are a number of different 

models being developed in Canada and elsewhere to explore supported housing models which work 

for this group and these should be piloted in the Irish context. 

Focus Ireland has been providing long-term tenancies for people moving out of homelessness for 

over 30 years. The model provides housing units where case managers are either available on-site 

(Supported housing) or as floating support (Off-site housing) to provide tenancy support as required 

46  Sarma (2014) Evaluation of the Cork Prison In-Reach Pilot Project https://bit.ly/2R9vY12 
47 A review of the first year of this project has been prepared by Focus Ireland and the Irish Prison Service and 
is awaiting a publication date. 
48 Focus on Homelessness Vol: 4 ‘Adult-only Households’ p.14  http://bit.ly/FoHAdultOnly 
49 Dowling (2020). An Evaluation of the North Tipperary Intensive Tenancy Sustainment Service 
https://bit.ly/3xDLX8g 
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to sustain independent living. These models of housing have a very high success rate for people with 

intense or intermittent support needs, and have been evaluated on a number of occasions50.  

With the passing of time, the average age of the tenants in these homes is getting higher and there 

are now a number of older residents who experienced homelessness many years ago. As is well 

documented, people with an experience of chronic homelessness can experience the effects of 

ageing at an earlier chronological age than the mainstream population. Many of these tenants now 

have growing support needs which are outside the normal ‘tenancy sustainment’ support provided 

by Focus Ireland, however because they are living in a form of supported housing they often find it 

difficult to access the HSE care packages which would normally be available.  

We understand that this issue of a cohort of ageing tenants with deepening support needs is 

experienced by a number of similar AHBs. It is important that the new strategy notes this emerging 

issue and puts in place a process to plan appropriate policies and funding supports in good time.  

 
Workstream 2: Exits from homelessness. 
One of the least remarked upon ‘record-breaking’ features of recent responses to homelessness has 

been the unprecedented number of households who are exiting homelessness to long-term 

tenancies, accounting for over 1,000 individuals without accompanying children in Dublin in 2020.  

This is almost double the exit rate for 2019 (575) and nearly triple the 2018 outcome (395). 

The supports to assist people out of homelessness appear to be extraordinarily effective and one 

reasonable conclusion would be that if we could just slow down the rate at which people are 

becoming homeless, we would soon see very rapid declines in the level of homelessness. There is 

considerable merit in this approach, which reinforces the argument that a dominant feature of the 

homeless chapters of ‘Housing for All’ must be a shift to prevention.  

Nevertheless, there are a number of ways in which interventions to support exits can be improved.  

First, it might well be that the success in supporting exits from homelessness is, to a significant 

extent, a consequence of our failure at prevention. Research into pathways through homelessness 

indicate that a large proportion of people who become homeless use homeless services for only a 

few nights and do not contact homeless services again. Given the shortage of housing supply in 

Ireland at present, a large number of households is likely to be becoming homeless primarily for 

economic reasons, increasing the proportion of homeless households that are able to exit 

homelessness quickly with little case management support - though Homeless HAP is likely to be a 

significant assistance for this group. The risk in this situation is that people with more complex 

needs, who cannot get out of homelessness quickly, are likely to become trapped in homelessness 

for longer – with all the deleterious effects that this is known to have. This analysis is supported by 

the fact that, along with the phenomenal increase in exits from homelessness, the proportion of 

homeless households which have been homeless for over 6 months is increasing. In short, people 

with more complex support needs are falling into long-term homelessness in larger numbers, and 

we need to ensure that measures to support exits from homelessness are more effectively targeted 

on those who need them most. 

50 Bevan, Jones and Pleace (2015) ‘Service Evaluation of Focus Ireland Long-Term Supported Housing: 
Review of Congregate and Clustered Housing’  https://bit.ly/3xNAu6n 
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Expansion and deepening of Housing First. 
Focus Ireland welcomes the commitment in the Programme for Government to further expand the 

Housing First programme. This extension of the programme should consist not only in an increased 

target for participants but must draw on the now extensive experience across the country on the 

barriers and opportunities to successful tenancies.  

In a number of local authority areas, the Housing First programme has been made possible due to 

part funding from the Service Reform Fund. This funding is by definition time-limited creating a 

degree of uncertainty about the future of a supports which are intended to be provided for as long 

as they are needed. To further develop and expand the programme, clear and reliable long-term 

mainstream budgets need to be put in place for all aspects of the programme. 

In the first phase of roll out of Housing First, the target group prioritised people who were sleeping 

rough and were long-term residents in emergency accommodation. A similar target was established 

in the National Implementation Plan including locally determined assessments of risk, complex 

support need and patterns of engagement with health and homeless services. In many areas there 

remain many individuals who fall into these categories so that there is scope for increased targets 

within the same target group.  

However, there is also scope to explore access to Housing First supports for other people with 

complex support needs who do not necessarily fall into these criteria. As noted above, Housing First 

can be used as a measure to prevent long-term homelessness as well as a route out for those who 

are already homeless for long periods.  Such group could include: released prisoners with complex 

support needs and no home to return to, psychiatric patients with on-going complex support needs 

and no home to return to, families with high and complex support needs, young adults with high 

support needs. The European Housing First Hub has drawn attention to the capacity of EU 

programmes to support de-institutionalisation to fund elements of such programmes.  

While the high intensity of support available to Housing First participants is not needed by a large 

proportion of the people who are experiencing homeless, many other practices and principles of 

Housing First would have very positive impacts if extended across the entire housing and 

homelessness system. The achievements of Finland in bringing about significant and lasting 

reductions in all forms of homelessness can be understood as arising from a decision to implement 

Housing First not as ‘one-programme-amongst-many’ but as a systemic approach underpinning all 

aspects of its housing and homeless system as it relates to vulnerable groups.  

Such is transition is not easily achieved, but within an overarching goal of ‘ending homelessness’ 

over a sustained period, such a transition could valuably be signalled in ‘Housing for All’. 

Local connection 
Focus Ireland supports the recent submission by the Dublin Homelessness Network to the 

Department of Housing, Local Government and Heritage in relation to the ‘Local Connection’ rule 

and its application by local authorities, and believes that ‘Housing for All’ is an appropriate place to 

set out a road map for reform in this area. 

In the first place, Focus Ireland, in common with most independent legal opinion, believes the local 

connection provisions should be read in relation to access to social housing list and that local 

authorities are wrong to use this rule in relation to access to emergency accommodation. 

Nevertheless, the persistence of this disagreement and the enormous harm it has done over many 

years, suggest that a review of the legislation to establish clearer personal rights and local authority 
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obligations is long overdue. The ‘local connection’ rule is essentially a mechanism to apportion 

responsibility and cost within the local government system and should be abolished and replaced by 

a requirement to respond to requests for homeless assistance in the best interests of the homeless 

individual.  

Workstream 3: Reducing the harm done by a period of homelessness. 
Quality of emergency accommodation  
It has already been noted that Ireland now has a highest ever number of homeless shelter beds for 

single people, with over 3,000 beds in Dublin alone. Much of the debate on this has concentrated on 

the standards and quality of accommodation and whether it is provided by private for-profit 

operators (PEA) or by voluntary not-for-profit organisations.  

Focus Ireland supports all measures which will improve the quality of emergency accommodation 

and which provide privacy and autonomy for people who are homeless. We also support a shift 

away from a system which sees homelessness as an opportunity for private profit.  

Active and Passive Supports 
Another way of looking at the provision of emergency homeless accommodation is to divide it 

between interventions which are ‘passive’ and those which can be seen as ‘active’. This draws on the 

analytical framework adopted in labour market measures which was so instrumental in tackling long-

term unemployment in the 1990s.  ‘Passive’ interventions are those which respond to the immediate 

human needs of the person: in the case of unemployment this is the weekly welfare income and in 

the case of homelessness it would refer to the provision of night shelter and services such as food. 

‘Active’ measure against unemployment included supports such as training, job search skills, 

capacity building; in the case of homelessness such supports would include case management based 

on an exit plan, accommodation finding and tenancy support.  

From this perspective, the growth in PEA (which typically is an accommodation only service) at the 

expense of voluntary homeless agencies can be seen not as an ideological question but as a shift of 

resources away from ‘active’ measures and toward ‘passive’ measures. As a consequence, a large 

proportion of single homeless people do not have an active case manager and have no exit plan 

from homelessness51.  

Couples 
There is considerable evidence that an increased number of homeless people which to be treated as 

couples yet homeless residential accommodation is overwhelmingly designed for single individuals. 

A transition to a lower level of better quality homeless accommodation must include appropriate 

provision to provide emergency accommodation to couple, so respecting their right to mutual 

support in traumatic circumstance 

Dual diagnosis 
The barriers faced by people who have both a mental health problem and a drug addiction have 

been recognised by the homeless system for several decades, yet persist. ‘Housing for All’ should 

address these issues and establish process to ensure that dedicated services capable of responding 

to people with ‘dual diagnosis’ are available for all who need them. 

51 For more discussion of this see Allen (2020) ‘Review of 7 years of spending on homelessness shows it’s time 
to change’   https://bit.ly/396Exyv 
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Rough-sleeping  
The programme for ending homelessness should set an early target for ending the ‘need to sleep 

rough’, along with arriving at a shared understanding of what this requires. It is clear from the last 

ten years, that simply providing more and more emergency accommodation will not achieve this 

goal. 

Treatment of non-Irish nationals  
Our immigration system is complex and the process can involve significant delay. While a non-Irish 

national waits for their application to be processed or while awaiting an appeal, they can fall into a 

situation of destitution very quickly. In such a scenario, they will struggle to access emergency 

accommodation as a result of current rules and the application of Circular 41/2012, even in 

situations where their residency status will ultimately be confirmed. Language and literacy issues are 

a known barrier which should be urgently addressed as part of the ‘Housing for All’ strategy.  

Non-Irish households fall into a gap which occurs between our immigration framework and our 

housing and homelessness policy. This gap – in knowledge, expertise, and communication – 

becomes an inability to access accommodation, leading to preventable homelessness.   

As part of the Irish Homeless Policy Group, Focus Ireland completed a project entitled “Ensuring a 

Home for All” on discrimination experienced by migrant households when accessing homeless 

services and housing in Ireland. We would strongly encourage that a review of these findings and 

how the Public Sector Duty might be better used to tackle the discrimination faced by non-Irish 

households when accessing homeless and housing supports.  

Workstream 4: Housing Supply  
The supply of and short-term flexibility around 1-beds 
For most of the people moving out of homelessness into Housing First tenancies, 1-bedroom 

accommodation is the appropriate housing allocation. However, there is very limited supply of 1-

bedroom units right across the country, and in some areas, there are no such units available at all. 

Rebuilding Ireland targets were expressed entirely in terms of ‘number of units’ without 

consideration of the size of units required to meet demand. ‘Housing For All’ must set targets for 

delivery of 1-bed unit and respond to real challenges face by developers in increasing the supply of 

such units (including issues related to planning, the profit margins related to 1 and 2 bed units, etc). 

The targets for delivery of 1-bed units must take account of the existing demand for 1-bed units on 

general housing need housing waiting lists and the increased number of 1-person households in the 

general population. 

As the number of 1-bed units increase, ‘Housing for All’ must set out clear planning guidelines to 

ensure that 1-bed units are integrated among other sized dwellings, and not concentrated into 

blocks or onto floors (usually upper floors) of mixed block.  

Members of the Housing First Platform, through their housing bodies, are fully committed to 

building and acquiring the maximum number of 1-bed units to expand Housing First. However, while 

the supply of 1-bedroom units remains constrained, or non-existent, in some towns and localities, 

Local Authorities should be allowed to use their discretion, based on local knowledge of the housing 

market, to allow 2-bedroom units to be acquired for Housing First tenant in a limited number of 

cases. 
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Workstream 5: Evidence and evaluation 
The shortage of reliable data on the pathways into and out of homelessness for single people has 

already been noted. Systems to gather and publish data on the pathways into homelessness for 

single people should be an urgent priority for the new strategy.  

As in other areas of data publication, Focus Ireland strongly urges a collaborative approach to 

defining the categories of data to be collected, how it is to be analysed and used. Data on 

homelessness needs to become a reliable tool to understand and solve the issue, rather than a 

flexible instrument of political dispute. Engaging the homeless organisations in a process of 

collaborative agreement about data would be the most effective approach to making that shift. 
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Section Three: Proposals for a Youth   
Homelessness Strategy 

The following proposals for a Youth Homelessness Strategy were submitted to the Department of 

Housing in November 2020 as part of the Irish Coalition to End Youth Homelessness. We are aware 

that a National Youth Homelessness Strategy will be developed in the coming months. The following 

submission has been included here for ease of reference and to emphasise the interrelatedness of 

both strategies.  

Introduction 
The number of young adults homeless in Ireland has almost doubled in the last six years. Of all age 

groups, they are most vulnerable, least likely to know where they can get help or present to services, 

and most likely to bunk in with friends and extended family, live in other precarious situations, or sleep 

rough. As such, many are not included in the official figures and are in ‘hidden homelessness’.  

The Irish Coalition to End Youth Homelessness was established in September 2017 as a way of 

consolidating the work of different organisations who are trying to tackle youth homelessness. We 

hope that through the Coalition, we will be better able to draw attention to the issue and highlight 

our collective solutions. The CEYH comprises Focus Ireland, Barnardos, BelongTo, COPE Galway, 

Crosscare, EPIC, Foróige, National Youth Council of Ireland, Novas, Peter McVerry Trust, Simon 

Community, SVP, SpunOut.ie, Teen Parents Support Programme, Threshold, and the Union of 

Students of Ireland. For more information, visit our website: www.endyouthhomelessness.ie 

The Coalition to End Youth Homelessness has campaigned for a national strategy on youth 

homelessness since 2017. The firm commitment to developing a Youth Homelessness Strategy given 

in the Programme for Government is a welcome acknowledgement of the urgency of this issue and 

the unique challenges young people face in finding a safe place to call home.  

Young adults are at a crucial point in their emotional, cognitive and social development, transitioning 

from adolescence to adulthood; experiences at this stage have life-long impacts. To move successfully 

to adulthood, they need understanding, support, space and structure. Left to their own devices, those 

out of home often flounder and face a future of exclusion, potentially leading to a lifetime cycle of 

homelessness. However, with the right interventions their needs can be addressed and they can move 

out of homelessness and into productive, independent adulthood.  

Young adults out of home are in crisis, without experience of independent living and the resilience of 

adulthood. They can have a range of needs and issues, stemming from adverse childhood experiences, 

which include poor mental health, behavioural issues, problematic drug or alcohol use, and sometimes 

all of these in combination. Some are parents and many are separated from their children because of 

their situation. Those leaving state care or detention, from migrant or ethnic groups, and who identify 

as LGBTQI+ are disproportionately represented in youth homelessness. 

It is essential for the Youth Homelessness Strategy to be cross-departmental, intersectional and 

cooperative. A consultation process with stakeholders across the areas of youth and homeless services 

should be held to develop the contents of the strategy and as time goes on, to monitor and review its 

implementation.  

The Irish Coalition to End Youth Homelessness present this document as a starting point for the 

strategy from our members’ varied perspectives in housing, homeless, children and youth services.  
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Address policies that disadvantage young people  
An adequate supply of housing is key to addressing and preventing homelessness and current 

government policies in this regard are welcome and must be accelerated. However, even with a better 

housing supply, young people will continue to be disadvantaged in accessing and maintaining 

tenancies if their right to live independently is not clearly recognised and supported in government 

policies. Implementing the following recommendations will begin to address some critical 

disadvantages: 

• Clearly define ‘youth homelessness’ for the purposes of the strategy in line with the 

FEANTSA European Framework for Defining Youth Homelessness52. Currently, youth services 

and government documents refer to ‘youth’ with differing understandings of what ages this 

includes and at what point a young person is no longer eligible for these services. This 

confusion leads to inefficient policies and allows young people to fall through the gaps. The 

FEANTSA definition states: “Youth homelessness occurs where an individual between the 

ages of 13 and 26 is experiencing rooflessness or houselessness or is living in insecure or 

inadequate housing without a parent, family member or other legal guardian.” 

• Restore the full rate of Jobseekers Allowance for under 26s. Their reduced entitlement 

denies them the ability to live independently. There are no youth discounts on food, gas, 

electricity and other necessities: it costs the same for them to live as other adults.  

• Ensure an after-rent income based on the Minimum Essential Standard of Living (MESL) 

developed by the Vincentian Partnership for Social Justice. This will introduce equity across 

household types and age groups and help to improve the sustainability of renting.  

• Plan to produce a more diversified social and affordable housing stock to include adequate 

units for single person households reflecting the full range of housing needs. 

• Aftercare should be extended to the age of 26, in line with the definition of youth proposed 

above. Currently, aftercare supports beyond the age of 21 are only available to young people 

who remain in education, when often the most vulnerable young people are those who are 

unable to continue in education due to mental health or other issues. This exclusion from 

supports should be ended.  

• The new Better Outcomes, Brighter Futures policy should include youth homelessness as a 

key issue. 

 

Prevention and early intervention  
Homelessness is not random. Its predictors are empirically established and understood. They are 

identifiable at an early stage by health services, schools and other community-based services. 

Intervening when needs and issues arise, before they become critical or entrenched, is a more efficient 

use of public resources and secures better outcomes for young people and their families.  

• Ensure that the issue of transitioning to independent living is addressed in school and youth 

service programmes so that adolescents can learn what is involved in leaving home and how 

52 FEANTSA European Framework for Defining Youth Homelessness. Available at: 
https://www.feantsa.org/download/framework-for-defining-youth-
homelessness final pdf3614092469143708469.pdf   
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they can plan towards it, as well as the nature, risks and consequences of homelessness, and 

assistance available.  

• It is well known that young people leaving care are particularly at risk of homelessness, yet 

many face long delays in accessing aftercare workers due to extremely high caseloads. In 

aftercare services run directly by Tusla, a caseload of up to 50 young people per aftercare 

worker is not uncommon. Funding additional aftercare workers would prevent young people 

from facing the ‘cliff edge’ of exiting care on their own. 

• A review of the National Aftercare Policy should be commissioned, and ensuring care leavers 

have access to stable accommodation after they turn 18 should be seen as a key preventive 

measure. Under current legislation, young people leaving care are guaranteed an 

assessment of need but there is no guarantee of an aftercare plan. Every young person in 

care will have some aftercare needs, even if that need is simply to support them in an 

extended care placement with their foster parent.  

• Family conflict or breakdown is a major cause of youth homelessness. Skilled family 

mediation services can effectively prevent or end homelessness for a young person by 

resolving the conflict in many cases (e.g.: there was no abuse or neglect). Tusla currently 

funds family mediators in Dublin, a service which should be expanded to the rest of the 

country. 

• International evidence indicates that a disproportionate number of young homeless people 

are LGBTQI+. A recent Focus Ireland and BeLonGTo report into the experiences of homeless 

LGBTQI+ youth in Ireland53 which called for the Youth Homelessness Strategy to include 

specific reference to the particular risks and pathways into homelessness which LGBTQI+ 

youth are likely to experience. The Strategy should put in place educational, family and 

youth service supports to help prevent homelessness among LGBTQI+ youth. Conflict with 

parents and caregivers regarding emerging LGBTQI+ identities is a trigger for young people’s 

departure from home, and preventive work (e.g.: through family mediation services) should 

account for this through increased funding for family mediation services and specialist 

training for teachers and youth workers on LGBTQI+ issues. 

• Continue intensive supports to families who are moving from homelessness in the areas they 

move to, to ameliorate the ongoing negative impact of homelessness on parents and 

children.  

• Guarantee that where a young person does become homeless and presents to services that 

they will receive a comprehensive assessment and will be transferred from emergency 

accommodation within two weeks. 

• The concentration of services for vulnerable young people in city centres is inappropriate 

and can place already vulnerable young people at greater risk. The strategy should commit 

to decentralising youth homeless services. 

 

 

53 Quilty and Norris (2020). ‘A Qualitative Study of LGBTQI+ Youth Homelessness in Ireland’. Available at: 
https://www.focusireland.ie/wp-content/uploads/2020/09/LGBTQI-Youth-Homelessness-Report FINAL-
VERSION.pdf  
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Implement a national Housing First for Youth programme  
Housing First is acknowledged internationally as the way to address homelessness effectively. We 

recommend the introduction of a national programme of Housing First for Youth in Ireland, to include:  

• Ring fencing of appropriate accommodation from public housing stock, approved housing 

bodies, and private owners and the provision of specialist supports for young people who 

are homeless or at immediate risk of becoming homeless.  

• Encompass the current arrangements for young people leaving State care, through the 

provision of housing under the Capital Assistance Scheme into Housing First for Youth. 

• Creative solutions to young people’s housing needs are necessary to meet demand and 

ensure the best options for young people. A range of options including self-contained and 

shared, supported lodgings and foyers should be explored.  

• The implementation of tailored, personalised plans, based on an assessment of individual 

needs, talents and ambitions, and including support with independent living skills, education 

and preparation for work. 

• Care leavers should be given priority status on social housing lists in all Local Authorities 

• A coordinated approach to the implementation of individual plans, led by Children and 

Young People’s Services Committees, to ensure that all services are mobilised, particularly 

mental health services, and that needs and issues are addressed effectively on a local area 

basis. 

• Rigorous tracking and evaluation of the Housing First for Youth programme. 
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Focus Ireland

2. Briefly describe your organisation?
300 character(s) maximum

Focus Ireland has over 35 years experience working with people who are homeless or at risk of 
homelessness. We are a national charity and AHB, with services across Ireland, including housing, tenancy 
support, advice and information services, Housing First, and supports for homeless families. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Focus Ireland welcomes the opportunity to contribute to the ‘Housing For All.’ We believe that the ambition 
inherent in its title must be reflected in an overarching objective of ending homelessness, and a process for 
agreeing a timescale. Objectives include: Put in place what RBI called ‘distinct set of policy responses’ 
required by homeless families, through a dedicated section of the strategy addressing those with complex 
needs, and the needs for child support workers for all with an assessed need. Expand Housing First, as 
proposed in the PfG, to other groups including families and young people with complex needs, prisoners and 
other vulnerable groups.  

Prioritize preventing homelessness, including rebalancing budgets in that direction.  

Deliver on the commitment to ‘Ensure that aftercare and transition plans and protocols are developed for 
vulnerable homeless people or those at risk of homelessness leaving hospital, state care, foster care, prison, 
or other state settings’. Review aftercare protocols to remove age limits for care leavers. 
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Provide managed security for tenants when landlords decide to sell or move a family member into a 
property. Address the scale of buy-to-let unperforming loans. Incentivise sales of properties with tenants in-
situ.  

Review the impact of housing insecurity on separated parents, where a number of anomalies contribute to 
increase housing precarity and may contribute to the over representation of lone parent families in 
homelessness. 

Specify an independent review mechanism to fulfil the PfG commitment to ‘ensure that Rent Supplement 
and …(HAP) levels are adequate to support vulnerable households’ and reflect real market rents, allow for 
affordable levels of renters’ contributions and eliminate top-ups.   

Ensure high standards while people are homeless including: 

1) Privacy in emergency accommodation; 2) An evaluation of the use of Family Hubs; 3) Introduce an 
integrated care model in homeless services to break the dual diagnosis barrier 

Update the statutory definition of homelessness to reflect the changing face of homelessness and a ‘rights-
based’ approach. This should include a review of the statutory framework for access to emergency 
accommodation, including rules on local connection, residency requirements and definitions of 
homelessness. 

Recognise distinct needs of vulnerable groups in homelessness: Travellers, families with members who 
have a disability, large families, LGBTQI young people, care leavers, migrants or people with English as a 
second language. 

Reduce reliance on the use of HAP; ensure that young adults have affordable access to social and private 
rented housing; establish a credible, up-to-date and policy-orientated data collection and publication system; 
put in place a stable and long-term funding model for the homeless sector, in which the different 
responsibilities of the Local Authorities and the HSE are clear, co-ordinated and adequately funded.  

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The cost of land is a key barrier to providing all forms of affordable housing. Measures are needed to 
eliminate the excessive rewards from land speculation, land hoarding and the “windfall” effect through which 
developers profit at the expense of the State and the common good. Lack of incentive for owners to return 
derelict properties to use results in a large number of units remaining empty, and makes the ‘search costs’ of 
AHBs excessive. Taxation of empty properties, increased penalties and active enforcement of existing 
vacant land levies, as well as increasing Repair and Leasing scheme funding are needed. A delivery unit 
within the LDA should be established specifically to oversee the purchase and renovation of vacant derelict 
properties for public homes. 

The current interpretation of the constitutional right to property prevents the optimal use of available 
resources for delivering housing and creates uncertainty concerning measures to address windfalls on land 
values etc.  A clear timetable for holding the promised referendum on the Right to a Home is needed. Lack 
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of long-term consensus on key housing and housing finance policies leads to policy u-turns so hindering 
investment and efforts to build sustainable communities. The commitment to establish a Housing 
Commission is a step towards creating such a 20-year strategic plan for housing, and its role should be 
clearly set out. 

Lack of ambition and a misreading of the ‘mistakes of the past’ prevent the building of new social housing at 
the scale needed. Government needs to articulate a positive view of social housing in mixed, sustainable 
communities, which benefits not just those on the housing list but helps to upward pressure on rents and 
stops local authorities competing with private individuals to buy homes on the market. The profits and tax 
treatment of large institutional investors allows them to out-bid AHBs for available housing units and pushes 
up prices for first-time buyers, particularly as these investors base their purchase price on future yields rather 
than market value.  The sale of turnkey properties to local authorities and AHBs provides better value-for-
money. The current push towards long leasing (which is more attractive to developers) should be ended.   

Current leasing arrangements are not viable for regulated AHBs as they must bear the costs of repair and 
lifecycle maintenance without remuneration. Funding for cost rental is inadequate and insufficiently 
integrated with other funding. It should be integrated with social housing to provide mixed communities. 
Planning, financing and pricing issues result in a shortage of 1-bedroom homes resulting in a higher risk of 
homelessness and housing insecurity for single people as well as their being disproportionately represented 
on housing waiting lists. The lack of credibility in the official housing and homeless figures undermines good 
planning and management and damages the trust needed to tackle complex issues

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

While a question of ‘priorities’ is valid, it can also misleadingly put into opposition objectives that can only be 
achieved together. In that sense, the top priority is the capacity to balance and integrate a range of urgent 
and compelling priorities into long-term goals. For instance, it is not possible to prioritise between ‘building 
more homes’ and ‘building sustainable communities’, unless we achieve both we have failed. 

A top priority must be measures to reduce the number of families and individuals entering homelessness. 
This would allow the homeless sector to concentrate is capacities on those with the most complex needs. It 
would also reduce the cost of providing homeless accommodation and help end the pervasive sense of crisis 
which undermines good policy making and practice. 

The experience of the pandemic has taught us the importance of prioritising the needs of the most 
vulnerable and that there is huge public support for such prioritisation when it is explained and set out 
clearly. We need to replicate this prioritisation of the most vulnerable into our housing policy, making a 
priority, for instance, of  

a pilot project of Housing First for Families to help families with complex needs exit homelessness and 
maintain tenancies.  

Funding additional child support workers to support families currently struggling in homelessness.  

Ensure specific support is available for all vulnerable young adults, particularly care leavers, to manage and 
maintain their accommodation. Their need should be specifically recognised as a distinct group and adopted 
as part of homelessness prevention.  
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Establish housing allocation schemes which ensure that those who are homeless and most in need of stable 
accommodation benefit from increased housing supply, alongside those longest on the housing list. This 
means using the allocation policy effectively and ring-fencing certain new public homes for groups with 
particular needs e.g. Housing First, young adults, Traveller families. 

Another priority must be to increase the amount of social housing that is being built-for-purpose by local 
authorities and AHBs. Built-for-purpose social housing is better planned and more sustainable, and a greater 
supply of it reduces the conflict between the needs of households on social housing waiting list and 
prospective first-time buyers.  

The shift towards greater ‘build-for-purpose’ social housing would be reinforced by ensuring that a 
percentage of new social housing is built to universal design specification. This should be set a level at least 
in line with the HNA. A standardised internal design model for social housing should be used, based on 
universal design wherever possible.  

Within the social, cost rental and market housing supply, the provision of 1-bedroom and 4-bedroom housing 
units needs to have greater priority, and this must be reflected in the development plans currently being 
drawn up by local authorities. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

A collaborative approach between the state and the homeless sector, working towards practical solutions, is 
vital. Meaningful structures and investment of time and resources are needed to make this work. 

An all-of Government governance structure to implement the strategy is important. In addition to agreed 
timeframes, metrics and targets there must be ongoing evaluation which is communicated not only with state 
agencies and departments but with all stakeholders. We need to work together towards agreed solutions to 
the embedded, structural housing problems.  

Housing is fundamental to our ability to engage fully in education, employment and society. 

Public Sector Duty and a person-centred, rights-based approach to housing and homelessness should be 
integral to our public services.  People we work with report experiencing judgement and frustration when 
interacting with some staff, when they need support and understanding.  

Finally, Focus Ireland, together with SVP, Simon Communities of Ireland, and the Jesuit Centre for Faith and 
Justice have commissioned a panel of international expert to review the previous Government strategy with 
a view to identifying lessons to inform future work. The international experts will be available to brief officials 
involved in the drafting of 'Housing For All' about emerging findings from this important study in June 2021.   

7. Do you have any supporting data or other material that you would like to upload?

Yes, please find attached comprehensive submission on 

Please upload your file
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f7bffa44-a799-4212-b228-06e472d59f89/Combined_Housing_Strategy_-_FINAL_4_May_2021.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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1. Introduction:  
 

• The extraordinarily complex housing issue of affordability, supply and viability is a systemic 
issue. The debate is replete with mistaken perceptions, immersed in a fog of contradictions 
and a widespread desire to apportion blame that offers few real solutions. 

 

• How is it possible to promote higher densities, that rely on apartment development, where 
the build-only cost of a 2-bed apartment is twice that of a 2-bed house, and not provide 
incentives to lower the cost of the desired apartment?  

 

• Why load all the cost of development, including amenities not immediately available to 
them, on new home purchasers who can least afford it and, at the same time, continue to 
lower property tax on existing owners?  

 

• Why is the Strategic Housing Development accelerated housing provision, that brought 
decisions times from an average of 48 weeks in 2016 for S.34 large Scale housing applications 
to 15.5 weeks for SHD applications, mischaracterised as allowing removal of requirements 
for social housing or imposing different density requirements that universally apply?  

 
A 10-year housing for all plan is welcome as we require long term housing policies to ensure 
consistency in supply and investment to bring about that supply. Uncertainty due to changing 
policy too often leads investment and finance to be more cautious. Longer term policy planning 
will help continued and consistent investment to drive housing supply in all sectors.   
 
The housing issue is resolvable only through a whole of Government/whole of society approach 
with full stakeholder participation. We must build housing of all types without delay, and we will 
succeed only by sacrificing some sacred cows that, when we examine how they really work, have 
not served us best.  
 
The number of housing segments within the overall housing sector needs to increase from four 
(One-Off, Private Sale, Private Rented Sector, and Social) to at least 7 or 8 (affordable purchase 
on public land, shared equity loan, affordable rental, and cost rental). This will help meet the 
housing needs of the Locked-Out Generation of 443,000 households (Households Earnings 
between €42-€90k). Numerous supported housing policies are needed in parallel. If nothing is 
done to improve the ability for people to purchase entry-level homes, then supply will drop 
off. Supported housing policies for the Locked-Out Generation is vital to sustain the housing 
recovery.  
 
It is in the public interest that there is a greater emphasis on the futility and, indeed, the 
counterproductivity of demonising private homebuilders as an entity. In this connection, it is 
crucial to show vision and leadership in the creation of new models of collaboration for the public 
and private sectors. It is valid to reflect that the same tradesmen, designers, specialists will build 
housing, regardless of the means whereby they are commissioned. It would be futile to reject 
the experience and skill exercised, for example, in responding to fundamental shifts in regulatory 
systems on building standards when all efforts concentrated on securing affordable homes as of 
right is available through real collaboration.  
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2.  Housing Need 
 

Ireland has for some time been dealing with a housing crisis of an imbalance between supply and 
demand.  The property sector has increased the delivery of new homes into the market in recent 
years. Data from the CSO show that completions rose from below 5,000 in 2014 to over 21,000 
in 2019. In 2020, despite the impact of COVID-19, there were approximately 20,636 new 
dwellings completed in Ireland.  

 
Estimates suggest that in the order of 35,000 new households will be formed each year (for 
example, Property Industry Ireland, Central Bank). This excludes any pent-up demand or 
replacement of obsolete housing stock. Thus, over the period of the Housing for All plan, there is 
a need for a minimum of 350,000 new homes, and arguably closer to 400,000. 

 
Property Industry Ireland (PII) remains of the view that there is no single solution.  Homes will 
need to be supplied across the full range of tenures to meet demand from across the full income 
distribution. In the graph below we set out how this housing need might be met – including 
demand supported by the Equity Loan scheme proposed by PII in June 2020 and announced as 
part of Budget 2021.   

 

 
 

We must secure the means to increase the scale of homebuilding to an output of 35,000 p.a. as 
soon as is practicably possible. This includes a significant scaling up in the delivery of new build 
social homes of different types to 50,000 over the next 10 years.   

 
Population projections for 2051 indicate we could need over 1 million more homes for this 30-
year period.  
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These targets cannot be met without new thinking. They will not be met by the public or the private 
sector alone. Public/private collaboration involving dialogue and mutual support are essential. We 
need to move away from the rhetoric of public versus private sector to public and private sector. To 
sustain our housing recovery and increase supply across all housing market segments will require 
leadership and getting the public and private sectors to work in collaboration. 
 
In considering the composition of housing needs and tenure by ownership/occupancy type it is also 
worth framing this need in the context of the capital requirements – both from a development 
financing and owner/mortgage perspective. If we assume 50% are apartments and 50% are houses 
and applying the SCSI current construction cost would equate to development financing/liquidity 
need in the order of €176bn.  
 
The projected new homes output will likely require mortgages, state ownership and institutional 
participation to the tune of €225bn. Recent withdrawals from the Irish banking market mean the 
resulting lack of choice and competition is concerning. In addition to the investment required in the 
new homes market, for a functioning second-hand market to occur we likely require additional 
mortgage funding in the order of €14bn per annum, alongside institutional, state and cash 
participation. We need to ensure that residential development and housebuilding is a sustainable 
investment. 

 
  
3. Housing Commission  
 

a. Trust needs to be rebuilt between the public and private sectors – the us and them approach 
and rhetoric must be shelved. This oversight body should be established forthwith, and its 
role will be to identify where policy implementation and programmes to secure a normally 
functioning housing sector can be made to work in the interest of all citizens. Solving 
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problems in the Irish housing market needs collaboration between the capacity and 
experience of public and private sectors.  Both can and must contribute to the solution.   

b. The Housing Commission should comprise the three components of policy, expertise, and 
execution. This Commission should have a continuing mandate to search out and deal with all 
the impediments to the delivery of viable housing solutions as part of the civic duty of 
Government.  

c. The Housing Commission, under an executive chairperson, will comprise a focused group of 
experienced people drawn from the public and private sectors, with a consultative mandate 
central to the development of its programme, supported by a small core executive group to 
enable the continuing progress of the Housing for All programme.  

d. The Commission should be forward looking. It should:  
i. look to take on best practice globally and how it fits in an Irish context.  

ii. focus on long-term policy and not short-term fixes.  
iii. use research to inform debate and not rule anything in or out from the outset.  
iv. enable trust and coherent collaboration to be built between public and private 

sector institutions. 
e. The core function of the Housing Commission is to develop and oversee the implementation 

of reform with a focus of core priorities, identification of responsibilities, assembly of realistic 
targets, and timelines all based on a thoroughgoing understanding of the dynamics of project 
development and finance.  

 
4. Viability of home delivery 

a. A key to solving much of Ireland’s housing crisis lies in solving the mismatch between viability 
and affordability. Reports by the SCSI (2016, 2020 and 2021) show the actual build costs 
typically account for approximately 50% of the delivery cost. The other costs consist of 
development levies, VAT, land costs, professional fees, utilities, financing costs and margins.   

b. Overall development costs are often avoided in public discussion.  Many do not understand, 
or do not want to acknowledge the risk and the associated margin and financing requirements 
to deliver in an inherently risky development environment. Open and transparent data on 
housing construction costs must be agreed as a standard to base policy from. Without this, 
debate on any policy gets mired in disagreement on fundamental costs. 

c. Every stakeholder, public and private, must contribute to lowering the cost of housing 
delivery. For example, the German government established the Construction Cost Reduction 
Commission consisting of public and private sector members coming together to work 
collaboratively in reducing construction costs. This collaborative approach resulted in 71 
recommendations for the federal, regional (Länder) and municipal governments, as well as 
the housing and construction industries, planners, researchers and others, in a country-wide 
effort to drive down construction costs. 

d. Comparisons of the cost of delivery between the public and private sector must be on a like-
for-like basis having regard to all overheads including those in administration, cost of credit, 
cost of tender processes etc. 

e. Studies have found that build and labour costs in Ireland are in line with similar EU economies 
(see Housing Agency Study, 2018). It is the other non-construction costs which drive the 
overall delivery cost higher. A reduction in the following would help drive supply and reduce 
overall home prices and could be combined with a system of Certificates of Reasonable Value 
to make sure land values do not inflate:  
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i. A reduction in VAT or at least a holiday from it would drive supply and reduce overall 
development costs and in-turn the price of homes. 

ii. 10% Part V is a cost on developers who must provide 10% of homes at cost minus a 
planning gain on land value. Bringing this up to 20% of homes could reduce supply on 
land that has traded in recent years as some schemes will be less viable and some will 
be non-viable and unable to raise finance.  

iii. Irish Water and Local Authority levies need to be reviewed.  
iv. Reduce the price of land through an overhaul of the existing land use zoning system 

by outlining the identification of land from strategic land reserves to be selected by 
Local Authorities, on foot of submissions made by landowners who must meet pre-
defined criteria including a plan, development partner and timelines for delivery of 
both affordable and social homes.   

v. Reduce construction costs through innovation in design/ construction techniques, 
particularly around the promotion of carbon-neutral solutions and increased 
efficiencies.  

vi. The inequity inherent in loading all new infrastructure costs, that benefit the entire 
community, on first-time buyers through Development Contributions, must be 
reformed or removed for this cohort. 

vii. Prioritise infrastructural investment in key target growth areas and amend legislation 
relating to compensation for compulsory purchase so that infrastructure delivered 
from public investment is disregarded for a specified period. 

viii. Ensure viability for both private & institutional landlords so they can provide 
affordable and viable accommodation for social, student & private housing. 

 
Funding and financing costs are directly proportional to risk. Where risk is reduced / mitigated, 
reduced funding costs and available equity will follow.  
 
5. Design and Density   

a. Apartment building in our cities remain an objective, but there needs to be a recognition of 
the cost of providing same. Many Medium Density Housing permissions that have been 
granted to date include a quantum of Apartments that, due to the high difference in 
development costs from those of Housing, are not viable to develop at market-affordable 
prices.  

b. Fiscal measures, in recognition of the lesser environmental impact of city centre 
consolidation/Brown-field site development, are appropriate to be considered to drive the 
aspirations of the National Planning Framework that drive these policies. The alternative is 
for the provision of measures for new, infill, own-door housing, that match and exceed the 
densities of existing houses in established areas of our cities. 

c. The standardisation of dwelling design will be essential to improving efficiency. Currently 
design diversity increases time spent in the design phase and slows down the delivery of 
housing units. Minimising the number of typologies per site (i.e. max of 5 per site, from a suite 
of 12 typologies specified by the government) will help to increase the delivery of homes.  

d. Dwelling typologies should be tenure agnostic. We welcome the standardised set of 
typologies that SDCC currently offer and suggest that this be extended nationally towards 
increasing speed of delivery. We recognise that end-users seek individuality in their homes, 
but we know that beyond standardised layout designs, architects can create a pallet of 
facades that can individualise units (colours, brick treatments etc creating individuality). 
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e. The suite of standardised housing units must capture the “lifelong living” concept – the homes 
we build must offer ability to adapt to change to facilitate the various stages of life and 
degrees of occupancy each home will need to accommodate. 

f. House design must use land more efficiently and the emphasis on higher density is justified, 
but more ingenuity is required. Traditional suburban own-door Row Housing is the least 
expensive form of housing to build, and therefore the most affordable. However, it is 
neither efficient nor sustainable on its own in land-use terms. As currently configured – and 
constrained by Standards – this model, on its own, cannot deliver sustainable 
densities. Therefore, to achieve Medium Densities (35+/Ha) schemes using Row Housing must 
add duplex or duplex/apartments mixes – each of which are more expensive to build than any 
type of own-door housing.   

 

Housing 
Mix  

Row 
Housing  

Row 
Housing 

and 
Duplex  

Row Housing 
and Duplex & 
Apartments  

Density  30/ha  35/ha  40/ha  
Own Door  100%  70%  52%  
Duplex   30%  20%  
Apartment    28%  

 
 

The principles set out in three documents – the Urban Design Manual (UD), Design Manual 
for Urban Streets and Roads (DMURS) and the original Quality Housing for Sustainable 
Communities (QHSC) - are key in addressing the current most significant challenge in Housing 
Design and Housing Layout design. Adherence to and increased emphasis on guidelines are 
now a must to avoid any lowering of standards in the rush to establish a normally 
functioning housing sector.  

g. In that regard, it would be a step-up if the following measures were taken to help raise the 
quality of higher density proposals: 

i. Review and revise development plans to allow for alternatives to 
minimum distance requirements for compliance with private open space standards.  

ii. Revise development plans to include explicit extracts from the UD, DMURS and QHSC 
that reinforce the principles of each.  

iii. Promote qualitative assessment over quantitative of housing layout design by:  

− Reward measures that promote / ensure privacy in private open space, e.g. by say 
20% less total area requirement for non-overlooked private gardens, terraces, 
and balconies.  

− Promote housing layouts without car dominance of public areas, e.g. with on-plot 
/ in-line parking behind-facades; and  

− Require measures that reinforce a hierarchy of streets and shared common spaces, 
that promote a real Sense of Place.  
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6. Affordability 
 
a. Affordability of accommodation is key challenge for many Irish households, both owners and 

renters. In our cities, many households with annual incomes over €42,000 (thereby failing to 
qualify for social housing) or under €90,000 cannot afford to purchase a home due to:  

- macro prudential rules limiting mortgages to 3.5 times income for first time buyers or 
the Loan to Value and deposit percentage requirements for second steppers; and 

- the current average market cost of a quality A-rated (and now Near Zero Energy 
Buildings) e.g. standard home in the Greater Dublin Area is €360,000 - €380,000. 

 
b. This results in high demand for rental properties driving rental levels to historic highs, 

combined with a resumption of long-commute travel from peripheral areas. There is a need 
for post-Covid investment in infrastructure including rapid transport to link suburbs and key 
towns to cities and employment centres. This will support sustainable living and hybrid 
working. 

c. The delivery of affordable new homes will be aided by extending the ‘Help to Buy’ scheme to 
2025. In addition, the planned Shared Equity Ownership Scheme under which the 
Government acquires an equity stake in the home secured by a second charge to bridge 
affordability will also encourage supply. This initiative will assist the ‘Locked-Out-Generation' 
who do not qualify for social housing supports but are priced out of the housing market to 
purchase a home.  

d. There is a need to increase resources for investment in essential infrastructure. As already 
stated, there is an unfairness in new infrastructure costs, that benefit the entire community, 
being borne by first-time buyers through Development Contributions. This should be 
reformed or removed for this cohort.  

e. The macroprudential rules have enhanced the robustness of the banking sector and individual 
borrowers in the face of economic shocks. However, they are currently an inflexible policy 
instrument that do not reflect changing conditions, for example the significant lowering in 
mortgage rates in the time since these rules were introduced in 2015.  

 
Standard Variable Mortgage Rate, % 
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f. PII will work with Government, the Central Bank and lenders to assess and understand the 
impact of the macro-prudential rules on the wider housing system and explore reforms to 
the rules. We note from a recent BPFI document on Risk Weighted Mortgage Assets (RWA) 
that there are some key factors which appear to be driving the central bank’s prudence 
and conservative approach to LTIs and LTVs. Even with much more conservative LTIs and 
LTVs than our European counterparts, we have and will continue to have higher RWAs. 
This is due to the inclusion of the worst-case scenario of the last crisis in the calculation 
[even though recently issued mortgages are unaffected by this] and the difficulty in taking 
forbearance to recover loans through the Irish system [11% in Ireland vs 90% in the 
Netherlands]. These need to be looked at with the CBI as the analysis of RWAs means we 
have an overly conservative LTI and LTV structure in Ireland, particularly for new mortgage 
loan issues. We strongly believe that the LTI levels particularly for FTBs are too low and 
need to be reviewed in line with European peers, even if the RWA calculation needs to be 
reviewed in parallel including how it is assessed and the gap in loan recovery ability.  

 
7. Increase the use of Offsite Construction  

a. PII believe that offsite construction can play an increasing significant role in meeting Ireland’s 
housing need, but support is required to underpin an increase in scale and capacity. While 
many express a willingness to embrace MMC, the use of offsite construction is often only 
considered on a project-by-project basis.  

b. Offsite construction will drive housing output and can do so with less labour requirements, 
and greater site safety. One of the main benefits from modern methods of construction 
(timber frame and modular/volumetric construction) is the speed and scale at which housing 
units can be constructed. Offsite building solutions create local jobs – feeding into the national 
balanced rural development agenda. Using offsite construction approaches to house building 
has been demonstrated to reduce delivery time by up to 70%. 

c. MMC creates improved whole lifecycle costs – some cost savings will be upfront, but the 
lifecycle costs will include energy cost savings to the home dweller(s)/housing body and 
recyclability of the building matter.  

d. Offsite construction is increasingly recognised as having huge environmental benefits such as 
increased energy efficiency, reduction in waste produced during construction and reduced 
construction times.  

e. Offsite construction represents a contribution to solving the issues facing housing delivery in 
Ireland. This will require work and engagement by all stakeholders, including the offsite 
construction sector itself. There are challenges, discussed below, but these can be overcome 
through cooperation and consultation. To help realise the benefits from offsite construction 
PII make the following recommendations:  

i. Government to provide a continuous and stable order pipeline for offsite homes. 
Pipeline and investment will lead to inward investment and subsequent expansion 
of the sector.  

ii. Offsite Construction companies to examine ways to collaborate with third level 
institutions. Both the private and public sector to invest in specialist further 
education training within the sector.   

iii. Government and Industry to establish a MMC Forum to share best practice 
relating to manufacturing and commonality at design stage. This group should 
include all stakeholders including certifiers and regulators.  
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iv. Public procurement to engage with the MMC Forum and companies at the pre-
tender phase. Pre-tender engagement with the sector will define projects using 
building specifications that will allow the use of off-site construction in the delivery 
of units.  

v. Standardising housing design will allow offsite construction to play a greater role 
in the delivery of new housing. 

vi. Government to undertake a review of legislation restricting height of timber frame 
buildings. PII’s recommendation is to increase the height restrictions from < 10m 
(3-4) stories to 6 stories in line with International best practice. 

 
f. We are aware that there is existing capacity in the Irish market which awaits the 

opportunity to deliver residential units from offsite facilities all over the country. 
 
8. The Private Rented Sector  

a. The Rental Market is an important tenure option in the overall property market and in the 
economy. Ireland is a small open international economy. One of the most successful economic 
stories in Ireland has been the ability to attract foreign direct investment (FDI). This 
investment has delivered economic growth and jobs. Much of this new employment draws a 
young and international workforce to our urban centres, for whom renting, in purpose built 
rental accommodation, is the preferred form of housing tenure.   

b. There has been a recognised shortage of rental units since late 2013. In response to the 
scarcity and consequent increase in rents, legislative rent control measures have been 
introduced since 2014 all of which were legislated as “emergency measures” and which are 
due to be revisited by Government this year both arising from their legislative “expiry” and 
from “Plan for Government” commitments. 

c. Pressure on supply eased somewhat with the arrival of Covid-19 and the resulting 
displacement of supply from Airbnb, exodus of office workers (either to their country of origin 
for non -nationals or to their parental or holidays homes for nationals), increased supply of 
Social Housing and from newly constructed supply mainly driven by Private Rented Sector 
(PRS) investors and to a lesser extent one off “mom and pop” landlords.  

d. However, the benefits outlined in point (c) are offset by the exodus by way of purchase of 
new purpose built or second-hand stock. In addition, increased supply of newly constructed 
PRS units, outside of the Greater Dublin Area seems very limited and is dependent on the 
“mom and pop“ landlord buying single units in new housing schemes. The proposed new “cost 
rental “solution will certainly initially be filled, in the main, from large scale purchases within 
new housing estate units currently under construction and originally destined for sale to the 
private market.  However, the initial immediate scale of this will be modest - probably no 
more than 300 units. 

e. At the end of 2019 there were some 297,837 private residential tenancies registered with the 
Residential Tenancies Board, a decline of nearly 22,000 units since 2016 notwithstanding that 
the larger PRS operators probably added some 2000 – 3000 new to the market rental units 
over the period. During the same 2016 – 2020 period the decline in the number of Landlords 
(as distinct from Tenancies) registered has reduced by over 9,500. Failure to address this 
shortfall may result in reduced foreign direct investment due to the inability of companies to 
house their workforce in an affordable manner. 
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f. Notwithstanding the increase in PRS units stemming from the Institutional Investors, the 
retention and expansion of private investor remains a key necessity in terms of supply in 
this market for the next decade at least. When the rental stock in Ireland is examined as a 
whole, the majority of landlords (96%) associated with RTB registered tenancies at the end 
of 2019 were individuals, and the remaining minority (4%) were companies. 

g. Many of the matters which require improvement and change are common to both the 
institutional and private landlords. There has been a general assumption that the exit of 
the private investor is tax driven and unquestionably that is a factor. But many other 
factors play a role. Amongst those are the regulatory obligations which can be highly 
problematic for the landlord owning one or two units, especially where there are other 
OMC complexities as well. There are the rent control regulations and the bureaucracy 
attached to those in terms of notice, calculations etc.  

h. There are the extremely unfair rent control regulations which froze increases to historic 
rents and severely punished the landlords who had taken a very benign approach to their 
rent and not increased it for years. There are the costs and enforcement challenges of the 
legal system when it comes to recovery of arrears and or possession.   

i. Government should establish a new category of rental in the private market through 
structured incentives. Landlords would qualify by renting units at a fixed discount to 
market rent with tenant household income below a specific threshold to qualify. In return, 
landlord pays a much lower effective rate of tax. This will incentivise small landlords to 
enter, and re-enter, the market to achieve higher, yet modest, returns. In turn this provides 
more rental accommodation at discounted market rents that align better with income.  

j. It is important that local authorities are required to reflect government planning policy on 
‘Build to Rent’ housing developments, as set out in the Apartment Guidelines 2020. We 
have recently seen some local authorities seeking to classify BTR as a separate land use 
class from residential and put in place restrictive policies on BTR development in their new 
draft development plans, directly contrary to national policy. Such restriction could 
undermine the achievement of critical government initiatives to increase the supply of 
rental accommodation. 
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9. Planning System Reforms  
General 

a. The application of Planning policy must avoid a “one size fits all” philosophy. We are a diverse 
country with diverse communities, and this must be embraced, not eliminated. The recent 
Circular issued by the Department of Housing on Residential Densities in Town and Villages 
(NRUP 02/2021) is a very welcome step in this regard. In addition, notwithstanding the 
requests for reform that we make here, it is critical to emphasise that the certainty – in terms 
of policy, interpretation, guidance – is the single greatest asset that the actions of government 
can contribute in the context of Planning. We wish it to be a centrally understood tenet of our 
submission herewith.   

b. PII supports the central proposition of the National Planning Framework in support of the 
Climate Change Agenda. Driving this necessary agenda in a context of a significant housing 
shortage is wrought with difficulties. In particular, the mechanisms whereby housing is 
provided must be understood.  

c. Housing is not a production line commodity and the achievement of permits to build is no 
guarantee of outcomes. Even the time taken from concept to completion can exceed a 
Development Plan 6-year span before realisation. Housing need is the opposite. It needs an 
immediate resolution for individuals and families. Restrictions on quantum, without reference 
to this core complex difference between supply and demand, can have significant unintended 
consequences if a holistic view is not taken of housing need.  

d. Issues around planning (the proposed discontinuance of the SHD legislation, the increased 
prevalence of judicial reviews, the down zoning or phasing out of residential zoned land etc.) 
are having a significant impact on the delivery of housing and remains a significant deterrent 
to international capital. 

e. PII has a key concern regards the interpretation – now being required to be applied by local 
authorities on foot of instructions from the OPR – of the appropriate quantum of available 
residentially zoned lands to be confined to the capacity of land that matches the “housing 
needs” of the area in a Development Plan. Based on the entirely unrealistic assumption that 
all zoned land will be built out, including the completion of all the housing, during the course 
of a 6-year Development Plan period. This has never been realised in practice. The experience 
is that typically less than 50% of zoned land (often much less) is built out in any Development 
Plan period. Planning Authorities, from their experience of this outcome previously applied 
the concept of ’headroom’ on the extent of zoned housing land to, inter alia, avoid driving 
higher land prices through reduction of the quantum of the essential commodity that is zoned 
land. There is a very significant danger that there will be a combined under-provision of 
housing and a scarcity of zoned available land over the next 6 years, if this action is continued 
that can only further exacerbate the housing supply shortfall.  

f. PII urges an urgent and full review of the means whereby need is assessed so as to avoid 
exacerbating housing supply problems. Indeed, amongst the unintended consequences for 
de-zoning and restrictions on zoning is the restriction in the supply of the core commodity for 
housing – land – that could just simply drive land values and housing cost still higher.   

g. The operation of Part V and its inconsistency of application is unhelpful. The requirement to 
have 10% of a development allocated to social works but where the local authority decides to 
acquire these rather than lease them is unhelpful. Two owners with a management company 
adds cost and complexity and can deter investment in the PRS. A further complication is that 
the decision to lease or buy tends to be made very late in the day which leaves a considerable 
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uncertainty for prospective investors. You need to know the long-term ownership structure 
well advance of completing an investment decision. 

h. There is a need to accelerate the delivery of the long-awaited electronic planning system at 
local authority and ABP level. This will streamline and speed-up the planning process and 
provide for greater accessibility.  A full digital planning system is required to make the system 
more efficient, faster, easier to search and gather data, easier to analyse and provide 
improved data to inform policy decision making.  

i. There is a need to ensure that new development plans and local area plans are fully consistent 
with government policy and national guidelines such as the Apartment Guidelines 2020 and 
the Urban Development and Building Height Guidelines 2018. We have recently seen 
instances of significant departures from government policy and guidelines in emerging draft 
development plans, (without comment from the OPR in some cases). This is a cause for 
concern. 

j. There is a particular difficulty in ensuring that Planning Schemes in SDZ area are in accordance 
with government policy, such as residential density and height. Legislative reform will be 
necessary to address the significant discrepancies between what are in some cases out of date 
SDZ Planning Schemes and national policy as a priority measure, to ensure that government 
policy objectives can be achieved in these areas of strategic and national importance. 
 

 
Strategic Housing Developments 

(i) PII remain of the view that the SHD process is having a positive impact on the delivery of 
housing and should be retained. The SHD process is highly successful in providing a clear and 
time-shortened process for delivery of high-quality permissions. It has raised the bar in terms 
of the quality of pre-planning discussions between the LA, ABP and the developer which has 
made the process very efficient and clear for all involved.  

(ii) If the process is not to be retained, then it is important that the positive elements of the SHD 
process are incorporated into any new planning regime - e.g. hard timelines for delivery of 
planning decisions. 

(iii) All the higher quality elements of an SHD including all-party meetings, full early engagement, 
obligation for LA departments to attend and a statutory timeline for responses should be 
retained and be insisted on at an LA level to ensure the applications are fully assessed prior 
to the application being lodged with the LA. Thus, if a planning decision goes to appeal to ABP, 
all the information that ABP will require will be there. 

(iv) The process should be streamlined so that all information required should be highlighted at 
pre-application stage to avoid too many RFIs followed by CFIs and encourage smaller items to 
be addressed through condition. 

(v) From a participation and accountability perspective, if the Planning Application process is to 
go back to the Local Authorities, then there are administrative aspects of the operation of the 
SHD worthy of retention in the light of such an outcome. PII submits specific pointers in this 
regard as follows: 
a. The practice of formal meetings be continued. An obligation can be introduced for 

Planning Authorities to facilitate the attendance at a formal Pre-application Meeting that 
obliges all relevant departments [to include Irish Water and all other core stakeholders] 
to attend, by staff at decision-making levels, to ensure that the concerns and 
responses/comments of the PA are available then or within a maximum timeframe 
thereafter. The recorded meeting notes of the pre-application meeting should be 
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available at the meeting or immediately thereafter and on the Planning File if an 
Application is submitted.   

b. However, PII does not advocate that a new formal pre-application ’Opinion’ process at 
local authority level is introduced. The Planning Authority position is already available 
through its published policies in Development Plans, Local Area Plans etc. so no such 
process is required. Moreover, such a provision risks adding significantly to costs and 
timescales for pre-application engagement with Planning Authorities who can only arrive 
at their decision on foot of review of the detailed Application itself together with 
information and opinions provided by third parties through the open consultative 
processes. The current pre-application process is generally considered to work well, 
subject to some refinement as we have suggested. 

c. The absence of a Further Information option for An Bord Pleanala in an SHD application 
has been a matter of concern for applicants and the property industry and has been 
identified by PII from the outset as being one of the most significant aspects of the SHD 
system requiring reform. PII submits that a provision for Further Information requests by 
the planning authority is an essential requirement of the process, particularly having 
regard to the scale and complexity of major Housing applications. In recognition that the 
absence of the RFI has helped significantly to reduce Application processing times 
through the undoubted improvement in the quality of Applications the basis for RFIs 
could be strictly confined so as to aid processing. PII is willing to help develop the 
narrowing of criteria towards those ends such as in instances where it is necessary to 
enable the planning authority grant permission and where the issue cannot be dealt with 
by means of condition attached to a grant of permission and the only other alternative is 
the refusal of permission. 

d. It is respectfully submitted that the nature and scope of FI requests is best addressed 
through clearly drawn up, defined requirements set out in Guidelines issued to planning 
authorities in respect of SHD type applications, rather than seeking to define this in 
legislation. 

e. Finally, the administrative practice of processing of Planning Applications is an 
increasingly complex and important core role of Local Government. The administration 
of this process is specialised and demanding and is carried out by competent people in 
support of the process. It is submitted that the designation of this post be recognised and 
the scope extended so that a single identified person is the core contact with 
responsibility for the oversight of all Application, Pre-application, Appeal and related 
processes is designated this defined role. The emergence of such a discipline holds the 
possibility of the development of optimum administration of processes without the need 
for technical involvement.  

(vi) The implementation of SHD and planning permissions generally, can take some time and can 
take up to 5 years or more in some cases.  This can arise for reasons including viability issues, 
the need to await clearing certain infrastructure upgrades, funding issues and so on.  In some 
cases, it arises because the applicant or developer is waiting for price rises and greater 
returns.   

(vii) It is likely that the “Use it or lose it” clause will result in a significant reduction in investor 
confidence and commitment to housing development in Ireland nationally and internationally 
and will reduce the number of applications and permissions granted and therefore, housing 
supply.  It is also likely that it will result in significant increased risks for investors in housing 
in Ireland. 
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(viii) Given the very significant costs of a large-scale housing planning application which can be 
€500,000, €1m, or greater, it is important that a reasonable timescale is given to implement 
such a permission.  The “Use it or lose it” clause is likely to result in a reduction in housing 
supply, rather than any increase in both the short and medium term. 

(ix) Instead of a “Use it or Lose it” clause the focus should be on providing incentives for applicants 
to commence development and overcoming other barriers to commence, in particular in 
relation to the compliance system. 

 
Judicial Reviews 

a. There is an urgent need to review the existing system for Judicial Review (JR) of planning 
decisions.  There has been an exponential growth in Judicial Review challenges to planning 
permission, and it is no exaggeration to observe that there are now almost weekly precedent 
judicial decisions about Strategic Housing Development (SHD) and Strategic Infrastructure 
(SID) decisions by An Bord Pleanala (ABP), combining to undermine the very basis upon which 
the operation of planning is based, with significant impact on planning permissions for 
housing development. With 26 SHD and SID cases already listed for hearing between March 
and October 2021, that pace shows no sign of abating and indeed is still accelerating. This has 
prevented the delivery of more than 5,300 much-needed residential units and bedspaces; it 
has frustrated the delivery of more than 530 necessary social and affordable units. The 
majority of challenges to An Bord Pleanala decisions have been successful based on judicial 
assessments of planning/technical matters. 

b. ABP needs to be sufficiently resourced to have every aspect of its assessment procedures for 
strategic housing and infrastructure peer-reviewed from a legal risk perspective, at a 
minimum. 

c. There is a strong correlation between the increasing numbers of JR challenges and the 
changes to rules relating to the protection from costs for those bringing challenges. The 
proposed introduction of a proportionate cost cap would force objectors to carefully consider 
any potential challenge to the validity of the work done by ABP. 

d. Property Industry Ireland requests the urgent completion of the General Scheme of the 
Housing and Planning and Development Bill with urgent attention given to the operation of 
JR procedures as a high priority of that review. 

e. There is urgent, perhaps temporary, need for additional resource to support the heavy 
workload of the Courts list. 

 
10. Infrastructure and Warranties  

i. Increased investment by Irish Water (IW) and increasing the provision of capacity of Irish 
Water networks serving development land is key. Many sites which have received planning 
permission [both SHD and normal] are held up by constraints in the water network. The 
capacity of IW infrastructure is of real concern. Many sites now have capacity or upgrade 
issues. This is a real concern going forward. IW needs funding and adequate resources as 
housebuilders cannot always bear this cost and are often not in a position to resolve the 
issues. 

ii. The legislation around compulsory purchase orders also requires review. The process is slow 
and does not assist in bringing forward solutions in a timely fashion. A change to the 
legislation would assist Irish Water.  
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iii. Insurance provisions and collateral warranties required by the HFA and AHB sector which are 
disproportional to the scope of work of individual consultants and contractors are driving up 
costs unnecessarily and many cannot secure the requisite insurances in the market. 

 
11. Land Development Agency 

a. The remit of the Land Development Agency (LDA) must be to build homes on public land for 
affordable purchase, social housing and cost rental.  

b. The LDA needs to be a vehicle for enablement, civic influence, and delivery.  Its whole 
philosophy should be one of partnership in the public interest. 

c. The LDA needs to work alongside house builders/developers to jointly develop homes to meet 
the target numbers.  

d. On Public Land and LDA owned land the LDA should focus on delivering a much higher 
proportion of affordable units with a lower proportion of open-market units. This could be 
done through direct development where there is a very low proportion of open-market units. 
However, where there is more than 20% open-market units on a given site, the LDA should 
implement JV/partnership structures with housebuilders to deliver the schemes.  

e. On other land, non-public land, the LDA would not be involved in development but rather 
would play a significant role of unlocking, unblocking, master planning and facilitating the 
delivery of housing on large strategic ‘other land’ banks in Census towns where there is 
demonstrable need for the LDA to intervene as master developer to bring landowners 
together to unlock housing and then procure the delivery of housing through housebuilders. 

f. An audit of the cost of housing delivery by all public agencies, including the LDA, is essential 
to deliver production and value for money, so that public expenditure benefits the many, not 
the few.  While national land strategy should have the key objective of reducing the cost of 
building land, public land nonetheless still has a value and therefore public land strategy 
needs to be kept under review. 

 
12. Skills and Staffing  
  

i. Government and the Property Sector need to demonstrate as an industry to those students 
coming through the education system that skilled labour offers real and long-term career 
potential. If those steps are not being taken now the skilled labour shortage will be a much 
bigger problem in the medium term.  

ii. A revised and more attractive apprenticeship programme tailored to the modern, tech-
focused generation of students should be looked at in detail. 

 
13. Procurement 
An absolute priority for the Government should be the reform of the State Procurement process, 
which, through its excessive focus on process is neglecting necessary emphasis on outcomes. 
 

a. The use of frameworks for the procurement of social housing will greatly accelerate the 
procurement process which is currently a significant system bottleneck. It has been calculated 
that the use of framework led procurement can reduce procurement timeframes by at least 
60% versus conventional public procurement approaches (Lalor et. al, 2020). 

b. Framework use will facilitate early contractor involvement (ECI) which prevents downstream 
delays in terms of logistics and design related challenges. 
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c. The successful consortium can take responsibility for planning applications – freeing up local 
authority resources for other complimentary tasks such as further site identification and 
development. 

iii. Procurement competition should evaluate bidders based on Key Result Areas (KRA) which not 
only include standard cost and technical parameters but also increasingly important 
considerations such contractor sustainability and building whole life cycle costs. 

iv. By rewarding high performance business practices in house building, the government can 
incentivise quality. This has the potential to motivate quality building practices, instead of 
motivating a “cost minimisation” approach which is often seen in the industry. 
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land input costs in many locations must be zero or close to zero. The IPI believes land reform 
is a foundation policy on which affordable homes will be delivered. The IPI supports a 
systematic review of land to cover land pricing, betterment, management and activation 
(drawing from experience and practice since the seminal Kenny Report of the 1970s).   

In the shorter-term, taxation measures should be applied to assist in land speculation, 
hoarding and inactivation.  This includes a reintroduction of windfall tax provisions on the 
uplift of land valuations through planning, and the site value taxation targeted at land-
hoarding.  Windfall and site value tax can encourage the more sustainable use of land by 
encouraging development of under-utilised, serviced, zoned and accessible lands in urban 
area, thereby promoting consolidation in line with national policy (NPF). 

D. Ramp up Publicly-Financed House Building Programmes  

The IPI advocates for a ramping up of publicly-financed building programmes to deliver at 
scale affordable housing comprising cost rental homes, social and affordable purchase homes 
in mixed tenure and mixed-income communities within mixed-use neighbourhoods.  
Affordable housing is the foundation stone of sustainable communities and is the building 
block that will realise the compact growth targets of the NPF.   

E. Provide a level playing field between greenfield and brownfield development while ensuring 
full utility of the national building stock  

Sustainable city, town and village centres are dependent on appropriate use of their building 
stock and, in particular, the reactivation of vacant and under-utilised and vacant spaces. 
Refurbishment and reuse of vacant and under-used properties will provide an excellent 
opportunity for Local Authorities to provide housing, including social housing, within existing 
town and village centres, as well as providing an alternative to greenfield and dispersed rural 
housing.   Housing is key to vibrant and safe urban centres. Housing on urban infill and 
brownfield sites will be critical in meeting the National Strategic Outcome of compact growth.  
It is essential that a ‘level playing field’ in the market, between refurbishment and reuse, the 
development of infill sites and brownfield lands, and the development of greenfield lands for 
housing should be created. This will require a range of targeted fiscal measures and supports 
to incentivise the development of urban infill lands and to address current market reluctance 
and bias.   

F. Achieve sustainable rural housing through the provision of serviced sites in towns and villages 

Sustainable alternatives to the construction of one-off housing in the countryside must be put 
in place. The IPI supports the delivery of affordable, appropriately-configured serviced sites 
for self-build in our towns and villages as one of a number of alternatives to one-off housing 
in the countryside.  

 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & families)? 
What short or long-term actions should be taken to increase the scale and speed of delivery and 
improve approaches to delivery of housing? 
 

Housing is an integral component places and communities. Housing development is planned and 
delivered through the planning system. It should, therefore, be guided by the same fundamental 
principles that underline the planning system, i.e. the objectives of sustainable development, the 
collaborative plan-led approach, clear decision-making and proactive implementation, monitoring and 
review. 
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A. The relationship between land and diverse and affordable housing 

There is a shortage of land for affordable and social housing. The existing public sector land 
bank is finite.  The Land Development Agency (LDA) has the capacity to deliver integrated 
housing including market, affordable and social homes at scale within mixed-use and 
sustainable residential communities on strategic urban lands through a flagship programme 
of projects nationally. The LDA will be an exemplar of participative area-based planning with 
a holistic methodology of urban regeneration. Critically, Local Authorities should be further 
empowered and resourced to acquire land for shorter-term and strategic housing 
development. With depressed market values in many urban centres and problems of 
dereliction, vacancy and underuse, this is an ideal time for Local Authorities to increase levels 
of public land and property ownership in urban centres.  

 
B. The role of Integrated Local-level Planning in achieving mixed-tenure and typology diversity in 

housing delivery  
 

Arguably, the role of the planning system is to channel change to realise public policy goals, 
including integrated housing delivery (market, affordable & social homes), to achieve a sum 
of physical, economic, social and environmental objectives greater than their individual parts. 
The achievement of ‘shared visions’ effecting transformative urban regeneration and new 
place making in greenfield locations are evidenced in Local Area Plans and Strategic 
Development Zone (SDZ) Planning Scheme implementation. More detailed and 
comprehensive local level planning provides the certainty of outcomes needed for all 
stakeholders in delivering housing along with the necessary social and physical infrastructure 
and services. SDZ planning schemes have been a model of such plans, where a shared vision 
of place and certainty of outcomes are set out (for example around housing numbers, mixture, 
typologies and location) and provide a robust means for decision-taking at development 
stage. 

 

C. Potential new local-level plan for housing delivery 

With the expiry of the development management provisions for Strategic Housing 
Development in 2022, and the appropriate return of decision-making to Local Authorities, 
there is potential for a new plan instrument for Local Authorities for similar scale 
developments.  This would take the form of a more detailed and integrated, local-level, 
planning scheme or masterplan for appropriately designated strategic development areas. 
These would clearly set out the location, density, mixture and qualities of housing, along with 
all other social, environmental and physical infrastructural and service needs for sustainable 
communities.  A plan instrument such as this will provide the certainty of outcomes needed 
for public and private providers of housing, for infrastructural and service providers and the 
community.  It will also set out the framework for high quality, sustainable places based on a 
coherent, shared vision.  In addition, later development management processes could be 
streamlined, on the basis of consistency with, and absolute commitment to, the agreed and 
detailed plan. 

 

D. Co-ordination and alignment of housing delivery 

To increase housing output there must be greater coordination between bodies such as 
Transport Infrastructure Ireland, Irish Water and Local Authorities as well as more funding for 
essential infrastructure. Historically inadequate investment in wastewater and water 
infrastructure is causing difficulties in framing County Development Plans and in some cases 
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is limiting options for the sustainable development rural villages and smaller towns. The IPI 
favours investment in delivering wastewater and water service infrastructure for villages and 
rural towns which can contribute to balanced regional development and provide sustainable 
and attractive places to live and work, within a compact development model. 

 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities?  
 

The implementation of housing policy must be pro-actively managed at local level (down to the level 
of the street and the infill development site) to achieve a diversity of housing typologies to 
accommodate singles, couples and families with children, our ageing population and people with 
disabilities in mixed tenure and mixed-income affordable homes. The planning system must be 
adequately resourced, in terms of staffing and budgets, to deliver the quantum of housing, services 
and infrastructure required to support sustainable communities.  
 
Housing delivery will need to be supported by appropriate planning guidance for development 
management.  The recently issued (April 2021) guidelines and toolkit for Housing Need and Demand 
Assessments (HNDA) to support Housing Strategies, should be rapidly deployed across Local 
Authorities. HNDA requires assessment of specialist needs, for example for older people and those 
with disabilities.  These needs should be appropriately provided for in the Housing Strategy and 
Planning Policy of City and County Development Plans and the lower-level Local Area Plans and SDZ 
Planning Schemes. 
 
The Housing for All policy and action plan should articulate and set out a coherent approach to the 
development of a greater suite of options for housing for our ageing population and people with 
disabilities.  
 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add? 
 

The Programme for Government proposes Housing for All as its housing mission. Affordable housing 
can be a key building block for compact growth.  

A mix of housing typologies and mixed tenure options including, affordable ownership, cost rental, 
social and market homes, will support the social and economic function, and consolidation of urban 
centres and inner suburbs.  It will also provide choice of home and address the established 
unsustainable market trend towards suburban and peri-urban home formation (which may be 
intensified post-pandemic working and living arrangements). 

A ‘shared vision’ approach combining sustainable urban planning (that is collaborative, plan-led and 
area-based) and state-led housing affordability, will support the underlying objectives of sustainable 
development. 

 

Yours sincerely,  
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Planning Institute (IPI)

2. Briefly describe your organisation?
300 character(s) maximum

The Irish Planning Institute (IPI) is the largest professional membership body for spatial planners operating 
on the island of Ireland. Some 900 Members work right across the planning system – in planning 
consultancies, for developers, in Planning Authorities, An Bord Pleanála and Central Government

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Please see the attached document for the Irish Planning Institute's response. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Please see the attached document for the Irish Planning Institute's response. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 
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3000 character(s) maximum

The implementation of housing policy must be pro-actively managed at local level (down to the level of the 
street and the infill development site) to achieve a diversity of housing typologies to accommodate singles, 
couples and families with children, our ageing population and people with disabilities in mixed tenure and 
mixed-income affordable homes. The planning system must be adequately resourced, in terms of staffing 
and budgets, to deliver the quantum of housing, services and infrastructure required to support sustainable 
communities. 

Housing delivery will need to be supported by appropriate planning guidance for development management. 
The recently issued (April 2021) Guidelines and toolkit for Housing Need and Demand Assessments (HNDA) 
to support Housing Strategies, should be rapidly deployed across Local Authorities. HNDA requires 
assessment of specialist needs, for example for older people and those with disabilities. These needs should 
be appropriately provided for in the Housing Strategy and Planning Policy of City and County Development 
Plans and the lower-level Local Area Plans and SDZ Planning Schemes.

The Housing for All policy and action plan should articulate and set out a coherent approach to the 
development of a greater suite of options for housing for our ageing population and people with disabilities. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The Programme for Government proposes Housing for All as its housing mission. Affordable housing can be 
a key building block for compact growth. 

A mix of housing typologies and mixed tenure options including affordable ownership, cost rental, social and 
market homes, will support the social and economic function, and consolidation of urban centres and inner 
suburbs.  It will also provide a choice of home and address the established unsustainable market trend 
towards suburban and peri-urban home formation (which may be intensified post-pandemic working and 
living arrangements).

A ‘shared vision’ approach combining sustainable urban planning (that is collaborative, plan-led and area-
based) and state-led housing affordability, will support the underlying objectives of sustainable development.

7. Do you have any supporting data or other material that you would like to upload?

Yes, the Irish Planning Institute has prepared a response in the below. 

Please upload your file
cea07924-bca8-4d8d-82ee-e23ad617d619/IPI_Response_to_Housing_for_All.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.
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Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: c2e4f9d3-40f2-431d-85f9-85dc505efa0b
Date: 04/05/2021 16:48:40

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Eastern & Midland Regional Assembly 

2. Briefly describe your organisation?
300 character(s) maximum

Regional Government in Ireland 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Having regard to the housing objectives in the PfG the Eastern and Midland Regional Assembly (EMRA) 
would like to highlight the role of the Regional Assemblies and the Regional Spatial and Economic Strategies 
(RSES), which have been adopted for all three Irish Regions. The RSES is underpinned by the three key 
principles of healthy placemaking, climate action and economic opportunity for all. The RSES will also 
support PfG and the implementation of Project Ireland 2040 in helping to achieve balanced regional 
development and sustainable compact growth in the Regions.

A key priority is to promote the integration of Guiding Principles for Healthy Placemaking (Section 9.4 of the 
RSES) in the design and layout of all new developments, to promote good urban design, enhanced public 
realm, and opportunities for walking, cycling and active lifestyles, in order to create healthy and attractive 
places. The RSES provides a long-term framework for planning and development by local authorities and 
the review of city and county development plans in line with the RSES Settlement Strategy which includes;

•        Championing the Capital City of Dublin as a smart, climate resilient and global city region; securing 
Athlone, Drogheda and Dundalk as Regional Growth Centres, acting as regional economic drivers and 
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providing support for their wider catchment areas; and promoting a network of large economically active Key 
Towns that provide employment and services to their surrounding areas; supported by Self-Sustaining 
Growth Towns, Self-Sustaining Towns and a network of multifaceted Rural Places.  

•        Delivery of compact growth and urban regeneration including measures to achieve compact the 
provision of housing and supporting infrastructure to enable the population growth identified as part of the 
RSES and PI 2040 (NPF) urban development targets of at least 50% of all new homes within or contiguous 
to the built-up area of Dublin city and suburbs and a target of at least 30% for other urban areas.  

•        The Dublin Metropolitan Area Strategic Plan (MASP), which was prepared as part of the RSES, 
provides further detail on the delivery of housing and enabling infrastructure on strategic development sites 
to ensure the delivery of sufficient zoned and serviced lands to accelerate housing delivery in the right 
locations in the Dublin Metropolitan Area.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The delivery of housing in the region has been largely market driven with people’s choice of where to live 
and work often driven by affordability.  Addressing housing supply and affordability will require a suite of 
cross sectoral measures that reflect the interplay between land values, building costs and fiscal and planning 
policies. Local authorities, approved housing bodies, and other sectoral agencies should be resourced with 
adequate skills, support and resources to drive the delivery of high quality social and affordable homes and 
sustainable communities. 

The RSES sets out a number of Regional Policy Objectives (RPOs) which relate to housing and 
regeneration, which include;

•        Support for local authorities, approved housing bodies, and other sectoral agencies in the provision of 
a greater diversity of housing type and tenure (RPO 9.3)

•        Design standards for new apartments and developments that meet the needs of a wider demographic, 
including provision for an ageing population (RPO 9.4)

•        Support for local authorities in the preparation evidence based Housing Needs and Demand 
Assessments (HNDA) to inform housing polies that provides for diverse demand (RPO 9.5)

•        Support local authorities and other relevant agencies such as the Dublin Region Homeless Executive 
in addressing homelessness (RPO 9.6)

•        Support the Land Development Agency in coordinating and developing large strategic landbanks 
particularly on public lands in urban centres to enable regeneration (RPO 9.7)

•        To work with local authorities, government departments and relevant agencies to promote compact 
growth, and where appropriate the use of Compulsory Purchase Orders, and other incentives to promote 
active land management and infrastructure delivery particularly on public lands (RPO 9.8)
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•        To support at a national level effective management of waste and contamination related to brownfield 
sites (RPO 9.9)

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Changing household formation trends will require a range of housing typologies including student housing, 
smaller units and flexible designs that are adaptive for people’s full life cycle to meet their housing needs 
today and in the future.   Two key priorities are set out below;

1.        To ensure provision of housing to meet a range of diverse needs, the RSES supports the integration 
of Housing Needs and Demand Assessments (HNDA) to inform housing policies in the preparation of city 
and county developments plans, in line with Ministerial Guidelines. The integration of evidence based HNDA 
will inform the provision of specialist housing including for older people, people with disabilities, homeless, 
travellers, international protection applicants, students. 

2.        To ensure provision of inclusive housing, the RSES supports the integration of principles of Universal 
Design in the design and layout of new developments, and sets out a number of Regional Policy Objectives 
(RPOs) which relate to housing for all;

•        Promote integration of family friendly and age friendly strategies in local authority policy and decision-
making including provision for flexible housing policies, buildings and public spaces that are accessible for all 
and to avoid segregation (RPO 9.1)

•        Support local authorities and sectoral initiatives to increase active participation and social integration of 
minority groups (RPO 9.2)

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The Eastern and Midland Regional Assembly Regional Spatial and Economic Strategy was made by the 
members of the Assembly on 28th June 2019.  
The RSES is a strategic plan which identifies regional assets, opportunities and pressures and provides 
appropriate policy responses in the form of Regional Policy Objectives. At this strategic level it provides a 
framework for investment to better manage spatial planning and economic development to sustainably grow 
the Region to 2031 and beyond.  
The RSES and associated documents can be found on https://emra.ie/final-rses/

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file
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What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Attachment re Mica/Pyrite issues in North West (MABS Money Adviser’s views) 

‘Homeowners in Donegal & Mayo have been living with the effects of MICA for over 10 
years.  Travelling on any road, in Inishowen in particular, the evidence is clear and 

widespread.  Individual houses and housing schemes are widely affected.  Hairline cracks, fissures, 
plaster falling off walls, and structural movement, it’s all there.  Very visible.  But what isn’t so visible 

is the absolute torment homeowners are living with, day after day.  Their homes are crumbling 
around them and no matter how hard they fight for help, they are finding obstacles at every turn.  To 
date there are only 3 houses approved as yet for remedial works through the ‘MICA Redress Scheme’ 
Housing for All- Programme for Government: Defects  
We will:  

• Examine the issue of defective housing in the first 12 months, having regard to the recommendations
of the Joint Oireachtas Committee on Housing report, ‘Safe as Houses’.

 Recommendation (4.i) Government should establish a redress scheme to assist
home owners with latent defects- Although the Redress Scheme came into effect
through  S.I No 25 of 2020 “Dwellings damaged by the use of Defective Concrete
Blocks in Construction (Remediation() (Financial Assistance) Regulations 2020, this
scheme was described in the ‘Defective Concrete Blocks Grant Scheme’ May 2020 as
being ‘a scheme of last resort for affected homeowners in County Donegal and
County Mayo, who have no other practical options to remediate their dwellings.”
Most homeowners have neither ‘any other resources to remediate their dwellings’
nor the resources to enter the ‘Scheme’.

 4. ii. The mission statement of the Redress Scheme should be: “Ordinary owners
who purchased in good faith should not be liable for the costs of remediation
caused by the incompetence, negligence or deliberate noncompliance of others”
Although the scheme has been established, it requires that homeowners cover the
cost of 10% of the remedial works.  Most homeowners do not have access to the
funds needed to fund that 10%.  They are also then required to cover the cost of
alternate housing while their houses are being fixed, in many cases where
demolition and rebuild are necessary, this may require alternative accommodation
for 6-8 months. There is a scarcity of affordable rental accommodation as it is, it
would be infinitely harder to source accommodation on a short term lease without
bearing the cost of doing so.  Many of our clients whose properties have been
affected by MICA are already in mortgage arrears and this is causing a barrier to
access to credit.  In essence they cannot afford to fix their homes but they cannot
afford not to either.

 4. iii;  The redress scheme should provide an information and advice service for
those affected by non-compliance and regulatory failure: In our experience
homeowners need access to an advice service in relation to this scheme, as clear
user friendly advice and direction is not available to them at present.  Most practical
advice is given within the scheme by some of the engineers involved or through the
local county councillors.  The application form itself is unwieldy with much
supporting documentation, all of which has to be uploaded onto the local authority
system and this is often a challenge, especially for those who have literacy or
technological challenges.  Many I have spoken to are so overwhelmed by the
enormity of the task that they feel unable to even engage.
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 iv. The redress scheme should examine a number of possible funding mechanisms
for assisting owners affected by pre 2014 non-compliance including: - An industry
levy funded levy matched by Government funding - Allowing home owners to
write off the costs of remedial works against - their tax liabilities - An interest free
loan scheme to assist home owners fund the cost of - remedial works- It is our
understanding that none of this has happened yet,  certainly in terms of access to
funding towards the remedial works. Homeowners affected by MICA, especially
those who  are in arrears with their PPR mortgage, do not realistically have access to
credit.  They will have to borrow from family and friends to fund remedial works.  In
some cases, depending on the level of remedial works required and in many cases
this is full demolition and rebuild, the possible cost to the homeowner is in the
region of €30,000+

• Bring forward law reform to improve the legal remedies for homeowners who are dealing with
defects.

 To our knowledge only a handful of legal cases have being taken in relation to the
MICA issue in Donegal, to date.  Primarily because it is too expensive to instigate
legal proceedings and because there was little regulation in place at the time of
building, on which  they can base legal action.   Law Reform in this regard, as a
matter of importance, would be very welcome.

• Ensure that the remediation fund for Pyrite and Mica is fully drawn down.

 It is our understanding that because of the challenges homeowners face in relation
to finding the funds to enter the MICA Redress Scheme i.e Up-front costs in relation
to engaging an engineer to do an initial assessment  approx. €5000+,  and trying to
source funds for the  commitment to 10% of the remedial works, the numbers
entering the scheme have been low.  To allow more to enter the scheme, therefore
drawing down the full fund, is critical to the success of the scheme.  To date only 3
properties have been approved for the scheme.

• Assist owners of latent defect properties, by identifying options for those impacted by defects, to
access low-cost, long-term finance.

 This is crucial to the success of this scheme.  These homeowners should not be
further disadvantaged by having to incur the high cost of credit.  On this point also, it
would be of huge benefit to MICA affected homeowners with mortgages in arrears,
to be allowed enhanced forbearance measures which take their situation as a whole,
into consideration.  Notwithstanding the contractual commitments entered into in
relation to the mortgage debt, the impact of the MICA issue has a tangible effect on
the homeowner’s ability to address their mortgage debt.  Both in terms of the
additional costs of maintaining a property with MICA and also because of poor
advice, given by many over the years, in relation to the merit of maintaining
mortgage repayments, contributing to mortgage arrears. Appeals have been made
on a number of mortgage arrears cases citing Section 36 & 37 of the CCMA, but to
no avail.
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

MABS (Money Advice and Budgeting Service) - comprises 10 Companies and is funded and supported by 
the Citizens Information Board (CIB) - see www.mabs.ie for more details

2. Briefly describe your organisation?
300 character(s) maximum

MABS helps people on a low income to cope with debts/control of their own finances. It is a free, confidential 
and independent service.  Since 2015 in excess of 10,000 borrowers in late stage mortgage arrears/ at risk 
of losing their home have been assisted by MABS. MABS is the gateway to Abhaile.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

A priority for MABS, (mentioned just twice in the POG), is ' accommodation arrears' and their effective 
management.  We have access to housing (mortgage) arrears data published by the CBI and also on local 
authority rent arrears and mortgage arrears as published by the Department.  There is no national data set 
on rent arrears in the private market.  As an organization that works primarily with clients who are in debt, we 
believe a comprehensive national strategy on accommodation arrears management across all tenure types 
would be beneficial.  Such a strategy would 1) aim to identify and resolve arrears on all accommodation 
types early 2) recognise that life-events (illness, bereavement, separation, unemployment etc.) can cause 
any household to fall into arrears on a 'no-fault' basis 3) distinguish in terms of both data, and approach, 
between those who cannot pay and those who won't pay 4) be focused, as the key priority, on avoiding the 
risk of homelessness and the attendant costs to the individual, society and the State.
Thereafter, we view ‘affordability’ as the key priority and link this to ‘supply’. The Housing (Miscellaneous 
Provisions) Act 2009, defines ‘affordable housing as housing where costs do not exceed 35% of net 
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household income, other definitions (UK suggest that the figure may be 25% of gross income).   Many MABS 
clients’ accommodation costs far exceed these thresholds and their accommodation is unsustainable, long 
term, unless something changes.  
The very quick 'pivot' made by so many to remote working has created the opportunity for more balanced 
regional development which could not have been achieved otherwise and now means that many workers do 
not need to locate in more expensive urban locations.  This will of course impact pricing and affordability 
outside the major urban centres and does not negate the need for many, in particular State employees 
(Gardai, hospital staff, teachers, social care workers etc.) to work 'on site' and live in/near more costly areas 
and their accommodation needs are also a priority.  There is a huge opportunity however to rebalance 
accommodation costs (and achieve multiple other social, environmental and economic gains) through the 
facilitation of remote working as a tenet of sustainable balanced regional development.    
The ‘starter’ home is well established in Ireland, however there is much less housing geared to the needs of 
older adults or any clear pathway between the rental and mortgage markets that would enable a household 
to ‘gear-shift’ with ease at different life-stages, from the single renter, to the couple in the first starter home, 
the household with children, the empty nest.  Instead many get stuck at different stages attracting housing 
costs that would not be necessary if the right type of housing was accessible.
Defects 

An adviser's experience of Mica/pyrite in her region is attached after 7
.  

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

MABS view is that macro-economic policy encompassing regional development, employment creation 
outside of major urban centres and sufficient supply of appropriate housing stock are the key elements in 
achieving a functioning property market.  The last recession imposed a serious lag in this regard and 
‘Rebuilding Ireland’ recognised the array of actions that needed urgent progression. We have a second 
significant set-back with COVID-19, both in terms of lost incomes/earnings capacity and time lost.   MABS 
advocates that innovative solutions are required to increase supply including incentivising the development 
of derelict sites in all locations.  

The cost of homeownership (and rental costs in that market) as a percentage of household income will 
continue to place many Irish households in a financially vulnerable situation until such time as both social 
and commercial residential housing stock supply issues are substantially addressed with the overall aim of 
driving down accommodation costs.  There are various definitions of ‘affordable housing’ (35% of net income 
Ireland (2009) or 25% of gross income UK (2007)).  In many cases based on the budgets MABS develops 
with its clients, real accommodation costs are far in excess of these levels, with clients very often continuing 
to pay 'top-ups' on HAP to landlords to secure a home and defaulting on other bills and foregoing essentials 
to prioritise accommodation costs.   This is a vicious cycle that drives our clients further into debt to other 
creditors; utilities, State creditors etc.  
For these reasons, and as a priority, the payment of 'top-ups' by HAP tenants must end, to make their 
accommodation costs more affordable and sustainable (and to moderate costs within the private rented 
sector generally). 

In its pre-budget submission 2021, https://www.citizensinformationboard.ie/downloads/social_policy
/submissions2020/cib-prebudget-sub-092020.pdf
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CIB/MABS proposed an urgent review of the Household Budget Scheme (HBS) which is viewed by MABS 
as exceptionally useful in ensuring that social housing tenants are supported in continuing to make 
payments to their landlord.  Additionally, and having seen the benefits of the HBS scheme, MABS proposes 
that a similar scheme is needed for people who are waged to ensure that priority payments (rent, mortgage, 
utilities etc.) are routinely paid on a sustainable basis.   

The Fair Deal Scheme must ethically and responsibly encourage and facilitate the renting out of vacant 
properties when the owner vacates the property to reside in a nursing home on a long-term basis.  This will 
increase supply and reduce the economic cost of future care, but safeguards are necessary to ensure there 
is no risk to the home owner.  

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

MABS focus is on assisting low income households and accordingly their needs are our priority.   Over the 
course of the last recession that focus broadened to encompass people in employment who had 
experienced a reduction in income and a consequent risk to their housing security.  That focus remains, 
however we are noting the aging of our client base and, in recent years, fewer younger people using our 
service.  Both trends give rise to cause for concern.  

With regard to younger people, the reasons could be manifold, but a driver could be that younger people, 
who heretofore may have been living independently, are instead living with their parents.  Eurofound data 
shows 47.2% of Irish people aged between 25 and 29 live with parents  

This is a pattern we note in casework with older clients, who increasingly have adults residing with them.  
With regard to the growth in older clients (those 65 and over), the trend is attributable to households having 
significant debt (both housing and other) post retirement.  Both trends are relevant to this submission and 
point to a need to find sustainable solutions to the housing crisis with urgency.  In the case of older clients, 
options like ‘trading down’ are simply not viable where they are accommodating adult children who, in turn, 
lack alternative options.  

MABS works extensively with separated borrowers, where a single person is often carrying the 
accommodation expenses previously carried by a dual-income household.  Finding solutions in such cases 
is exceptionally difficult.  We also have concerns about single people, without children as they age and their 
vulnerability to a loss of income.  

MABS has placed a focus in 2020 on domestic violence and coercive control (both within and outside 
intimidate partner relationships).  There is a need to improve access to emergency housing for those 
experiencing Domestic Violence and also to note that the issue cited above, of adult children residing with 
older parents, can give rise to risk of coercive control where an adult child refuses to contribute to household 
costs, driving parents further into debt and risk to housing security,  

Advisers have highlighted the need for more bungalow-type housing for those with Disabilities and Older 
people.  As well as the shortage of housing for those with children with disabilities who stay on the housing 
lists for longer sometimes until a house already in stock can be adapted to their needs.  
National Traveller MABS  focus on the financial inclusion of Traveller families and the accommodation needs 
of Travellers are a focus across MABS see.  https://www.ntmabs.org/publications/development/2018
/culturally-appropriate-affordable-accommodation-for-travellers-report-june-2018.pdf
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In all of these cases there is a need for greater supply matched to the needs of all of these disparate 
groupings and a focus, in all cases, on avoiding the accumulation of arrears that could lead to a risk of 
homelessness.  

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

MABS sees the impact of the difficulties in the housing market every day. In every pre-budget submission 
over the past decade MABS has flagged issues relating to accommodation affordability and the housing 
security of its clients.  
MABS, sees necessary linkages between HfA and a best practice and strategic approach to accommodation 
arrears management/resolution both through better landlord/tenant and loan owner/mortgage holder 
engagement and via the work of MABS and via personal insolvency.  In the CIB/MABS pre-budget 
submission 2021 (which is an upload to this submission under Q7) we set out  detail on policy changes in 
those domains that are also relevant to this submission. The majority of MABS clients have several stressors 
and while resilient, competent and capable in many ways, often come to MABS overwhelmed and unable to 
cope with their financial situation and unable to identify a sustainable way forward without support, 
assistance, the forbearance of their creditors and a little time.  For some, loss of ownership of the family 
home is inevitable, and Mortgage to Rent therefore vital, as an alternative to the displacement of the 
household, as are more inventive solutions in personal insolvency, the exploration of new long-term 
solutions such as inter-generational mortgages, debt for equity swaps (where equity permits) and lifetime 
loans – all of which would greatly enhance the options available for those with long-term affordability issues. 

7. Do you have any supporting data or other material that you would like to upload?

Yes: we draw your attention to: MABS statistics https://www.mabs.ie/en/about_us/mabs_statistics.html.
CIB/MABS pre-budget submissions https://www.citizensinformationboard.ie/en/publications/social_policy
/prebudget_submissions.html. Submission from adviser on Myra /Pyrite uploaded below

Please upload your file
3714698d-6caf-4e0d-9085-230a4595ff29
/Attachment_re_Mica_Pyrite__NW__Housing_for_All_Submission_-MABS_Adviser_expereince.docx
6b0614e8-79dd-42d1-8fd5-82874b026e42/cib-prebudget-sub-092020__1_.docx

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf
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Contact

housingforall@housing.gov.ie
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Contribution ID: 7ab38545-7f06-452a-bc5f-d6c4b7542ff3
Date: 04/05/2021 17:20:31

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

The Office of the Planning Regulator (OPR) 

2. Briefly describe your organisation?
300 character(s) maximum

The Office of the Planning Regulator (OPR) was established to ensure that public interest is at the heart of 
Ireland’s planning process and that through information, data and knowledge sharing between all the 
stakeholders in the planning process we will continuously improve and enhance quality. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Broader objectives such as sustainability and the environment, particularly climate action are also key. 
Influencing the location of future housing provision through planning policies, as a major element of our built 
environment, plays a key role in achieving wider public policy aims in terms of sustainable development.   

In line with the OPR’s mandate and for the purposes of this submission, we focus on the theme of ‘Planning 
and Reform’. The Programme for Government clearly confirms that the National Planning Framework (NPF) 
as its context for strategic planning policy and its broad elements such as compact growth, urban and rural 
regeneration and active travel based development have been broadly endorsed by a wide array of 
stakeholders. Development of the Housing for All policy is a key opportunity to work on additional 
implementation supports for the NPF, particularly its high level priorities and policy principles in Section 6.6. 
Such supports could focus on regeneration and renewal that will mobilise supply and lock-in sustainability 
regardless of who is providing the housing.
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While all stakeholders must address the issue of supply of housing across all types and tenures, achieving 
that sustainably and in a plan-led fashion is going to be where significant challenges exist that Housing for 
All could help.

A starting point is to require all local authorities to quickly and consistently prepare Housing Need and 
Demand Assessments (HNDA) to ensure each are playing their part in both enabling and directing the 
provision of differing types and tenures of housing and in line with the spatial policies of the NPF.

Positively, local authorities have recently been advised by the Department of a pilot methodology for 
Housing Need and Demand Assessment (HNDA). However, it would be a missed opportunity not to ensure 
that all local authorities prepare HNDA’s to inform their statutory Housing Strategies required as part of their 
development plans under Part V of the Planning Act. A programme of training could still be put in place 
between the Department, OPR and local authorities in the use of the HNDA Tool.

An important benefit of the HNDA process is that it would enable an evidence-based conversation at 
community level in relation to what the data tells us about future housing needs, affordability, realistic 
demand for home purchasers, the needs of the rental sector and specific sectors of housing demand 
including for any purpose built student accommodation and homes for older persons.

Evidence can inform the planning process and counter a trend towards an increasing level of adversarial 
conflict and litigation in relation to specific housing projects going through the planning process. Together 
with an increased use of digital planning tools, including GIS Asset Mapping and 3D visualisation tools, 
greater public policy clarity could build much better consensus in the delivery process. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Our independent assessment role of all local authority and regional assembly forward planning affords the 
OPR with a good vantage point in the plan-making and implementation aspects of housing delivery. Because 
our forward planning process has not yet caught up with newer and well-grounded strategic planning and 
housing policies, housing projects often get caught up in contentious debates about whether a particular 
form of housing in a particular location is appropriate. The level of legal challenges of An Bord Pleanála 
decisions on strategic housing development planning applications is a good yardstick of this.

Therefore, a process of sustained effort to review city and county development plans and local area plans so 
that they are evidence based (using HNDA) and give clarity and certainty to all stakeholders and are borne 
of a community level consensus as to the development futures of local areas is critical. And this needs 
investment of human and technical resources at local authority level that the OPR is seeing signs of serious 
deficiencies around, compounded by the disruptive effects of CV 19, which will hopefully ease in coming 
months.

In the absence of proper and timely preparation of plans, the work of this Office is at times coming across 
situations where, in the context of ongoing development plan reviews, current imperatives around housing 
delivery are being used to justify development proposals that do not sit comfortably with wider and longer-
run policies in relation to areas like climate action, sustainable mobility, sustainable communities, water 
resource management and decarbonising our society and economy or indeed community consensus. This 
stores up potential for planning-stage conflicts and uncertainty. Better plans are key to addressing this – 
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underpinned by HNDA. Once HNDA informed development plans and housing strategies are in place, the 
local government system could be resourced and supported in putting in place implementation strategies to 
actively chase the achievement of their housing targets across the various type, tenure and locational 
yardsticks of their development plans. In this regard and from an organisational perspective, planning, 
housing, infrastructure, community and climate Directorates within local authorities need to work together not 
silo-ed as has been the experience at times in the past. 

An associated challenge concerns ongoing failures in our collective housing system that mean housing that 
is affordable to all cannot be delivered in and around our town and village and city cores.Virtually all new 
home delivery is either or both new construction and on greenfield land, with high environmental and climate 
costs factoring in all inputs that Ireland will not be able to afford in future given its climate obligations. We are 
at risk, despite laudable policy objectives to the contrary, of persisting with a ‘business-as-usual’ model.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Rebuilding Ireland had a lot of good elements that began a process of addressing a somewhat historical 
disconnect between spatial planning policy and housing policy.

Priorities that Housing for All could pick up from previous housing policies could include:

a.        Urgent and mandatory completion of HNDA across all local authorities, allied to investment of human 
and technical (i.e. training) resources across the local government sector;
b.        Pursuit of Housing Delivery Action Plans derived from HNDA across local authority Directorates 
aimed at monitoring progress and with a view to mobilising action where targets for particular types, tenures 
or geographies are not being met or are being over-provided;
c.        A key role for the Land Development Agency working with all local authorities and other public lands 
owners in mobilising to the maximum the potential of the public land bank in delivering high-quality, well 
located and serviced, affordable and mixed tenure communities at the heart of our cities, towns and villages;
d.        Further reform of Part V of the Planning Act that is not delivering and at high cost in relation to the 
units being made available for purchase;
e.        Urgent and rapid reform of legislative and regulatory mechanisms that are holding back or obstructing 
regeneration;
f.        Actively incentivising re-use of the thousands of empty properties in existing urban fabrics; and
g.        Introduction of specific targets for the delivery of housing for an ageing society at local authority 
development plan level. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Housing for All will renew our collective focus in delivering housing in a sustainable way.  The challenge is to 
provide housing in the short term but also to ensure that the housing improves people’s quality of life over 
the long term.The long term vision for Ireland's housing future as contained in the National Planning 
Framework (NPF) aims to "balance the provision of good quality housing that meets the needs of a diverse 
population, in a way that makes our cities, towns, villages and rural areas good places to live now and in the 
future".    
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To help achieve this the National Core Principles, as set out in section 6.6 of the National Planning 
Framework (NPF), should be carefully reflected in Housing for All. 

Building upon these National Core Principles it is recommended that by employing a framework of 
knowledge development in respect to wider policy goals such as active travel and climate action; sharing of 
examples of good quality infill schemes and case studies of innovative good planning outcomes within 
Housing for All and action plan; along with utilising participatory processes to structure conversations about 
place will facilitate a broadening in the narrative that compact growth equates only to high rise and point to 
the many sustainable paths to housing delivery.

7. Do you have any supporting data or other material that you would like to upload?

The development of promised well being indices outlined in the Programme for Government presents further 
opportunities to embed quality of life and place considerations in housing policy. 

In this regard, research work supported by the OPR with the Royal Town Planning Institute (RTPI) titled 
“Measuring What Matters – Planning Outcomes Research" and jointly funded by the Governments of Ireland, 
Scotland and Wales, along with the Ministry of Housing, Communities and Local Government provides 
valuable background and context (Please find supporting data and material available at: https://www.opr.ie
/planning-performance/) 

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.

511



2

The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Respond

2. Briefly describe your organisation?
300 character(s) maximum

Respond is an Approved Housing Body and service provider, working all around Ireland for over 39 years. 
Our vision is that every family and individual in Ireland will have high‐quality housing as part of a vibrant and 
caring community. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 
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3000 character(s) maximum

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

7. Do you have any supporting data or other material that you would like to upload?

Yes, please find attached. 

Please upload your file
7bb56997-a545-4941-803c-89bcf27ae9ac/Respond_Submission_to_Housing_for_All.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Introduction  
 
The current housing crisis is, at its core, a crisis in social housing and it is having negative impacts on 
the overall housing market with wider impacts on health, transport and the economic sustainability 
of the country. Most significantly, it has left people living in homelessness or in housing insecurity 
with 8,238 in emergency accommodation1 while 61,8802 remain on the social housing waiting list. 
57,630 people are in receipt of Housing Assistance Payment (HAP) while living in the private rental 
sector.3 
 
Respond support the Government’s determination to tackle these issues in Housing for All. As a key 
stakeholder in the new Housing For All strategy, Respond, an Approved Housing Body (AHB) and 
service provider, are committed to playing our part. We currently have 1,566 homes in construction 
and on site. We own and manage over 4,000 social housing tenancies across the 26 counties and we 
have committed to building 3,500 over the lifetime of our current strategic plan, 2019-2023. We 
have already built over 60% of these so we are well on the way to meeting our target.   
 
Respond believe in building homes and improving lives and to that end, we also provide a range of 
services for families and individuals within our communities. This includes emergency 
accommodation with 24/7 support for families who are homeless in six Family Homeless Services, 
three Day Care Services for Older People, 17 Early Childhood Care and Education, Family Support 
and Refugee Resettlement services.  
 
We see Respond as a body focused on finding practical solutions, delivering more homes for people 
that need them and maintaining comfortable homes for our existing tenants in communities where 
people want to live. We are pleased to make this submission to Housing for All. We also fully 
endorse and support submissions from the Housing Alliance, the Housing First Platform and 
Homeless Network Dublin.  
 
Building Homes  
 
Affordability at the heart of housing. 
State funded social and affordable housing is essential to society and should not be a commodity or 
profit opportunity per se. Affordability will be greatly enhanced through the delivery of social and 
affordable homes by Local Authorities, Approved Housing Bodies (AHBs) and the Land Development 
Agency on a not-for-profit basis. Private sector banks, lenders, funders, developers, construction firms 
and professional service providers will have a key role in providing services to these groups at fair, for-
profit prices that ensures value for money for the taxpayer.  
 
Cost Rental Equity Loan (CREL) 
Respond are very pleased to be selected for participation in the Cost Rental Equity Loan (CREL) 
scheme. We have already been involved, with our partners, in delivering the 50 cost-rental homes 
on Enniskerry Road as part of the Cost Rental Pathways project currently under construction. 

1 Department of Housing, Local Government and Heritage February 2021 report, published on March 26th 2021. 
Available online at: https://www.gov.ie/en/publication/b5b46-homeless-report-february-2021/  
2 Housing Agency (2020) Summary of Social Housing Assessments 2020. Available online at 
https://www.gov.ie/en/publication/970ea-summary-of-social-housing-assessments-2020-key-findings/ 
3Central Statistics Office (2020) Social Housing in Ireland 2019 – analysis of Housing Assistance Payment (HAP) 

scheme. Available online at 
 https://www.cso.ie/en/releasesandpublications/ep/p-hhwl/socialhousinginireland2019-
analysisofhousingassistancepaymenthapscheme/  

516



 
We ask for a multi-annual Budget from Government to invest in cost rental housing as a permanent 
tenure and ensure appropriate allocations are made in future budgets and beyond the initial pilot 
programme. We suggest a comprehensive review of the pilot scheme with a view to ensuring that 
we have a sustainable long-term model for affordable rental housing. Some kind of safety net 
(protection) for AHBs in the long-term in the event that the market changes and cost rental homes 
are no longer affordable is also essential.  

Increase the social housing stock by more than 50,000, with an emphasis on new builds. 
Respond are keen to play our part, along with other AHBs, to deliver a significant and increasing 
share of the Programme for Government commitment of increasing social housing stock by more 
than 50,000 with an emphasis on new builds. To do so, it is essential to have a multi-annual Capital 
Investment budget to allow for planning and maximum efficiency. There should be an increase in 
Capital Investment budget for social housing building specifically for Capital Advance Leasing Facility 
(CALF) allocation and the associated Payment and Availability (P&A) allocation to ensure the scheme 
keeps pace with demand.  
 
Value for Money 
Leasing 
It is a long and strongly held view of Respond that private sector leasing is not value for money and 
we welcome the report from the Department of Public Expenditure and Reform which upholds this 
view4. Private sector leasing has an inflationary effect on the cost of land and construction and it 
does not provide tenants with lifetime homes. Housing for All, as a policy, should restrict and phase 
out private sector leasing for social housing over a set period of time.  
 
Cost of Land and Construction 
Tax incentives for investment funds, combined with generous leasing schemes, result in increases in 
the cost of land and distort the housing market to the disadvantage of affordability, social housing 
and first time buyers (ultimately also impacting on the Exchequer). Government supported and/or 
funded tax incentives and housing delivery programmes should be prepared, analysed and evaluated 
with a view to ensuring they do not inflate the cost of land and/or construction.  
 
Part V 
Respond fully support the restoration of Part V from 10% social to 20% social and affordable. Part V 
housing units in developments are an effective way of ensuring some of the gains from growing 
private housing supply go towards those at the lower end of the income distribution5. Discretion 
should remain with Local Authorities based on local social housing need and tenure mix but this 
should never be less than 10% social. There should be flexibility to complete off site deals if value for 
money can be demonstrated.  
 
Classification 
The commitment to achieving reclassification to NPISH status for AHBs is welcome. It is imperative 
that the Department of Housing, Local Government and Heritage continue to work with the AHB 
sector to make the changes necessary for this reversal.   

4 Department of Public Expenditure and Reform (2018) “Spending Review Current and Capital Expenditure on 

Social Housing Delivery Mechanisms.” Available online at 
https://assets.gov.ie/7306/1c928b26874e4433b3d11c1172702528.pdf 
5 National Economic and Social Council, (2011).  “Approaches to Land Management, Value, and Betterment” 
Housing in Ireland: Background Paper 7. Available online at: 

http://files.nesc.ie/nesc background papers/NESC 112 bg 7.pdf 
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Adding to the national housing stock 
Respond is focused on adding to the national housing stock through direct construction, rather than 
relying on existing stock, ensuring that we are not taking away from first time buyers. Housing for All 
should encourage all Approved Housing Bodies and Local Authorities to prioritise this and include an 
active incentive not to rely on existing housing stock.  
 
Land Development Agency 
Approved Housing Bodies can play a pivotal and essential role in the mobilization of housing delivery 
on public land. The existing methodology of delivery by AHBs and Local Authorities for social and 
affordable housing is proven and experienced. Respond has over 38 years of experience in the 
building and delivery of homes and in ongoing tenancy, housing and asset management alongside 
community development and support. Future policy should carefully assess the necessity of 
replicating these established capabilities within the Land Development Agency (LDA). 
 
Right to Housing 
Respond operate under the two guiding principles of a Human Right to Housing and Social Justice. As 
such, we warmly welcome the Programme for Government commitment to a referendum on the 
right to housing. Any calculation of Housing Need must take into account all of those who will have 
such a right including those in refugee resettlement programmes and direct provision. Respond 
believes that the ongoing development of policy in relation to Direct Provision should not be 
divorced from wider housing policy.  
 
Housing Commission 
Respond welcome the commitment of the Programme for Government to establishing a Commission 
on Housing and urge that this is established as soon as possible with a wide remit to look at housing 
within society and the wider economy. The remit should be long-term and wide ranging, with a view 
to building a national consensus on housing, having regard to the principles of fairness, effectiveness 
and sustainability. As a stakeholder in the housing sector, Approved Housing Bodies should be 
represented on the Commission.  
 
Sustainability 
We consider sustainability in all forms to be imperative to the continued successful delivery of social 
and affordable homes though retrofitting, future proofing of homes, maintenance, vibrant mixed 
tenure communities, tenancy engagement and tenant voices. 

Ending Homelessness 
Respond provide emergency accommodation with 24/7 wraparound support in six services, five in 
Dublin and one in Limerick. The impact of homelessness on families is increasingly well documented 
by qualitative research and as a provider of family homelessness services we see this every day. 
Research undertaken in Ireland indicates that homelessness has profound impacts on the basic 
needs, social and emotional development, and school life of children. The effects on homelessness 
on children include feelings of low self-esteem and isolation leading to self-harm, to exhaustion and 
developmental delays and illness67.  

6 McKenna, G., Scanlon G., (2019) Home Works: A Study on the Educational Needs of Children Experiencing 
Homelessness and Living in Emergency Accommodation p. 46. Available online at 
https://www.childrensrights.ie/sites/default/files/submissions reports/files/Home%20Works%20Study%20on%20t
he%20Educational%20Needs%20of%20Children%20Experiencing%20Homelessness%20-
%20Full%20Report.pdf 
7 Irish Human Rights and Equality Commission, (2019) “Comments on Ireland’s 14th National Report on the 
Implementation of the European Social Charter”. Available online at: https://www.ihrec.ie/documents/comments-
irelands-14th-national-report-implementation-european-social-charter/ 
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Prevention: 
Continued and increased funding for primary and secondary homeless prevention services such as 
the Interim Tenancy Sustainment Protocol (ITSP). 
 
Quality of emergency accommodation 
Resource improvement in the quality of emergency accommodation including family homeless 
services. Own door accommodation is the preferable option to support autonomy, independence 
and family functioning. This is based on our experience and learning from providing family homeless 
services. Measures needed include the further role out of the National Quality Standards Framework 
(NQSF) and further investment in trained and qualified support staff. It is essential that funding is 
not diverted from other essential services such as homelessness prevention, Housing First etc.  
 
Funding of Housing First 
The contracts for delivering Housing First programmes as part of the National Implementation Plan 
were assigned on the basis of a competitive tendering process, and all these contracts will be due for 
renewal during the period covered by Housing For All. The delivery of Housing First requires a high 
degree of co-operation and collaboration between homeless NGOs, AHBs, Councils, Heath bodies 
and other stakeholders. The design of the tendering process for the next phase of Housing First 
should be designed to minimise the disruption to these collaborations, while remaining transparent 
and committed to highest quality of provision for Housing First tenants. There should be a multi-
annual programme in place for the funding of Housing First.  
 
Support for Families and Children 
Ensure there is funding available so that families and children who are homeless have support 
available to them as needed e.g. Trauma Informed Care, Child and Youth Support, Mental Health 
Support. The commitment in the Programme for Government 2020 to the provision of relevant 
support services and dedicated funding line to deliver health and mental health supports for people 
who are homeless with complex needs is critical. This funding and support must be extended to 
families and children as required.  
 

 

 
We would be pleased to discuss any aspect of this submission.  
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Health Services Executive

2. Briefly describe your organisation?
300 character(s) maximum

My role in HSE is to deliver a model of care for homeless people with complex and multiple other support 
needs as part of an integrated housing and health policy. My priority group that receive my support are 
people with a history of rough sleeping and long term users of emergency accommodation.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The main are that my service are experiencing difficult is the need for more one bed units that are urgently 
required to support our clients. Clients who i support are mainly single male and female who are receiving 
support for their complex needs and generally register for social housing as a single person. We are 
experiencing long waiting lists for our clients due to the lack of availability of one bedroom units. The housing 
crisis has seen an increase in demand for families to access affordable housing, but through our own 
professional experiences there appears to be a lack of one bedroom units been constructed and have to rely 
on older one bed properties becoming available for our clients.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 
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3000 character(s) maximum

The waiting lists for social Housing is very long especially outside of the capital. There has been a significant 
increase in the construction of social housing projects but there remains a large demand for single bedroom 
units as this population  in my experience are the ones who have been on the housing list for a considerable 
amount of time. There needs to be more of an incentive for local authorities to access CAS funding to 
prioritize the demand for this type of housing. In the private rented sector there is difficulty in clients 
accessing private rented accommodation. This is due to increasing rent demands and some of the clients 
having difficulty meeting HAP criteria. I believe a way to support this would be a closer working relationship 
between landlord and regional local authorities to make it feasible for landlords to rent out properties to local 
authorities who then would use these properties to rent to HAP clients.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

There needs to be more priority given on housing lists outside the capital. In some regions there is no 
schemes available to over 55 single or disability clients. There needs to be a priority list given to a person 
over 55 that they will be able to make an application for senior citizen housing and they would get priority on 
a new list. I believe that CAS funding should be accessed to look at sheltered community housing for people 
with disabilities just like what is operating currently for our aging population. People with disabilities should 
be able to access community supports so it is important that their housing need is met by adequately 
constructing homes in the community that they can access their supports through services and through each 
other.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

I think it is highly beneficial to have this policy out for revision and am hoping that changes will continue to be 
implemented so that different population groups all can have easier access to having their own homes

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
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Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P
 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Tarasis Enterprises 

2. Briefly describe your organisation?
300 character(s) maximum

Tarasis Enterprises creates innovative solutions for the future of living.  We operate four core divisions 
Housing, Healthcare, Wellbeing, and a Foundation each with a common thread of tackling social issues 
including housing, healthcare, homelessness, and inequality.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Post pandemic review of the supply and management of rented housing in Ireland, is the model fit for 
purpose, who are the collaborative partners involved in this, what are the immediate and most urgent needs 
vs the longer-term strategy.  Wraparound support services offered that address more than the immediate 
housing need, which will promote continued independent living of the vulnerable, at risk and aging 
population (domiciliary care, support services, etc). Housing Standards - what impact does sub-standard 
housing have on existing health budgets; how can this potentially lethal challenge be addressed as a matter 
of urgency so that the physical and mental health & wellbeing of tenants/residents is not at further risk?

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 
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3000 character(s) maximum

Recognition that housing needs change throughout an individual/family’s life cycle.  Is the housing tenure 
model fit for purpose, agile enough to adapt to households breaking up, forming, reforming, personal 
situations and the level of support required, changing?
Minimum standards in place across the rental - social, affordable, and privately rented. Households should 
be able to freely move between tenures as they so wish. 
The Private Rented Sector has an important role to play regarding the flexibility of tenures. There is less risk 
to the state as they do not have to provide nor manage the properties in this sector, it is landlords who take 
this risk. It is important to prevent retraction of investment in this sector.
Create new models to increase owner occupation e.g., equity sharing. 
Increase the use of private sector leasing that can provide flexible options for local authorities who have 
inadequate availability of social housing. In Northern Ireland, Homecare Housing is one of the largest 
managers of private sector leased properties with a portfolio of over 1,100 properties. This proven and 
established model is used widely by the NI Housing Executive.
The use of temporary accommodation, particularly those with shared or communal living in a post covid era 
must be reduced as evidence consistently demonstrates the impact it has on mental and physical health. 
The State should make more use of innovative housing solutions by providing a range of contemporary, eco-
friendly and versatile modular space solutions. These can be designed offsite and delivered quickly and 
provide energy efficient solutions to the highest specifications delivering much needed accommodation for 
individual households either on a temporary or permanent basis.  See attached Fabraco brochure.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

A clear, consistent strategy to support the ageing population in terms of housing that is consistent across all 
local authorities.

Identify key partners/providers with a proven track record for delivering a complete wrap-around support 
service that addresses more than the immediate housing need and that promotes independent living for our 
ageing population, vulnerable, disadvantaged, disabled and at risk.  

Invest in community care, floating support services that promotes independent living, allow people to remain 
in their own home, releasing the burden on care homes, hospitals and significant issues and cost associated 
with bed blocking.   so that individuals remain in their neighbourhoods with floating supporting support 
services available. There will also be informal care available from neighbours and family which will lessen 
the burden on the state. 

Poor quality housing exacerbates health problems but physical and mental. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Through its Tarasis Housing division, Homecare Housing and Fabraco Solutions offer: 
•        Affordable solutions to the housing crisis creating homes and communities within a matter of months.
•        Bespoke, modular home solutions built off suite and delivered within weeks.
•        Innovative, design led, precision manufacturing. 
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•        A wrap around housing and support service delivered by a team of industry experts.
•        Established and trusted partner with leading industry bodies 

7. Do you have any supporting data or other material that you would like to upload?

Yes 

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie

527



1

Contribution ID: f093aaf7-346e-40ca-bf72-d3729e6ba9f3
Date: 04/05/2021 17:33:31

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Ibec

2. Briefly describe your organisation?
300 character(s) maximum

Ibec is Ireland’s largest lobby group and business representative body. Our diverse membership comprises 
businesses that are home grown, multinational, big and small and employ 70% of the Irish private sector 
workforce. Ibec has 240 staff in six offices  across Ireland and one in Brussels. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

See attached

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

See attached

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 
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3000 character(s) maximum

See attached

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

See attached

7. Do you have any supporting data or other material that you would like to upload?

See attached

Please upload your file
bbbc4149-846b-4c9b-85c4-21f1ce572b08/Ibec_Housing_Reboot_BLBB.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie

530



4
531



  

Housing for Better Lives & 
Better Business 

 

 

 

 

 

 

 

Ibec Submission on the      

‘Housing for All’ Policy Statement 

and Action Plan 

 

May 2021 

 

  

532



 

 

  

533



Contents 

Contents 3 

Key recommendations 4 

Housing Reboot 6 

Ensure the National Planning Framework is implemented on a local level 6 

Urban living key to sustainable town centres 7 

A sensible approach to building heights 7 

A changing housing and tenure mix 8 

Increased housing supply requires availability of zoned and serviceable land 8 

Ensuring housing supply is not derailed due to lack of supporting infrastructure 9 

Enhanced delivery of social housing 9 

The role of public procurement in improved social and affordable housing delivery 11 

Enhanced delivery of affordable housing 12 

Housing requirements for an ageing population 12 

A national deep retrofit programme 13 

Avail of innovation in the construction sector 13 

Fast-tracking of strategic housing 13 

Project delivery must be supported by a streamlined compliance process 13 

A constructive approach to regulatory compliance 14 

 

  

534



Key recommendations 

Housing is a critical part of the country’s physical infrastructure. Demand for housing has 

not decreased during the current crisis. In fact, supply issues have been exacerbated due 

to Covid. The impact of public health restrictions on construction sites, including full site 

closures, has resulted in a worrying slow-down of output. This has only added to the pent-

up demand. Finally, Ireland’s current housing strategy is due to end in 2021. ‘Housing for 

All’ must allow Ireland to get back on track to ensure delivery of 35,000 homes annually.  

The following are key areas that should be incorporated into the ‘Housing for All’ policy 

statement and action plan: 

➢ Put quality of life at the top of the policy agenda: The pandemic has resulted in 

a major reappraisal of individual and societal policy priorities. The role and scale of 

the State will be greater than before and addressing quality of life challenges in 

areas such as housing will become a much more important factor in life 

satisfaction, and ultimately national competitiveness and prosperity.  

➢ Maintain commitment to the National Planning Framework: Resist making 

rash and misguided changes to the sustainable development objectives at the 

heart of the NPF; addressing housing supply requirements across the country and 

local barriers, such as development contributions disincentivising in-town or urban 

development, should be removed.  

➢ Avoid conservative population projections: Demographic projections, including 

regional and local guidance, must be regularly reviewed so they do not hold back 

future growth.  

➢ Deliver quality and affordable homes: Put in place a new long-term national 

housing strategy to deliver 35,000 homes per annum. Complete the legislative 

passage of the Land Development Agency Bill. 

➢ Focus on the right housing mix and tenure: Tackle the current mismatch 

between what housing is suitable and what is available, which affects affordability 

of housing. ‘Housing for All’ policy statement and action plan must deliver 

appropriate and affordable stock across a broad range of living solutions that meet 

the needs of everyone (e.g. students, young professionals, families, older people 

etc). 

➢ Introduce a Shared Equity scheme: The State co-purchases an agreed 

percentage share of a home, to support affordable home ownership. This will 

ensure that demand for housing is retained and certainty provided for new private 

home construction. 

➢ Change housing design guidance to allow greater density of new home 

development: This will facilitate greater density house, rather than apartment, 

development for those locations where apartment development is unviable and not 

desired by purchasers.  

➢ Ensure a sensible approach to urban building height limits: This will make a 

significant contribution to delivering the core objective of compact, urban growth. A 

focus on height will allow us to address the problems of urban sprawl, housing and 

commercial space shortages and improved densification.  

➢ Continue investment/capital spend on social housing by Government: The 

demands for purpose-built social housing have not dissipated and have only been 

exacerbated by the economic shock brought on by Covid. Social housing should 

be a key part of the PPP project pipeline.  

➢ Maximise non-Exchequer financing opportunities to increase housing 

supply: Covid has led to a substantial increase in the financing options for 

housing projects, including greater EU funding, an expanded EIB lending capacity 

and intensified interest from private finance to fund housing delivery. Expand the 
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Project Ireland 2040 competitive funds to support large-scale urban regeneration 

project.  

➢ Develop a tax increment financing model for local authorities: Government 

should give local authorities approved tools to stimulate local economic 

development. A local authority will have a structured approach to seeding strategic 

development or flagship transformation projects to be repaid from the future 

property tax liabilities.  

➢ Expand the housing options for an ageing population: Facilitate moving 

between existing housing categories to encourage a more efficient utilisation of the 

housing stock. Increase the range of specific housing options for a rapidly ageing 

population including step-down, sheltered and supported housing. 

➢ Encourage the use of modern methods of construction: Government should 

support innovation in the sector by using modern construction methods as part of 

social housing public procurement. 

➢ Back the national deep retrofit programme: Funding for the new national retrofit 

programme must be provided through the NDP; upgrading at least 500,000 homes 

to a B2 rating and installing 600,000 heat pumps by 2030. 

➢ Streamline public procurement for more efficient public spending: Effective 

public procurement will support efforts to reboot and reimagine Ireland. Sufficient 

focus needs to be placed on this area to mitigate project risks, support competitive 

tendering, and to support faster project delivery. 

➢ Ensure judicial reviews become the exception, not the norm: Introduce 

legislative changes through the Planning and Development (Amendment) Bill and 

prioritise its legislative passage. Legislation to incorporate the recommendations of 

the Review of Administration of Civil Justice Report. 

➢ Continue to treat housing as strategic infrastructure: Put in place a new model 

for a fast-track and streamlined application process for strategic housing 

developments. This would avoid a slow-down in new housing supply, better 

address housing targets, and leverage investment under the NDP in supporting 

infrastructure.  

➢ Capacity within the public planning system needs to be examined: An Board 

Pleanála and each local authority must have access to skills critical to a fully 

functioning planning department. A greater pooling and sharing of specialist skills 

between local authorities and other public bodies, involved in planning and 

construction must occur. 

➢ Streamline the compliance process to allow faster project commencement to 

occur: Government should enable faster housing commencement through the 

internationally recognised ‘deemed consent’ model for discharging planning 

conditions. The statutory timelines introduced in recent legislation must be 

implemented.  

➢ Connect the better regulation agenda to the new housing strategy: Reduce 

project risks through greater regulatory certainty. Remove unnecessary and costly 

red tape, which can threaten the viability of a project. Aligning with better 

regulation principles is consistent with maintaining good quality and effective 

standards. 
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Housing Reboot 

The biggest single domestic driver of competitiveness pressures is the lack of housing 

supply. Continued shortages of affordable housing in Ireland threatens to undermine the 

achievement of many of our economic policy goals – including the attraction of overseas 

investment into Ireland, the promotion of third-level education, the reduction of emissions 

and the improvement of household incomes and wellbeing. In addition, the lack of housing 

is a key driver of an acute social crisis. There is a clear link between housing availability, 

affordability and our economic competitiveness. The cost of accommodation is a key factor 

in the decision if and where workers locate in Ireland.  

The submission takes into consideration the housing objectives set out in the Programme 

for Government. Other objectives that should be incorporated into the ‘Housing for All’ 

Policy Statement and Action Plan have also been included. It addresses the main 

obstacles to delivery of housing across tenures and household types. Specific actions for 

ambitious, better, and faster delivery of housing have been identified. The areas detailed 

below should be prioritised over the coming decade to deliver housing for better lives and 

better business.  

Ensure the National Planning Framework is implemented on a local level 

Spatial planning policies at local, regional, and national levels must resist making rash and 

misguided changes to the sustainable development objectives at the heart of the National 

Planning Framework (NPF). Compact, urban growth, not ineffective low-density measures, 

must be implemented through alignment of local development plans with the NPF. The  

Ireland is a low-density country. This has significant implications for policy making. 

Dispersed development affects the cost of transport infrastructure and service provision, as 

well as impacting sustainability and our quality of life. There are environmental, economic, 

and social benefits of denser living that Ireland has not yet fully harnessed in urban, 

suburban, or rural areas. Density is not solely a concern for the metropolitan areas. 

Correctly planned, densifying towns and urban centres will allow them to unlock and drive 

growth regionally and be more sustainable. 

Transport infrastructure, the cost of living, sustainability, and the built environment are all 

affected by how well space is utilised and they play a role in determining the quality of life. 

Globally, the past 50 years has been a period favouring suburbanisation and urban sprawl. 

More recently the trend has been reversed. There is a return to focusing on the city core as 

the focal point for growth. 

Irish cities are behind international competitors in terms of population densities. Paris has 

double the population density per square kilometre than Dublin, and it is five times greater 

in London. Why is density important? Cities concentrate productivity, innovation, and 

creativity. Higher density cities are more successful across these areas. Therefore, 

increased density is crucial to a metropolitan region’s economic future. It can enrich 

character, place and identity, which boosts attractiveness and overall competitiveness. 

The five metropolitan areas will require a significant increase in density. A new pragmatic 

approach must be taken by their constituent local authorities, supported by all appropriate 

national guidance to ensure well-designed higher density development can be delivered in 

specific locations. Higher density development can encourage more affordable housing by 

spreading construction costs across more housing units within a development, which also 

increases the viability of site development and works. The planning hierarchy should 

champion well designed and higher density developments within the metropolitan areas 

without loss of high-amenity green spaces.  
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Each active land management strategy ranging from metropolitan through to local 

implementation must fully support the objectives of compact, smart growth through urban 

infill. However, local authorities across the country must not apply blanket density 

requirements (e.g. arbitrary units per hectare) on a county-wide basis. There have been 

cases of urban density requirements being applied to rural locations. This effect being 

housing suitable for a particular location not being provided. Blanket county-wide 

requirements could also prevent the construction of more homes in more suitable, urban 

locations. Density requirements should be tailored to the specific area to ensure the 

appropriate housing is delivered in the right areas. 

Urban living key to sustainable town centres 

Achieving greater diversity of land use within urban areas will aid sustainable rejuvenation. 

This requires a better and more appropriate balance between residential, retail, and other 

commercial or business activity. According to the OECD, the crisis provides an opportunity 

to develop a new long-term strategy for urban spaces based on accessibility to amenities 

and services. This replaces previous thinking of designing cities from solely the logic of 

mobility, which has led to unsustainable commuting patterns. It requires a focus on the 

“localisation of the Sustainable Development Goals”, “the 15-minute city” and “tactical 

urbanism”. Above all, it is a core pillar of the National Planning Framework (NPF). This 

fundamental shift will require a collaborative approach between local businesses, the local 

authority and Government to be successful. 

Encouraging higher density within our towns will prove important.  For example, we must 

not ignore the changing dynamics within our urban areas, including Georgian or historic 

quarters. Not too long ago these areas were favoured for office-use, but demand for these 

traditional types of premises has shifted, leaving such buildings either vacant or partially 

unused. New regulations regarding the conversion of vacant commercial premises for 

residential use can be used to provide additional housing supply. This would help to 

breathe new life into inner-core urban areas. A renewed focus on our Georgian quarters 

can help rejuvenate key areas within our cities, in addition to identifying other commercial 

premises that could be suitably and sustainably converted to residential use. The new 

regulations regarding conversion of vacant commercial premises for residential use also 

help to make our urban centres safer. This measure, which supports a diversity of uses 

within a public space, is highly effective at promoting the concept of passive or natural 

surveillance and is a key component of crime prevention through environmental design. 

A sensible approach to building heights  

A sensible approach to urban building height limits will make a significant contribution to 

delivering the core objective of compact, urban growth. A focus on height will allow us to 

address the problems of urban sprawl, housing and commercial space shortages and 

improved densification.  

A common argument against tall buildings is that Dublin is a low-rise city. This understates 

the low-level of building heights across the country and more worryingly, in our key urban 

centres. We lack a common definition of ‘low rise’. Average building heights in Dublin are 

lower than other cities across Europe, including comparably sized cities like Amsterdam, 

Copenhagen, and Stockholm. Paris is regularly cited as an example of a city that is low-

rise. However, Paris’s building height average is 30% higher than here in Dublin. It also 

has double the population density. How is this possible? Paris has been consistent in its 

approach across the city.   

The approach taken by local authorities is inconsistent and incoherent. Developments in 

Cork City and Dún Laoghaire-Rathdown (e.g. Sandyford) are taller than projects initiated in 

the Dublin City Council area. Blanket restrictions on height in local development plans 

have resulted in sites within areas in need of redevelopment and regeneration, being 
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underutilised, sterilised or inadvertently making a proposed development financially 

unviable. 

Planning authorities must integrate increased height into their forward planning process. 

Local development plans must incorporate the Urban Development and Building Heights 

Guidelines for Planning Authorities (December 2018) during the current review process. 

This ranges from default minimum height standards such as six storeys within central 

urban areas. The ‘comply or explain’ principle should apply, where developments lower in 

height must be justifiable.  

Dublin’s four local authorities, for example, should come together to develop a specific tall 

buildings strategy, earmarking locations for such development. The Council on Tall 

Buildings and Urban Habitat considers ‘a building of 14 or more storeys – or more than 

50m in height – could typically be used as a threshold for a “tall building”’. This is double 

the permissible height for residential developments in central Dublin. Of the 14 specific 

areas identified for mid-rise (up to 50m) and taller (above 50m) buildings, we already have 

examples of failed planning applications in these areas despite their designation in policy. 

Development plans must include a clear statement on taller buildings in relation to 

sustainable development, within appropriate locations within the metropolitan area. In 

developing policy on building height, attention should be paid to international best practice 

in urban design and regeneration. There should also be acknowledgement that clusters of 

well-designed taller buildings can provide housing and make a beneficial contribution to 

their surrounding streetscape and skyline. The focus should be on actively promoting good 

design within the context of place-making. 

A changing housing and tenure mix 

Ireland will see a steady increase in the number of new households being formed, 

reflecting the growth in population coupled with a decline in average household size. 

Based on these forecasts, we estimate that nationally new household formation will 

average over 36,000 per annum between 2018 and 2046. Each of these households will 

need a home. This will involve a combination of owner-occupied and renting households. 

There is currently a mismatch between what housing is suitable and what is available. This 

affects affordability of housing and ultimately Ireland’s ability to attract or retain people. The 

demand for homes is also driven by changes in the average household size. 

The new national housing strategy must account for the required change in household mix 

and tenure. We need the right mix of housing in the right areas, in accordance with suitable 

and sustainable development practices. It is important that the region’s housing policy 

adequately accounts for the expected demographic changes that will impact the housing 

stock and mix required over the coming years. A holistic view of housing is required, 

allowing for an appropriate mix of location, type, tenure and accommodation. Students, 

young professionals, families, and an older population all have different housing needs. 

Increased housing supply requires availability of zoned and serviceable land 

Increasing the availability of zoned and serviceable land will be essential to meeting 

Ireland’s housing needs. It is critical that funding is available to ensure sites can be 

provided with the necessary supporting utilities and infrastructure. Only 45% of the cost of 

delivering a new home is accounted for by the build cost. The Land Development Agency 

is to free up land in State ownership, which would not ordinarily be considered for home 

building. However, it has yet to be put on a solid legislative basis. Additional measures 

such as a bridging finance scheme will be required to better utilise the supply of zoned and 

serviceable land suitable for housing.  

Increasing availability of zoned and serviceable land will be essential to the provision of 

homes to house the growth projections set out under the NPF planning hierarchy. All local 

539



authorities are to conduct a Housing Need Demand Assessments (HNDAs). The HNDAs 

should clearly identify the deliverable supply of housing land within a local development 

plan. They should be evidence-based and take into consideration long-term housing 

needs. These would be both housing type, mix and tenue.  

The HDNAs must promote sustainable residential development objectives, bringing an 

additional layer of coherence to strategic planning. Three separate lists of zoned land 

should be categorised and prioritised in their local development plans:  

- Lands which are located in close proximity to nearby, and accessible to, adequate 

services to permit housing development within a three-year timeframe.  

- Lands which require services and infrastructure installation in order to make 

development possible within three to seven years.  

- Lands which require significant infrastructure and services installation in order to 

make development possible beyond seven years.  

The assessment process will highlight the availability of suitable land, including potential 

shortages, available for residential development over the lifetime of the ‘Housing for All’ 

strategy. It should inform capital expenditure decisions on supporting infrastructure to 

unlock development sites. In addition, Government initiatives such as the Urban 

Regeneration and Development Fund, the Rural Regeneration and Development Fund 

should be actively targeted at advancing the serviceability of zoned land in the second and 

third categories to increase the land supply in areas with a strong demand for housing. 

Ensuring housing supply is not derailed due to lack of supporting infrastructure 

The revised NDP will comprise key enabling infrastructure projects that will underpin future 

growth and development across the country. A better functioning planning system is key to 

delivering these projects. However, problems associated with the planning system stretch 

beyond the planning process and judicial reviews. There are factors that can contribute to 

whether a project can succeed or fail through the planning process. This can range from 

utility connections to transport linkages, with public transport becoming an increasing factor 

at the metropolitan level.  

Water infrastructure is critical to achieving the growth targets set out under the NPF. 

Inadequate infrastructure threatens future investment plans which highlights the 

importance of projects such as the Water Supply Project for the Eastern & Midland Region. 

This requires enacting critical enabling legislation including the Water Environment 

(Abstractions) Bill 2020, which will be key to the project securing the necessary planning 

permission. Inadequate water and wastewater infrastructure has a significant impact on the 

supply of serviceable land in areas earmarked for housing and is having a damping effect 

on new house construction in some areas. There are also examples of planning objections 

against housing developments citing inadequate water infrastructure at a wider 

metropolitan and/or regional level.  

Enhanced delivery of social housing 

The State must be more ambitious in its approach to direct building. Increased housing 

provision by the local authority sector would provide immediate economic and social 

benefit across the country. The current delivery target of 12,000 units per annum will not 

be met in 2021. It was also missed in 2020, with public health restrictions playing a part. 

So too has been a perceived lack of public tendering for direct building of social houses. A 

new pipeline of social housing procurement opportunities needs to be urgently developed. 

This could be a combination of Public-Private Partnerships (PPP) or non-Exchequer 

funded social housing bundles, leased, and traditionally procured developments.  

Maintenance and refurbishment of the existing social housing stock will come to the fore. 

The social housing stock is ageing in key urban areas. By 2030, for example, a 
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considerable share of social housing units in the cities of Dublin and Cork will be between 

80 and 100 years old. Maintenance, refurbishment, and potential replacement will become 

an increasing focus of local authorities in metropolitan areas. The age and condition of 

units impact the reletting time of social housing. The social housing stock will also require 

deep and substantial retrofitting.  

Local authorities will need financial support, including the identification of non-Exchequer 

funding, to support effective housing maintenance, retrofitting and refurbishment. Local 

authorities should focus on this area either independently for the larger council areas or 

jointly through a shared service approach. A new model to effectively deliver and manage 

social housing in the longer term should be explored.  

Innovative funding approaches to support housing delivery 

Separate to the shared equity scheme, Government needs to embrace a greater diversity 

of funding and co-funding options. Non-Exchequer funding sources need to be fully 

integrated into the national housing strategy. Local authorities must be empowered to 

transition from the traditional bloc grant finance model for social housing delivery to a more 

strategic approach to financing social and affordable housing, in addition to unlocking 

private supply within their areas. Competitive funding introduced under Project Ireland 

2040 (e.g. URDF) and the Service Sites Fund have helped to shift the mindset but more 

needs to be done.  

Public-private partnerships (PPPs) and alternative investment models such as leasing 

have been deployed in Ireland to increase the availability of social housing. This has been 

complimented by direct purchasing of housing units from private contractors. Ireland must 

also target securing an ambitious share of the available funding from the EU to support 

housing projects and investment priorities such as supporting national public and private 

retrofitting activities.  

Ireland has yet to fully utilise the entire suite of supports offered by the European 

Investment Bank (EIB). For example, support has been sought for social housing, but we 

have yet to use the EIB to support the necessary wider rollout of affordable housing 

schemes. It is supporting pilot affordable housing schemes, such as the St. Michael’s 

Estate pilot cost-rental scheme. Local authorities should be encouraged to engage with the 

EIB and other lenders on putting in place structured and long-term finance arrangements 

to deliver local housing. The EIB also has an advisory role, which regional and local 

authorities should seek out when designing projects, including but not limited to issues of 

funding. Other funders to be considered include the Council of Europe Development Bank.  

The Irish Strategic Investment Fund (ISIF) will be a key public stakeholder along with the 

National Development Finance Agency (NDFA) and the Land Development Agency (LDA) 

in supporting infrastructure finance and delivery under the NDP. Other bodies such as the 

Housing Finance Agency will be required to provide increased levels of finance based on 

strategic need.  

Urban regeneration and rebuilding will require a more hands-on role from local authorities. 

Cities and towns across the country will undergo substantial change over the coming 

decade. More housing is to be situated within urban centres according to the NPF. A new 

model for stimulating local economic development should be implemented to support the 

ambition set out under Project Ireland 2040.  

Tax increment financing is a structured scheme enabling a local authority to support 

redevelopment or regeneration initiatives in a specific location. It is used successfully by 

local, regional, and municipal authorities internationally. Under this scheme, a local 

authority will be allowed to borrow against future local property tax or recurring commercial 

property charges in the area targeted for development.  

This allows early intervention in regeneration initiatives, with local authorities being able to 

self-finance its share of the larger project. It would limit the need for local authorities to rely 
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on central government transfers to finance its activities upfront. It also allows for more 

ambition and innovation to occur than ordinarily would be supported through the 

development contribution scheme process. The local authority would stand to benefit from 

any uplift in recurring property tax payments due to increase in property valuations 

generally across the locality on foot of the development. This model could be a game-

changer in future Strategic Development Zones (SDZs) or other flagship regeneration 

initiatives. 

Finally, many of the development contribution schemes currently in operation are 

inconsistent with the national priority of compact, urban growth. For example, there is a 

general discrepancy between levies on urban and rural residential development. Schemes 

tend to favour out-of-town development, where rates can be as much as 50% cheaper. 

Yet, dispersed development is generally much costlier where the provision of infrastructure 

is concerned.  Local authorities should be mandated to ensure development contributions 

actively encourage the compact growth and urban regeneration agendas. There are 

models that could be followed. Limerick City and County Council has designed its 

development contribution scheme to facilitate urban regeneration and infill of brownfield 

sites. A special rate (€7 per m²) applies to encourage residential development in key urban 

cores, which is 65% lower than the county-wide charge.  

The role of public procurement in improved social and affordable housing delivery 

Public procurement is a cornerstone of the EU Single Market as it is an essential 

component of competitiveness and growth. EU procurement rules are designed from the 

supplier point of view, not the buyer. This is overlooked in national public procurement 

policy discussions.  More flexible and simpler procurement instruments are provided for 

under EU procurement rules, allowing public authorities and their contractors to conclude 

transparent, competitive contracts as easily as possible and at the best value for money. 

Government should examine how other EU Member States procure and deliver social and 

affordable housing within the same regulated purchasing regime. 

The nature of our system of public administration means that the Irish public sector 

marketplace is the most centralised in Europe. There has been a strong focus on 

embedding collaborative procurement across the public sector, which has resulted in an 

aggregation of contracts. The emphasis has largely been on achieving short-term savings 

rather than strategic purchasing. Individual or tailored approaches to specific social 

housing projects have too often taken a back seat to discussions over bureaucracy and 

administrative burden. A better approach all round to procurement benefits companies, not 

just buyers, because after-all strategic procurement is more than a simple transaction.   

There is an urgent need to counter the continued perception around emphasis still being 

placed on lowest price over value for money when awarding contracts to a tenderer. A race 

to the bottom on price can impact the entire supply chain involved in project delivery. This 

can often cause significant problems for the lead contractor due to the unfair transfer of 

project risk, where the risk has been caused by the procurement approach or project 

scoping by the contracting authority. The effect of conditions imposed, including lowest 

price, reduces the competition for projects. This adds significant risk to the overall project 

delivery, undermines project assurance and can add costs and other delays.  

Developing a more collaborative approach between buyers and sellers will also be 

essential. Framework contracts are the most visible manifestation of collaborative 

procurement in Ireland. Aggregation of contracts have the tricky task of achieving 

economies of scale as opposed to diseconomies of scale. Getting it wrong could lead to 

fewer bidders, higher costs, and a lack of innovation. For example, a recent housing 

construction contract called for more than 70 different designs. This is likely to prevent true 

innovation, faster delivery, and secured efficiencies from occurring.  

The ‘Housing for All’ policy statement and action plan must incorporate an urgent review of 

the public procurement strategy for housing. The strategy must be truly collaborative and 
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examine the potential for greater risk sharing between central and local government 

sectors. Local authorities of sufficient scale, capacity and competence should be 

considered for a streamlined approval process for direct building projects. Adequate 

resources and expertise should be put in place to facilitate the correct procurement 

approach (e.g. framework contracts) required. The procurement strategy should also 

support the rollout of standardised and simplified tendering documentation. The strategy 

must support the development of true centres of expertise in this field and promote the 

streamlining of management of contracts.  

Government should also look to the UK’s new guidance on sourcing and contracting public 

works projects and programmes. The Construction Playbook, published in December 

2020, establishes the following clear principles to transform the assessment, procurement 

and management of public works projects and programmes: 

- Set clear and appropriate outcome-based specifications that are designed with the 

input of industry to ensure continuous improvement and innovation. 

- Favour longer-term contracting across portfolios, where it is appropriate. Develop 

long-term plans for key asset types and programmes to drive greater value 

through public spending. 

- Standardise designs, components, and interfaces as much as is possible. 

- Drive innovation and Modern Methods of Construction, through standardisation 

and aggregation of demand, increased client capability and setting clear 

requirements of suppliers. 

- Create sustainable, win-win contracting arrangements that incentivise better 

outcomes, improve risk management and promote the general financial health of 

the sector. 

- Strengthen financial assessment of suppliers and prepare for the rare occasions 

when things go wrong, with the introduction of resolution planning information 

requirements into critical contracts. 

 

Enhanced delivery of affordable housing 

The State’s focus must not be solely on social housing. Affordable housing must make a 

greater contribution to Ireland’s housing mix. A twin-track focus would increase the funding 

the State could borrow from the EIB. Funding is available to support the rollout of 

affordable purchase and cost-rental housing schemes. Separately, the introduction of a 

state-backed shared equity scheme would help families who are able to pay back a 

mortgage but fail to meet the Central Bank macro-prudential rules to buy a new home. This 

would free up rental accommodation and provide certainty for homebuilders. 

Housing requirements for an ageing population 

Ireland’s population is ageing rapidly with the share of the population aged 65 and over 

projected to increase from one in eight to one in six by 2030, and the number aged 85 and 

over projected to almost double. This will have implications for long-term care services and 

will also require new models of living and support within communities. UCD research found 

that most people would prefer to remain living at home for as long as possible and receive 

care when it is needed in their home. Care in the home can also lead to more positive 

health and social outcomes. 

Encouraging people to trade down requires availability of suitable housing within our urban 

areas, particularly within their local community. This could be in the form of new built 

apartments, smaller existing properties, or adapted housing developments for older 

people. These are in addition to sheltered or supported housing options. Specific policies 

may also be required to incentivise mobility. These could be fiscal (e.g. stamp duty 

exemptions, LPT exemptions etc) or based on zoning (e.g. affordable trade-down units). 
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Local authorities will require specific guidance to allow for the right property mix to be 

prioritised in their respective development plans and down to local area plans.  

A national deep retrofit programme 

Irish buildings are an outlier in Europe for their inefficiency and continued reliance on fuel 

oil and solid fuels. Oil is used in 37% of Irish homes and 69% of rural homes. Meanwhile, 

the average Irish house is D-rated on the BER scale. The 2020 Programme for 

Government commits to rolling out a new national retrofit programme, upgrading at least 

500,000 homes to a B2 energy rating and installing 600,000 electric heat pumps by 2030. 

NDP funding will be critical to the success of this policy, helping finance a new deep retrofit 

delivery model and fund an array of financial instruments and incentives to promote 

uptake. With deep retrofits costing between €35,000 and €75,000 per property, the 

allocation must increase significantly on the €3.7 billion allocated in the current plan. 

Funding will also be needed for Ireland’s forthcoming District Heating Strategy.  

Avail of innovation in the construction sector 

Government should support innovation in the sector by using modern construction 

methods as part of social housing public procurement. The construction industry has 

undertaken investment in recent years in critical delivery areas such as improved 

procurement, supply-chain management, off-site construction, on-site execution and finally 

improving take-up of new technologies in BIM, analytics, and automation. This expertise is 

not being fully utilised by Government.  

Fast-tracking of strategic housing 

The Irish planning regime is unnecessarily costly, slow, and cumbersome. Tackling the 

judicial review process will not on its own accelerate the construction of enough new 

homes to meet pent-up demand. Nor will it automatically ensure the timely delivery of 

essential public amenities such as new or upgraded roads, water supplies, sewage 

treatment plants and electricity networks. An Board Pleanála must be urgently provided 

with adequate resources to respond to the increased use of fast-track planning process for 

infrastructure.  

Housing was recognised in law as strategic infrastructure under the Planning and 

Development (Housing) and Residential Tenancies Act 2016. The introduction of the 

Strategic Housing Development mechanism was formally acknowledgement by 

Government, after extensive consultation, that the planning system was not working as 

speedily as intended and needed urgent attention. The fast-track planning process 

introduced was for a limited-period and was extended by two years. Government has 

signalled that the SHD process will not be continued beyond February 2022.  

A fast-track and streamlined planning process for housing is still required. It is needed to 

underpin a new medium-term national housing strategy. Uncertainty must be removed 

because of its impact on the investment climate for housing delivery. A return to the slower 

and more cumbersome planning regime, where most large-scale housing developments 

are appealed to An Board Pleanála, will hinder national efforts to house our growing 

population. Housing must be continued to be treated as strategic infrastructure. 

Government must put in place a mechanism that supports large-scale strategic housing 

delivery, promoting compact, urban growth; higher density development; and the delivery 

of the right housing mix. 

Project delivery must be supported by a streamlined compliance process 

The granting of planning permission is usually accompanied with conditions. Depending on 

the project, these could be extensive and complex. Satisfying each of these conditions 

takes time and results in costly delays between grant of permission and commencement. 

Expediting the project delivery for essential projects such as housing cannot occur without 
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streamlining the compliance process. This will become more important with the end of the 

Strategic Housing Development (SHD) fast-track planning procedure. Generally, the 

applicant needs to achieve the consent of the local planning authority to comply with the 

conditions prior to project commencement. There may be other bodies involved also. 

Timelines should be introduced and adhered to, in terms of securing agreement with and 

for obtaining approval by the applicable authority. 

As a first step, Section 23(4) of the Planning and Development (Amendment) Act 2018 

must be implemented. This can be an important tool in speeding up the compliance 

process. It sets out the timelines relating to a grant of permission to be agreed between the 

planning authority and the person carrying out the development. It also provides a 

mechanism to break the deadlock where compliance submissions are not dealt with by 

planning authorities in a timely manner. This provision benefits all planning permissions. It 

stipulates the requirement for active engagement between the parties and sets a 

timeframe during which this must occur.  

Approaches undertaken in other countries should be rolled-out in Ireland. Our process for 

discharging conditions should be compared with practices elsewhere. The UK introduced 

the ‘deemed consent’ model to address conditions on planning applications as quickly and 

efficiently as possible. For example, samples of materials and finishes to be used in the 

development are lodged with an authority for fixed period, where they are considered 

approved if decision not taken within that timeframe. The Planning Advisory Service for the 

local government sector in the UK stated that “delays at this stage can jeopardise the 

capacity of developers to bring forward development due to delays in ordering materials, 

additional finance costs etc”. The lack of priority and clear processes in dealing effectively 

with conditions can cause confusion about what has been approved and consequent 

problems with enforcement. 

A constructive approach to regulatory compliance 

An effective regulatory regime must be firmly rooted in the outcome desired. It is also 

about enabling the right type and nature of infrastructure investment in the right place. This 

necessitates a shift in the mind-set of policymakers and planners. In fact, a concerted 

commitment to the better regulation agenda can encourage better placemaking and is 

consistent with good design and compliance. 

Regulations must be effective, low-cost and with the least burden on the economy. They 

must be based on sound science, data, or other empirical evidence. For regulations to be 

truly effective policy makers and regulators must have thorough knowledge of the industry 

sector for which they are designed. This is often not the case. Therefore, it is essential that 

stakeholders are consulted during the formulation phase, with their views also sought over 

the lifetime of the regulation. Increased transparency and accountability underpin a better 

regulation system. 

A starting point should be making a clear distinction between planning requirements (e.g. 

design standards) and building regulations (e.g. health and safety, fire regulations etc). 

Those that are non-negotiable should be easily identifiable and set aside. This would focus 

attention on specific State-imposed costs, whether they are beneficial or unnecessary. It is 

a simple but effective methodology: a short evidence gathering phase; identify the main 

issues; evaluate improvement options; take corrective action. Tackling burdensome 

regulations would lead to more affordable homes being delivery.  

Above all, we need a culture of ongoing evaluation of all regulations in force. Regulations 

must always be effective, achieving the desired objectives. As such, their performance 

must be routinely monitored, and corrective measures taken when required. This could 

include streamlining regulations, replacement or simply removing them altogether. If they 

do not work, they just add unnecessary cost to the delivery of projects.  
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Government must prioritise mechanisms that encourage compliance. Public and private 

entities involved in the rollout of commitments under the NDP must be clearly and regularly 

informed of their obligations and what needs to be done for them to comply with given 

regulations. It is not sufficient to focus solely on the direct costs associated with regulation 

(e.g. licence fees etc). Adequate attention must be given to the cost entities incur, in time 

and money, simply complying with a specific regulation.  

Attention on resources, operations and processes of regulators will not be sufficient on 

their own. Government must also examine the overall compliance requirements from the 

perspective of infrastructure delivery under the NDP. Government will need to ensure 

appropriate investment is provided to ensure the delivery of projects are not held up due to 

compliance issues. Due to increased construction, for example, soil waste management 

must be adequately addressed. Government must consider the expected increase in 

demand for management of soil removed from sites. Much of this soil may require 

extensive treatment before being classified as ‘no longer waste’ and appropriate facilities 

should be provided to address this along with easing the current administrative burden. 

Each Regional Waste Management Office should undertake a demand review of the 

available capacity for soil waste treatment to meet NDP commitments. 
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Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Housing First Platform (Ireland)

2. Briefly describe your organisation?
300 character(s) maximum

A collaboration of all the NGOs delivering Housing First in Ireland and committed to achieving and
maintaining the highest standards of service and fidelity.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

Members of the Housing First Platform will be making submissions to the ‘Housing For All’ consultation
process in their own right, but we believe it would be constructive to collectively make the following
proposals specifically in relation to Housing First for consideration in drafting the new strategy.

- Expansion of the Housing First programme

All members of the Platform support the further extension of Housing First, as set out in the Programme for
Government, to widen access to the programme to all people who can benefit from it.

This extension of the programme should consist not only in an increased target for participants but must
draw on the now extensive experience across the country on the barriers and opportunities. In a number of
local authority areas the Housing First programme has been made possible due to part funding from the
Service Reform Fund. This funding is by definition time-limited creating a degree of uncertainty about the
future of a supports which are intended to be provided for as long as they are needed. To further develop
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and expand the programme, clear and reliable long-term mainstream budgets need to be put in place for all 
aspects of the programme.

- Broaden the range of people eligible for the programme
In the first phase of roll out of Housing First, the target group prioritised people who were sleeping rough and 
were long-term residents in emergency accommodation. A similar target was established in the National 
Implementation Plan including locally determined assessments of risk, complex support need and patterns of 
engagement with health and homeless services. In many areas there remain many individuals who fall into 
these categories so that there is scope for increased targets within the same target group. 

However, there is also scope to explore access to Housing First supports for other people with complex 
support needs who do not necessarily fall into these criteria: such group could include: released prisoners 
with complex support needs and no home to return to, psychiatric patients with on-going complex support 
needs and no home to return to, families with high and complex support needs, young adults with high 
support needs. The European Housing First Hub has drawn attention to the capacity of EU programmes to 
support de-institutionalisation to fund elements of such programmes. 

It is important to note that the Housing First Platform is not proposing the extension of the high intensity 
supports available under Housing First to individual with lower support needs, the objective is to identify 
people who are homeless (or imminent risk of homelessness) who have the same high levels of support 
needs at existing Housing First participants.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

•        The supply of and short-term flexibility around 1-beds
For most of the people moving out of homelessness into Housing First tenancies, 1-bedroom 
accommodation is the appropriate housing allocation. However, there is very limited supply of 1-bedroom 
units right across the country, and in some areas, there are no such units available at all. Rebuilding Ireland 
targets were expressed entirely in terms of ‘number of units’ without consideration of the size of units 
required to meet demand. ‘Housing For All’ must set targets for delivery of 1-bed unit and respond to real 
challenges face by developers in increasing the supply of such units (including issues related to planning, 
the profit margins related to 1 and 2 bed units, etc). The targets for delivery of 1-bed units must take account 
of the existing demand for 1-bed units on general housing need housing waiting lists and the increased 
number of 1-person households in the general population.

As the number of 1-bed units increase, ‘Housing for All’ must set out clear planning guidelines to ensure that 
1-bed units are integrated among other sized dwellings, and not concentrated into blocks or onto floors 
(usually upper floors) of mixed block. 
Members of the Housing First Platform, through their housing bodies, are fully committed to building and 
acquiring the maximum number of 1-bed units to expand Housing First. However, while the supply of 1-
bedroom units remains constrained, or non-existent, in some towns and localities, Local Authorities should 
be allowed to use their discretion, based on local knowledge of the housing market, to allow 2-bedroom units 
to be acquired for Housing First tenant in a limited number of cases.
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5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

•        Moving from a 'programme' approach to a 'systemic' approach
While the high intensity of support available to Housing First participants is not needed by a large proportion 
of the people who are experiencing homeless, many other practices and principles of Housing First would 
have very positive impacts if extended across the entire housing and homelessness system. The 
achievements of Finland in bringing about significant and lasting reductions in all forms of homelessness can 
be understood as arising from a decision to implement Housing First not as ‘one-programme-amongst-many’ 
but as a systemic approach underpinning all aspects of its housing and homeless system as it relates to 
vulnerable groups. 

Such is transition is not easily achieved, but the Housing First Platform would welcome the expression of 
such an aspiration in ‘Housing for All’ and is fully committed to supporting such transition.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

The Housing First Platform is a collaboration of all the Irish NGOs involved in delivering Housing First 
Programmes or who support the values and principals of Housing First.

The Platform is committed to establishing and maintaining the highest quality standards and practices in the 
roll out of Housing First across our own services and to supporting our partners to do the same. The 
Platform draws on the range of training, practice and research supports of the European Housing First Hub, 
of which several of our participants are also members.

The contracts for delivering Housing First programmes as part of the National Implementation Plan were 
assigned on the basis of a competitive tendering process, and all these contracts will be due for renewal 
during the period covered by Housing For All. The delivery of Housing First requires a high degree of co-
operation and collaboration between homeless NGOs, AHBs, Councils, Heath bodies and other 
stakeholders. The design of the tendering process for the next phase of Housing First should be designed to 
minimise the disruption to these collaborations, while remaining transparent and committed to highest quality 
of provision for Housing First tenants.

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.
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Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 665f0077-2c2a-4aa6-bc29-d1694e3a122f
Date: 04/05/2021 17:37:32

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Mercy Law Resource Centre

2. Briefly describe your organisation?
300 character(s) maximum

Mercy Law Resource Centre is an independent law centre, registered charity and company limited by 
guarantee. Mercy Law Resource Centre provides free legal advice and representation for people who are 
homeless or at risk of becoming homeless.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

‘Housing For All’ needs to make an explicit commitment to eliminating homelessness within a specified 
timeframe. At a minimum, the Government should match the commitment made by the European Parliament 
to end long-term homelessness by 2030.
As a foundation for progressing the objectives of ‘Housing For All’ there needs to be a stand-alone and 
directly enforceable right to housing in the Constitution. This is necessary in order to progress the realisation 
of human rights for all of our people. A right to housing should place a positive obligation on the State to take 
steps to ensure that everyone has access to adequate housing. Such a right would allow for a ‘rebalancing’ 
of the Constitution by requiring private property rights, which are already protected, to be weighed against a 
right to housing. This would empower policy makers to introduce progressive housing reform and provide the 
most vulnerable in our society with a floor of protection.
In addition, there needs to be a legal, rights-based approach to housing provision, including homeless 
provision. This needs to include housing authorities having a legal duty to provide interim accommodation for 
homeless persons. A legal, rights-based approach to housing will allow clear recourse for people to vindicate 
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their rights. 
As a part of the legal, rights-based approach, ‘Housing For All’ should contain a commitment to the 
tightening of the statutory provisions contained in the Housing Act 1988 to eliminate the statutory discretion 
afforded to housing authorities with respect of the homeless assessment; and to impose a duty on the 
housing authority to provide such homeless accommodation. This should be coupled with a ‘Housing For All’ 
commitment to placing a statutory obligation on housing authorities to assess the suitability, accessibility and 
availability of homeless accommodation at the point of homeless assessment. The current legal framework 
places no strict obligation on housing authorities to provide emergency accommodation; rather they have a 
discretionary power to do so. This does not adequately protect the most vulnerable in our society, often 
families with minor children.
Enshrining these statutory entitlements to access and suitability in relation to the provision of homeless 
accommodation in ‘Housing For All’ would allow for the policy to deliver on meaningful change in the manner 
in which homeless accommodation is provided.  ‘Housing For All’ should commit to ceasing the reliance on 
commercial hotels and B&Bs as a form of emergency homeless provision to homeless families. 
The policy should also commit to a shift away from provision of placement for homeless families in ‘family 
hubs’ to placement in secure and own door ‘transitional accommodation’. Published criteria need to be set 
out for how homeless families can access ‘transitional accommodation' placements and 'family hubs' (while 
these are still in operation) to help ensure transparency in accommodation provision. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Minority groups (including non-white Irish, non-Irish nationals, naturalised Irish nationals, members of the 
Traveller community and those of Roma ethnicity) face particular legal barriers in accessing housing 
services in Ireland, both in terms of accessing the social housing list or emergency homeless 
accommodation. 
These barriers include but are not limited to: Housing Circular 41/2012; the ‘local connection’ test under the 
Social Housing Assessment Regulations; and the ‘alternative accommodation’ test and the requirement for 
burdensome ‘affidavits’ to evidence non-ownership of property. 
Housing Circular 41/2012 does not provide accurate and sufficient guidance to housing authorities on how to 
process social housing claims by non-Irish nationals because it is out of date and does not cover all 
immigration categories. In addition, although its legal basis is unclear, at best, it is often relied on by housing 
authorities as justification for refusing to accept social housing applications from non-Irish nationals. Housing 
authorities have frequently applied Circular 41/2012 in an inflexible manner, akin to primary legislation. This 
can be remedied in the short-term by having the Circular applied as a ‘guidance only’ document by housing 
authorities, underpinned by proper training for the relevant decision-makers. If the Circular remains in place, 
it must be updated to ensure that it accurately reflects relevant changes in Irish immigration law.   
The ‘local connection test’ when it is used as a part of the social housing support application process needs 
to be clearly and consistently treated by housing authorities as discretionary, rather than conclusive, so as to 
prevent potentially unlawful discrimination against minority groups, particularly those who have recently 
arrived in Ireland or those who may have a nomadic culture. 
The ‘alternative accommodation’ test under Regulation 22 of the Social Housing Assessment Regulations 
2011, particularly in the area of property ownership abroad, needs to be applied appropriately and 
proportionately by housing authorities when they are assessing applications from minority groups. Housing 
authorities need to stop requesting burdensome ‘affidavits’ from minority applicants in relation to property 
ownership abroad, whose evidential and probative value is unclear. Rather, housing authorities should 
conduct fact-sensitive assessments, with reasoned decisions provided, in line with standards of good 
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administration. 
In addition to removing these barriers to access, housing authorities need to carry out their statutory 
requirements under Section 42 of the Irish Human Rights and Equality Act 2014. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

In order to protect the right to housing in the Constitution, the Government needs to commit to holding a 
referendum on this issue, as outlined by the Home for Good coalition. The stated commitment within the 
Programme for Government is to hold a referendum on housing. This referendum must be a referendum on 
the right to housing being added to the Irish Constitution. This minimum level of legal protection will uphold 
the dignity of individuals and households by ensuring that decisions and actions by any future Governments 
must be in accordance with this basic right. 
The statutory provisions contained within the Housing Act 1988 need to be tightened to eliminate the 
statutory discretion afforded to housing authorities with respect of the housing assessment and to impose a 
duty on the housing authority to provide such homeless accommodation.  
‘Housing For All’ should commit the Minister of Housing, Planning and Local Government to issue 
regulations under Section 10(11)(a) of the Housing Act 1988 specifying and restricting the type of 
emergency accommodation in which individuals and families may be accommodated in, ensuring therefore 
its suitability and adequacy. This will ensure that the criteria applied to determine what form of emergency 
accommodation homeless persons receive is clearly regulated and transparent. 
An amendment to Section 10 of the Housing Act 1988 (or regulations made under Section 10(11)(a)) should 
also be introduced in order to place a limit on the time that families and vulnerable individuals may spend in 
emergency homeless accommodation. 
‘Housing For All’ should echo the recommendations of the Oireachtas’ joint Committee on Housing, Planning 
and Local Government’s report on Family and Child Homelessness (November 2019) that the practice of 
one night only emergency accommodation and self-accommodation is permanently ended. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

A broad coalition of the leading homeless organisations have commissioned a study by a panel of 
international experts to look at the positive lessons that can be drawn from the homeless pillar of Rebuilding 
Ireland, drawing on recent international experience of strategies to tackle homelessness. The international 
experts will be available to brief officials involved in the drafting of ‘Housing For All’ about emerging findings 
from this important study in June 2021. The completed study will be published later in 2021 and will be 
available to assist the Department and other stakeholders in the implementation and roll out of the 
homelessness dimension of ‘Housing For All’.

7. Do you have any supporting data or other material that you would like to upload?

We have a Mercy Law Resource Centre produced report: Minority Groups and Housing Services: Barriers to 
Access that we wish to be considered along with our submission.

Please upload your file
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3991a3d5-5423-4bc1-952d-a78d2addeecd
/ML_2020_Minority_Groups_and_Housing_Services_Report_D6.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Mercy Law Resource Centre Minority Groups and Housing Services: Barriers to Access 

ABOUT MERCY LAW RESOURCE CENTRE 
Mercy Law Resource Centre (MLRC) is an independent law centre, registered charity and company limited 
by guarantee. MLRC provides free legal advice and representation for people who are homeless or at risk of 
becoming homeless. It also seeks to advocate for change in laws, policies and attitudes which unduly and 
adversely impact people who are at the margins of our society. 

VISION OF MERCY LAW RESOURCE CENTRE

Mercy Law Resource Centre’s vision is of a society where each individual 
lives in dignity and enjoys equal rights, in particular the right to a home, 
which is fundamental to each human being. MLRC’s vision is also of a 
society where every individual enjoys equal access to justice and legal 
recourse in order to vindicate those rights.

In that context, MLRC’s clients are local authority tenants, people who are homeless or at risk of becoming 
homeless and people in receipt of social housing support. They include people trying to move away from 
homelessness who may be struggling with issues often linked to homelessness such as addiction, leaving 
prison, mental illness, relationship breakdown and domestic violence. 

MLRC provides five key services: free legal advice clinics; legal representation in the areas of homelessness, 
housing and related social welfare law; legal support and training to organisations working in the field of 
homelessness; policy advocacy arising from our casework; and a client befriending service. 

MLRC’s ethos recognises the dignity of each person. MLRC seeks to ensure that all people are treated with 
respect and compassion and are enabled to achieve their full potential as human beings. MLRC is committed 
to the principles of human rights, social justice and equality.

MLRC has built strong working relationships with organisations working in the field of homelessness and 
housing. Partnership and working in collaboration with others is at the heart of MLRC’s approach. 
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INTRODUCTION
MLRC has provided legal advice and representation to individuals and families facing housing difficulty since 
2009. Over the last ten years, MLRC has provided legal assistance to over 11,000 individuals, including 1,611 
in 2019 alone. In 2020, our solicitors responded to an average of 25 new legal queries each week. MLRC has 
provided advocacy support and legal information and advice to those clients. MLRC has also frequently 
provided full legal representation in public law cases, acting for clients in their legal challenges of decisions 
made by public bodies, most frequently housing authorities. MLRC uses this casework experience to inform 
our policy positions and recommendations. 

In the course of this work, and particularly since 2015, MLRC has noted the increasing numbers of individuals 
and families from minority groups accessing our service. This includes Irish nationals who are of ethnic 
minority and non-Irish nationals from both EU and non-EU countries. We have provided legal advice and 
representation to members of the Traveller community and the Roma community, who have presented with 
the most acute and urgent legal issues. As of October 2020, 65% of those clients to whom MLRC is providing 
legal representation were from minority groups. 

This report is based on our extensive casework experience working with individuals and families from 
minority groups. It includes our own analysis of the legal framework that applies to issues of housing and 
homelessness in Ireland, based on our wide-ranging experience and expertise in that niche area. For the 
purposes of this report, minority groups includes non-white Irish and encompasses non-Irish nationals, 
naturalised Irish nationals, members of the Traveller community and those of Roma ethnicity. 

This report examines several existing legal barriers for minority groups in Ireland in accessing housing services, 
whether viewed in terms of admission to the social housing list or access to emergency accommodation 
for homeless persons. It also considers the potential impact and benefits of the Public Sector Equality and 
Human Rights Duty to effect change in this area. 

MLRC is grateful to the Irish Human Rights and Equality Commission (IHREC) for supporting our research and 
publication of this report. 

CONTEXT 
The rate of homelessness in Ireland has increased dramatically in recent years. In November 2019, a record 
10,514 people were identified as homeless in Ireland,1 and in June 2019, at an Oireachtas Committee on 
Housing, it was reported that the housing crisis is expected to get worse over the coming four years.2 The 
latest statistics indicate that 8,484 people were identified as homeless in Ireland, including 1,034 families; 2,452 
of these were children.3

In responding to these issues, successive governments have developed procedures to regulate access to 
both social housing and emergency accommodation which, as will be shown, have an adverse effect on the 
housing interests of minority groups in particular. This is in an overall context where minority groups are 
disproportionately impacted by homelessness and housing adversity. 

As highlighted in MLRC’s recent publications, ethnic minorities face specific barriers to access housing and 
homeless services.4 This finding is also reflected in a recent study conducted by the Irish Human Rights and 
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Mercy Law Resource Centre Minority Groups and Housing Services: Barriers to Access 

Equality Commission and the Economic and Social Research Institute.5 This 2018 IHREC study found that black 
people are five times more likely to report housing discrimination than white people.6 Furthermore, non-
white Irish nationals are 1.7 times more likely to experience housing deprivation than Irish nationals, and 2.5 
times more likely to live in overcrowded housing than Irish nationals.7 

Non-Irish nationals are particularly susceptible to homelessness. A report by the Dublin Region Homeless 
Executive on families who entered homelessness in Dublin in 2016 and 2017 highlighted that 33% entering 
homelessness during 2017 were headed by a non-Irish national.8 This compares unfavourably with the fact 
that non-nationals make up 11.6% in the general population.9 The 2016 census found that 14% of the homeless 
population comprised of non-Irish nationals.10 The strong reliance of migrant-headed households on the 
private rented sector has been considered one explanation for this over-representation.11

Reports also confirm that members of the Traveller Community are over-represented in the homeless 
population, and face discrimination in respect of accessing adequate housing. One 2018 report published by 
IHREC noted: 

“ while they represent less than 1 per cent of the Irish population they make up 9 per cent of the 
homeless population. Travellers also experience the highest levels of discrimination: they are almost  
ten times as likely to report discrimination in access to housing as the White Irish population, even 
after education and labour market status are held constant.”12

Similarly disquieting statistics for the Roma Community document that 6% of the Roma population in Ireland 
is homeless and almost 45% have had a previous experience of homelessness.13

This report will expand upon and analyse the barriers faced by ethnic minority groups in accessing housing 
provision, and will make relevant recommendations for policy and legal change to improve housing access for 
these groups. With regard to accessing social housing, the impact of Circular 41/2012, the ‘local connection’ 
test, ‘normal residency’ and ‘alternative accommodation’ tests in the Social Housing Assessment Regulations 
2011 will be discussed. In regard to provision of emergency accommodation to homeless persons, three forms 
of accommodation where access of minority groups can be particularly challenging will be examined, namely: 
one-night only accommodation, self-accommodation, and family hub accommodation. Following this, we 
explore the potential for the Public Sector Equality and Human Rights Duty to affect change in this area, and 
ensure greater efforts are taken to make the housing services accessible to all.
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CIRCULAR 41/2012 

In this section, we examine the impact of Departmental Housing Circular 41/2012.14 This 
Circular was issued by the Department of Housing, Planning and Local Government 
in December 2012,15 to all housing authorities in the State, to provide ‘advice when 
considering whether to accept an application for social housing support from a non-Irish 
national.’16 Under the Housing Act 2009, housing authorities are empowered to provide 
social housing, subject to an eligibility assessment.17 The specifics of this assessment was 
expanded upon in the Social Housing Assessment Regulations 2011.18 The purpose of the 
Circular is to provide further advice to housing authorities, specifically on applications 
for social housing support by non-Irish nationals.

(a): What does the Circular say?
The Circular advises that Irish and UK nationals should be considered for social housing support without any 
residency or employment requirements.19 For EEA nationals however, the Circular recommends that housing 
authorities consider applicants for assessment only if they are currently employed in the state, unable to 
work due to illness or accident, or currently registered as a job-seeker after having been employed for longer 
than one year.20

For non-EEA nationals, the Circular proposes adopting several criteria, depending on the circumstances of 
the applicant. For a non-EEA spouse of an Irish citizen, their application should be joined to that of their Irish 
spouse. Further, for a non-EEA spouse of an EEA citizen, if their spouse satisfies the criteria proposed above, 
they ought to also be considered for social housing provision.21 

The Circular recommends that asylum seekers are not considered for social housing support during their 
period in the asylum process.22 Refugees or persons granted subsidiary protection are recommended 
for consideration for social housing, alongside their spouses and family members approved for family 
reunification.23 Further, if a non-EEA national parent of an Irish citizen child that is emotionally and financially 
dependent upon the parent applies for social housing assistance, the Circular advises that the housing 
authority accept their application provided the non-EEA national has a Stamp 4 visa.24

Finally, the Circular advises housing authorities on how to process applications for social housing by non-EEA 
national applicants who do not satisfy the above criteria. For this group, the Circular advises that housing 
authorities should only process applications where the applicant has either: 

An aggregate of five previous years of reckonable residence, with a current valid stamp OR

Any length of previous valid residence in Ireland over the last five years, with a current valid stamp that would 
permit their continued residence for five of the previous eight years.25

564



6

Mercy Law Resource Centre Minority Groups and Housing Services: Barriers to Access 

(b): Difficulties arising from the Circular
There are two significant and related problems with this Circular which have made it a barrier for minority 
groups seeking to access social housing. Firstly, in content it does not provide accurate and sufficient guidance 
to housing authorities on how to process social housing claims by non-Irish nationals because it is out of date 
and does not cover all immigration categories. Secondly, and more significantly, the Circular is not law, and yet 
it is often relied on by housing authorities as justification for refusing to accept social housing applications 
from non-Irish nationals and also, troublingly, from accessing emergency accommodation. Both of these issues 
will be examined in turn, with case studies to illustrate the problems arising.

In the first place, changes to Irish immigration law since 2012 are not reflected in the Circular. Non-EEA 
nationals who have had either a Stamp 1G or a Stamp 4 permission under the Immigrant Investor or Start Up 
Entrepreneur Programmes, to reside in the state, are not mentioned in the Circular. Furthermore, non-EEA 
nationals that entered Ireland as a result of human trafficking undergo a discrete procedure for determining 
residence which is not referred to in the Circular.26 

As a result, the Circular cannot provide guidance on whether the duration to which they were entitled 
to reside in Ireland under these schemes should be considered when determining whether to accept an 
application to the social housing scheme. 

On the matter of EEA nationals, there are further issues with the Circular. It grounds its advice for processing 
claims from EEA nationals in secondary legislation which was repealed and replaced in 2015.27 It also advises 
that only EEA nationals who are either working in Ireland at the time of application or who have previously 
worked for a period of 12 months and are no longer capable of doing so due to illness or involuntary 
unemployment should be considered for social housing. 

These criteria concern the right of residence in the State and are not identified as criteria for qualification for 
access to social housing support in the 2006 legislation which the Circular is meant to supplement. They are 
also at variance with EU law, including the Directive with which the Circular is alleged to be complying. 

That Directive guarantees EEA nationals that have exercised their free movement rights and become lawfully 
resident in another Member State the right to equal treatment with regard to entitlement to social assistance 
as nationals of that Member State for a minimum of three months (longer upon compliance with listed 
criteria).28 

Additionally, the circular fails both to recognise the rights of EEA national family members to reside alongside 
an EEA national who is working,29 and of EEA nationals studying in Ireland to reside in the country, along with 
their family members, for the duration of their education.30
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These issues with the content of the Circular would not be as problematic as they are if it were not for 
the second issue: the manner in which the Circular is being applied. Arguably, the Circular does not have a 
firm legislative basis. It is advice from the Department of Housing to housing authorities on how they may 
consider exercising their lawful discretion when processing social housing applications.31 

Whilst Section 4 of the Housing (Miscellaneous Provisions) Act 2009 provides that the Minister may ‘give 
general policy directions in writing to a housing authority in relation to the performance by the housing 
authority of any of its functions under the Housing Acts 1966 to 2009’, the Circular does not cite this Act 
or any legislation, nor was the Circular published by the Minister.32 Therefore, it is at best unclear whether 
or not the Circular is legally binding. Nevertheless, it has frequently been applied inflexibly, akin to primary 
legislation.33 It should be noted that a circular cannot fetter the discretion of a statutory body as has been 
determined in the context of social welfare law.34 

This inflexible application of the advice in the Circular has led to non-Irish nationals being excluded from 
the social housing list without legal justification. In addition to persons with lawful rights of residence in 
the State who are affected by the Circular, those who have lived in Ireland unlawfully without regularising 
their immigration status for years are also precluded by this Circular from accessing the housing list. These 
examples raise concerns that housing authorities or the Minister for Housing are making decisions on access 
to housing supports based on the immigration status of an applicant notwithstanding the Minister for Justice 
acquiescing to the presence of these residents in Ireland.

Mercy Law Resource Centre has frequently encountered cases of non-Irish nationals being refused admission to 
the social housing list based upon this Circular. Cases arise most frequently in relation to EU nationals. In practical 
terms, MLRC has noted that when an applicant does not fit clearly within one of the categories of the Circular 
they are simply turned away at the desk without their social housing application being properly assessed. This 
is contrary to the statutory obligation on local authorities to assess all applications for social housing support.35 
Such a practice of turning applicants away without proper consideration is therefore unlawful, highlighting a 
further problem with the day-to-day application of the Circular.

CASE STUDY
MLRC represented a family of five who were non-Irish nationals and who had lived in the 
State for 14 years. The head of the household had resided in the State on Stamp 2 immigration 
permission and in that capacity had worked part-time and been entirely financially self-
sufficient. She subsequently regularised her status to Stamp 4 permission through the student 
probationary extension scheme but did not have the requisite five years Stamp 4 permission as 
referenced in Circular 41/2012 at the point of making an application for social housing support. 
The application was refused and it was only after detailed legal submissions were made on 
behalf of the family that they were accepted as eligible for social housing support. This finding 
of eligibility subsequently enabled the family to exit homelessness and move on with their lives 
after a traumatic period of instability and uncertainty.36

In MLRC’s casework experience, EEA nationals are refused access to the social housing list for various reasons. 
Some are refused admission to the social housing list due to not being in employment for one year, or while 
having children in full-time education within the State.37 In another case, a non-EEA national who had been 
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lawfully resident for over 13 years was refused admission to the list due to not having residency status for five 
years as advised by the Circular. 

These cases were ultimately resolved in favour of MLRC’s clients, but the fact that these issues arose is 
reflective in itself of the problems arising from applying the advice of the Circular inflexibly. The applicants 
themselves are hugely disadvantaged in circumstances where they must rely on specialist legal intervention to 
enable them to overcome these barriers to access social housing. 

CASE STUDY 
MLRC acted for an EU national and her family whose housing application was refused on the 
basis of the Circular, despite the fact that she had resided lawfully in the State for twelve years 
and had previously been on the housing list on the basis of a joint application with her husband. 
Our client had arrived in the State as a minor and was a dependent on her mother, who was 
living and working in Ireland. Our client subsequently married and had two children with her 
husband, who was also an EU national. The family made a successful application to go on the 
housing list; at that stage, the husband was in employment. The relationship subsequently 
broke down due to domestic violence. Our client made an application to go on the housing 
list in her own name, but was refused on the basis that she did not have sufficient Pay Related 
Social Insurance (PRSI) contributions and by extension, sufficient work record. The decision 
ultimately relied on the Circular and in its decision letter, the housing authority contended that 
it was bound to apply the provisions of the Circular and could not exercise any discretion. Legal 
proceedings issued, with the matter settling in our client’s favour, such that she was deemed 
eligible to go on the social housing list and was able to access social housing supports.38 

The Circular has also been relied upon to refuse access to emergency accommodation for non-Irish nationals, 
notwithstanding that its legal force is unclear nor applicable to emergency accommodation provision, which 
is governed by section 10(1) of the Housing Act 1988.39 Instances of this problem are explained and explored 
below. 

It is evident from MLRC casework and these particular examples that both the content and application of the 
Circular 41/2012 have obstructed non-Irish nationals accessing the social housing list. The overall premise of 
the Circular is lawful residence and it pre-supposes such a right of residence by stipulating certain categories 
of immigration status. However, the Circular’s outdated and inaccurate content undermines that overall 
premise. A number of measures may redress these issues.

If this Circular is to remain in place a starting point for addressing the concerns raised in this report should 
be to update its contents in such a manner as to ensure its overall accuracy. Further consideration should 
be given to the purpose the Circular serves and its overall legislative authority, given that there is no clear 
statutory basis for the application of such a policy. 

The absence of a clear statutory basis gives greater impetus to the need for clear guidance to and training of 
housing authorities so they are better equipped to properly apply the Circular as a guidance-only document, 
and to exercise their discretion when appropriate. Until this happens, this Circular will continue to operate 
as a barrier to accessing housing for applicants who are unlawfully precluded from admission to the social 
housing list and left in a position of serious housing vulnerability. 
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Housing authorities are authorised under the Housing (Miscellaneous Provisions) Act 
2009 to regulate, maintain, and facilitate the provision of social housing.40 The Social 
Housing Assessment Regulations 2011 provide legal instructions for how housing 
authorities are to assess applicants for social housing. Regulation 5 stipulates that a 
household applying for social housing support shall either apply to the authority for 
the functional area in which the household normally resides, the authority in which 
the household has a local connection, or the authority that agrees at its discretion to 
assess the household’s application. 

The requirement to show that an applicant ‘normally resides’ in a local authority area has, on occasion, created 
difficulties for minority groups. It is noteworthy that there is no definition of what constitutes normal residence. 
In some cases, in the experience of MLRC, applicants are required to provide excessive evidence of their 
residence in the functional area of the local authority, over and above what might be reasonably required. For 
example, housing authorities have previously not accepted a period of six months’ residence in the functional 
area as sufficient to evidence normal residence. 

Such an approach has the effect of excluding certain applicants in a local authority area from accessing the social 
housing list.41 In the experience of MLRC, this disproportionately affects Traveller applicants who are seeking to 
access social housing, particularly those residing in caravans who may be criminalised under trespass legislation.42

If a housing authority refuses to accept that Travellers who are living in an unauthorised site are ‘normally 
resident’ in the functional area of the housing authority where that site is located, the effect of that refusal is to 
potentially make Traveller applicants not ‘normally resident’ anywhere. This completely excludes such applicants 
from one of the three categories under Regulation 5 of the 2011 Regulations.

The ‘local connection’ requirement within social housing provision
If an applicant is not normally resident in the functional area of the housing authority, Regulation 5 stipulates 
that a household applying for social housing support can apply in the authority in which the household has a 
local connection. To determine whether a ‘local connection’ exists, the housing authority shall, per Regulation 6, 
consider whether:

(a)  a household member resided for a continuous 5-year period at any time in the area concerned, or 

(b)  the place of employment of a household member is in the area concerned or is located within 15 
kilometres of the area, or 

THE ‘NORMAL RESIDENCY’ 
REQUIREMENT WITHIN SOCIAL 
HOUSING PROVISION 
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(c) a household member is in full-time education in any university, college, school or other educational 
establishment in the area concerned, or 

(d)  a household member with an enduring physical, sensory, mental health or intellectual impairment is 
attending a medical or residential establishment in the area concerned that has facilities or services 
specifically related to such impairment, or 

(e)  a relative of a household member resides in the area concerned and has resided there for a minimum 
period of 2 years. 

The rationale of a ‘local connection’ test is to spread the responsibility for providing social housing around the 
state, to thereby avoid overloading housing authorities in areas with already high populations, such as Dublin 
and Cork. 

Such tests are common, but not universal, across Europe. Thirteen European countries contain some form 
of local connection rules for social housing, according to the European Observatory on Homelessness.43 
The duration of stay necessary to show a local connection vary both between states and within states. For 
example, ‘in Austria, there is marked variation in the time required to establish a local connection, literally 
ranging from one day to five years, dependent on the region in which a homeless person seeks social housing.’ 
In Denmark, by contrast, no local connection is necessary to access the social housing list if the applicant 
is in urgent need of accommodation. Germany and Portugal are moving away from a reliance upon local 
connection tests.44 

As noted by FEANTSA during its successful challenge before the European Committee of Social Rights to the 
Dutch usage of a local connection test in regard to emergency accommodation: 

‘ migrants of all kinds, regardless of whether regular or irregular, are often not able to establish a local 
connection [and] the criterion is frequently unfulfilled by Roma and members of other marginalised 
groups, if they do not possess the necessary identity documents.’45

While housing authorities have a discretion to assess applications if the local connection test is not satisfied, 
the expectation of a local connection to the housing authority area to which the applicant applies constructs 
a barrier to non-Irish nationals and to ethnic minority Irish nationals, including Travellers.46 

This cohort, therefore, faces particular barriers under the social housing assessment where the housing 
authority does not exercise its discretion properly. Ethnic minority applicants are less likely than a white Irish 
applicant to have lived in any housing authority area for five continuous years; they are also less likely to have 
relatives or household members living in a housing authority area for the previous two years. This cohort, 
therefore, faces particular barriers to accessing the social housing assessment and, in some instances these 
barriers have led to minority groups being excluded from accessing the social housing list.47

Discrimination by public authorities on the basis of race or membership of the Traveller community, among other 
grounds, is unlawful, under Article 40.1 of the Constitution, and, more specifically, under the Equal Status Acts 
2000-2018 (Equal Status Acts).48 Discrimination can be both direct – `where someone is treated less favourably than 
another person on the basis of their race; or indirect – where a racial group is placed at a particular disadvantage 
compared with other racial groups due to a provision which purports to apply to every racial group in the same 
way but has a worse effect on a particular racial group than the others and the provision cannot be considered as 
objectively justifiable.49
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The Court has held that race, for the purposes of the Equal Status Acts, includes groups with a common 
culture, a common geographical origin, or being a minority or dominant group within a wider community.50 

By this standard, discrimination against non-Irish nationals and ethnic minority Irish nationals constitutes 
discrimination on the basis of race. 

Given that these groups are placed at a particular disadvantage by the local connection test, due to their 
ethnic origin being outside of Ireland or, in the case of the Traveller community, due to their nomadic 
lifestyle, the local connection test contained in Regulation 5(b) of the 2011 Regulation appears to be the type 
of policy that the concept of indirect discrimination in the Equal Status Acts is designed to combat. 

Furthermore, the Equal Status Acts states that ‘a person shall not discriminate in providing accommodation or 
any services or amenities related to accommodation,’51 unless there is an ‘enactment or rule of law regulating 
the provision of accommodation.’52 Additionally, the Equal Status Acts does not apply to any action required 
under any enactment.53 As such, it does not appear that the Equal Status Acts provide a remedy to applicants 
for social housing support who, because of their ethnic origin or membership of the Traveller community are 
less likely to meet the local connection test. 

It is of note that the local connection test is not a conclusive barrier to applications for social housing 
support. Whilst housing authorities must accept applications where the applicant normally resides or has a 
local connection to the authority, housing authorities also have discretion to accept an application where 
these conditions are not met. It is in exercising this discretion that the Equal Status Acts precludes the local 
authority from discriminating.54

Recently, the Court of Appeal in the United Kingdom held that a ten-year local connection requirement in a 
council’s allocation scheme indirectly discriminated against Travellers and non-UK nationals, as both groups 
are placed at a disadvantage in satisfying this requirement due to recency of arrival in the jurisdiction, or the 
nomadic nature of their culture.55 It should be noted that the local connection test in this case was contained 
in the allocation scheme and not the governing secondary legislation. Under the Equal Status Acts in Ireland, 
only the former could be challenged since the latter constitutes an enactment.56 

As well as the Equal Status Acts, Article 40.1 of the Constitution guarantees non-discrimination on the basis of 
protected characteristics including race ethnic origin.57 In Fitzgerald v Tipperary North Riding County Council, 
Hanna J indicated that treating Travellers in some way differently from other citizens in relation to the 
allocation of public housing would infringe Article 40.1.58 It has recently been affirmed that non-citizens can 
avail of the protection guaranteed by Article 40.1,59 and that the Article proscribes indirect discrimination.60 

In as much as the local connection test in its application treats different groups differently on the basis of 
ethnic origin, provided this can be shown with the use of a comparator, an arguable case that the test is 
unconstitutionally discriminatory can be made.61

MLRC has observed the detrimental impact of a strict application of the local connection requirement on 
ethnic minority clients. 
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CASE STUDY
MLRC recently represented a family of eight who were non-Irish nationals, refused access to 
the housing authority’s social housing list on the basis that they did not have a local connection 
to the authority’s functional area. MLRC challenged this, arguing that the father of the family 
worked as a contract worker consistently within the functional area of the local authority from 
the date of the submission of the housing needs assessment form. Payslips were provided in 
support of this. MLRC made legal submissions to the local authority when the matter could not 
be resolved informally. In those submissions, MLRC argued that the housing authority’s decision 
amounted to an error of law and fact, and a breach of the family’s right to fair procedures. 
It was primarily argued that there was a clearly established local connection, and even if the 
local authority did not accept that, it could exercise its discretion to conduct a social housing 
assessment under Article 5(c), Social Housing Regulations 2011. It was argued that an exercise of 
discretion was particularly appropriate in the case, given that the housing authority had been 
providing the family with access to emergency accommodation and that the family were forced 
to endure many months of chronically unstable emergency accommodation even when they had 
a new-born infant. Following these representations from MLRC, the housing authority reversed 
its earlier refusals and determined that the family did meet the local connection test. The family 
were deemed eligible for the housing authority’s social housing list, with their time on the list 
backdated to when they first made their application.

MLRC has further noted that, on occasion, applicants have been denied access to emergency homelessness 
accommodation because they have no connection to the housing authority. This occurs notwithstanding the 
fact that the legislation relating to emergency accommodation has no comparable statutory local connection 
or residency requirements or test. This issue is explored further below. 

There is a recognisable rationale of a local connection test to enable a beneficial distribution of social 
housing provision across housing authorities in the state. However, its rigid application and the reluctance 
of housing authorities to exercise discretion when the test is not met presents as an obstacle to minority 
groups accessing both social housing and even emergency accommodation. The apparently neutral test may 
be found to be unlawfully discriminatory against these groups to the extent that it disproportionately affects 
members of minority groups, either due to their recent arrival in Ireland or their nomadic culture. 

It is therefore recommended that the test be clearly and consistently treated by housing authorities as 
discretionary rather than conclusive. Consideration should be given to issuing of guidance to housing 
authorities on the proper exercise of discretion, and that such guidance should highlight the particular burden 
that this test can impose on minority groups. 
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Regulation 22 of the Social Housing Assessment Regulations 2011 provides that 
an applicant is ineligible for social housing support if they have alternative 
accommodation (other than accommodation currently occupied by the household)62 
that could reasonably be expected to be used to meet the housing need, either 
through occupation or by selling the accommodation and using the proceeds to 
secure suitable accommodation for the applicant. This seeks to ensure the social 
housing stock is not reduced by providing accommodation to applicants who can 
source their own accommodation. 

Whilst this Regulation serves a merited purpose, a practice has developed such that the manner in which it 
is applied disproportionately and unfairly affects non-Irish national applicants and presents an obstacle to 
accessing the social housing list. This barrier arises from a practice whereby non-Irish nationals or applicants 
from ethnic minority backgrounds are frequently required to provide evidence in relation to non-ownership 
of property abroad, which would not be asked of a white Irish applicant. This evidence is sought by the 
housing authority apparently in relation to this regulation and in order to satisfy the housing authority that 
there is no alternative accommodation available to that applicant. 

From MLRC’s casework experience, it appears that from around 2015, social housing applicants who were non-
Irish nationals or who were naturalised Irish nationals were requested by some housing authorities to provide 
evidence that they did not own property in their country of origin. This arose even in circumstances where 
the applicant had not declared any property ownership on the original application form, which includes a 
question specifically on this aspect.

The application of Regulation 22 in this manner therefore imposes a barrier to accessing social housing for 
non-Irish nationals and ethnic minority applicants. It can be distinguished from a situation where an applicant 
in fact owns property; here, an applicant must procure documentation proving a negative: showing that they 
do not own property. 

It would be difficult, if not impossible, to source such a document in Ireland, for example from the Property 
Registration Authority. Sourcing such documentation for some minority applicants is onerous and financially 
demanding for an applicant, particularly for applicants from countries with poorly functioning administrative 
systems. Sourcing such documentation may be impossible for other minority applicants. 

THE ‘ALTERNATIVE 
ACCOMMODATION’  
REQUIREMENT WITHIN SOCIAL 
HOUSING PROVISION
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A housing authority frequently requests what is described as ‘an affidavit’ from an applicant to state the 
position in relation to non-ownership of property abroad, particularly in circumstances when the applicant 
has informed the housing authority that no other evidence is available. Such a statement is in fact made by 
way of statutory declaration. An applicant then faces an additional barrier to resolving this issue as they are 
likely to then require the support of an advocate or support worker to draft the declaration and a practicing 
solicitor to swear the document. 

It is open to housing authorities to determine an applicant qualified for limited forms of social housing 
support even when they are unable to establish for the moment whether or not alternative accommodation 
is available to that household.63 MLRC has only seen that provision relied on in respect of Irish national 
applicants. 

It is noteworthy that in MLRC’s experience, Irish nationals applying for social housing have rarely been 
required to provide documentation to the housing authority evidencing non-ownership of property, 
notwithstanding that they too may own property, either in Ireland or overseas. For Irish nationals, such 
ownership ordinarily arises in the context of relationship breakdown and shared ownership of a family home, 
which has yet to be resolved through family law proceedings. It is only in these instances that MLRC has seen 
housing authorities rely on the provision permitting the authorities to provide social housing support to an 
applicant notwithstanding that he or she owns property. 

This trend thus does not impose an onerous burden on all applicants to demonstrate they do not have 
alternative accommodation, but affects non-Irish nationals or naturalized Irish citizens exclusively, on the 
ground of their nationality and/or race. By including this condition not specified in the legislation in order to 
access the social housing list, the local authorities are potentially acting ultra vires and imposing a new criteria 
on non-Irish national applicants without lawful basis.

CASE STUDY
MLRC provided legal assistance to a homeless family refused access to homeless 
accommodation. The household members were naturalized Irish citizens. In the course of 
resolving the refusal of homeless accommodation to the family, MLRC also provided advice 
with respect of the application for social housing support. The housing authority’s response to 
the housing application was to request that the applicant provide a letter from her country of 
origin, which was Nigeria, confirming that she did not own any property there. MLRC advised the 
family in relation to the absence of any statutory basis for requesting such a document. Anxious, 
however, to resolve this further obstacle preventing the family from accessing social housing 
support, the main applicant contacted a lawyer in Nigeria to obtain an affidavit in relation to 
her non-ownership of property. The affidavit was entitled ‘affidavit of no asset’ and was sworn 
by her sister, confirming that the main applicant did not own any property or assets in Nigeria. 
It was stated to be sworn to at the High Court Registry in the main applicant’s home state. The 
applicant paid a fee to facilitate the affidavit and incurred considerable stress in obtaining the 
document. The housing authority subsequently determined the applicant’s housing application 
favourably, despite the probative value of the affidavit being unclear. Meanwhile, the applicant 
bore the significant logistical and financial burden of obtaining the document. 
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There has been little consideration of this aspect of the regulations by the courts. Last year, however, 
the High Court held that if non-Irish nationals possess property overseas, this will only be reckonable as 
‘alternative accommodation’ if this property is in their current possession and if its sale could ensure secure 
alternative accommodation, not merely cover a short term rent.64 This judgment indicates that a factual 
assessment of the value and other factors in relation to the property is required in order to assess fairly if it 
constitutes alternative accommodation for the purposes of the regulations. 

MLRC’s casework experience is that if a non-Irish national declares that they own property overseas on their 
application for social housing support, a housing authority will routinely issue a refusal of that application 
with little or no consideration of whether or not, in law, such a property would constitute alternative 
accommodation for the purposes of the regulations and would therefore render the applicant ineligible for 
such social housing support. 

CASE STUDY
MLRC acted for a single mother of three children who was at risk of homelessness because 
she could not afford to pay her rent. She was not in receipt of any rent support or subsidy. 
She made an application for social housing supports but was refused on the basis that she 
owned an apartment in her country of origin; no further reasons or explanation for the legal 
basis of the decision was provided. The apartment was valued at €12,000 and was occupied 
by her elderly and infirm grandmother. The position in the country of origin was that it would 
not be legally permissible to evict the grandmother in order to effect vacant possession and 
consequent sale of the property, and therefore provide funds to the applicant to secure her 
own accommodation. Furthermore, even if she had been able to realise the asset, the proceeds 
would not have provided sufficient funds to sustain the family’s housing for more than six 
months. Crucially, it would have breached the applicant’s free movement rights as an EU citizen 
to be obliged by the housing authority to return to her country of origin in order to reside 
in the property and meet her housing need through that route. MLRC drafted detailed legal 
representations on behalf of the applicant and submitted a further appeal on her behalf. The 
matter resolved favourably following this intervention. The applicant was accepted on to the 
housing list, able to access social housing support and averted homelessness. 

The factual circumstances of the applicant and of the particular property ownership are highly relevant to 
whether or not that property constitutes alternative accommodation for the purposes of the regulations but 
these are not routinely interrogated and assessed by housing authorities. Complications frequently arise for 
EU nationals in relation to ownership of land or property in EU states which, in MLRC’s casework experience, is 
assumed by a housing authority to constitute alternative accommodation even when such land or property is 
evidenced to be uninhabitable, inaccessible, or unrealisable as an asset. 
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As this case study illustrates, the application of Regulation 22 by housing authorities in some cases can 
present specific challenges to non-Irish national applicants. It seems practices have developed that arguably 
place an unfair and disproportionate evidential burden on non-Irish national applicants and naturalised Irish 
nationals. 

In many instances observed by MLRC, where non-ownership of property is raised, the evidence provided 
by the applicants in response to requests from housing authorities is often of little evidential and probative 
value. It nonetheless ‘ticks the box’ and resolves any concerns of the housing authority. It does, however, 
impose an extraordinary burden on the applicants, both in practical and financial terms and potentially 
constitutes indirect discrimination on grounds of nationality. 

The substantial concerns set out here could be addressed through a careful and proper application of 
Regulation 22 by housing authorities. They should appropriately apply Regulation 22 and conduct fact-
sensitive assessments in individual cases. Such an approach should not include requests for non-specific and 
burdensome ‘affidavits’ from minority applicants. In cases of property ownership abroad, housing authorities 
should conduct fact-sensitive assessments and provide reasoned decisions, in line with standards of good 
administration. Careful and considered adherence to fair procedures will ensure applicants are aware of the 
reasons and basis for decisions of the housing authority and will be in a position to better overcome any 
barriers to access that arise on the basis of Regulation 22. 
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The final barrier addressed in this report, identified through MLRC’s casework for 
minority groups accessing housing services, concerns access to and provision of 
emergency accommodation for those experiencing homelessness within this group. 

Under the Housing Act 1988, a person is homeless if there is no accommodation which they can reasonably 
occupy or remain in occupation, or they are living in a hospital, night shelter or other such accommodation 
because they have no accommodation they can occupy, and they are unable to provide accommodation from 
their own resources.65 Where someone satisfies this definition of homelessness, the housing authority has 
discretionary power to provide temporary accommodation for the homeless applicant.66 Housing authorities 
are empowered under the Housing Act 1988 to either provide temporary accommodation itself, to make 
arrangements with private sector bodies to provide accommodation, or to provide financial assistance 
whereby the homeless person can find their own accommodation.67 

This section looks at three mechanisms by which housing authorities provide emergency accommodation, 
and the problems which these mechanisms cause for members of minority groups who are experiencing 
homelessness. It highlights specific challenges faced by minority groups in accessing homeless services and 
barriers to their proper and appropriate engagement in the homeless assessment. 

Provision of chronically unstable emergency accommodation
A particularly troubling form of temporary emergency accommodation, particularly for homeless families, is 
the provision of emergency accommodation on a ‘one night only’ basis only, known as ‘ONO’. This form has 
received welcome scrutiny over the course of the last year and fortunately appears to have been phased 
out over the course of the last eight months.68 MLRC previously highlighted the dire impacts of this form of 
emergency accommodation particularly on minority applicants both in its submission to the Joint Oireachtas 
Committee on Housing in June 2019, and in its 2019 report on the Lived Experience of Homeless Families. 

In November 2019, the Joint Committee on Housing, Planning and Local Government recommended 
the immediate cessation of provision of one night only emergency accommodation.69 It appears this 
recommendation has been implemented during the course of 2020, as is considered further below. 

ISSUES WITH EMERGENCY 
ACCOMMODATION 
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When placed on this form of one night only emergency accommodation by the housing authority, homeless 
families must move their accommodation each day with all their belongings. They cannot access the 
emergency accommodation placement ordinarily until 6pm in the evening and must leave by 9.30am; this is 
despite the booking or arrangements for their accommodation being made much earlier in the day. Homeless 
families placed on this provision ordinarily have no secure place to go during the day, and spend prolonged 
periods in shopping centres, in parks, on buses, and walking the streets. They have no access to cooking or 
laundry facilities. As detailed in our previous report on the experiences of homeless families, those families 
placed on ONO provision are often unable to register their children for school or access primary care 
healthcare due to the chronic instability in their emergency accommodation. 

It is noteworthy that there has, at no stage, been a published policy that confirms in what circumstances a 
particular family will be placed on ONO emergency accommodation. MLRC has previously acted on behalf 
of both families who are on the social housing list and families not yet on the social housing list which have 
been afforded this provision. MLRC has been unable to identify any discernible pattern of why this provision 
is made to some families and not others. 

It is clear, however, that a disproportionate number of non-Irish national and ethnic minority families have 
previously been placed on this provision. MLRC also notes that it has frequently been a fall-back form of 
emergency accommodation provision for larger families, many of which are from ethnic minority groups, 
including the Traveller community or Roma community.70 

In 2019, MLRC sought data from the Dublin Region Homeless Executive (DRHE) on the prevalence of ethnic 
minority applicants placed on ONO emergency accommodation provision. DRHE could not provide this data. 
We were able to source data from Crosscare Advocacy Service who collated data from their interactions 
with homeless families in late 2019. Of the 381 families that presented to Crosscare in 2019, 123 of these 
families (32%) had at some point accessed one night only accommodation. Within this, 123 families, 17 had 
Irish citizenship, 23 were non-EEA nationals, and 82 (two thirds) were EEA nationals. Furthermore, 57 of the 123 
(almost half) were Roma.

The Covid-19 pandemic has given impetus to policy recommendations to end use of ONO emergency 
accommodation provision. The response to the pandemic has instead focused on providing consistent 
and stable access to emergency accommodation placements: ‘For the duration of Covid-19, all residential 
accommodation for families and singles has moved to 24 hour access to allow the implementation of the 
Covid-19 HSE Guidelines, thereby reducing the public health risks to homeless persons.’71 

The response to the pandemic by housing authorities appears to have inadvertently progressed the 
recommendation of the Oireachtas Committee on Housing to cease provision of ONO emergency 
accommodation, which had been in the process of being implemented by the DRHE. 72
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CASE STUDY
MLRC recently assisted a mother and her three children, including a child with severe autism. The 
family were naturalised Irish citizens and of ethnic minority. They had been residing in the UK 
and returned to Ireland following a relationship breakdown precipitated by domestic violence. 
The family returned to Ireland in crisis and presented as homeless to the housing authority. 
The housing authority provided emergency accommodation to the family on a one night only 
basis, which caused enormous distress to the family, particularly in the absence of any reasons 
or explanation for such unstable accommodation provision. The mother was unable to register 
the children for schools and access health services, including special supports for the child with 
a disability. MLRC intervened and made representations to the housing authority, the result of 
which secured a secure and consistent emergency accommodation placement for the family. 
The family were also prioritised for supported accommodation and moved into that long-term 
accommodation following MLRC’s engagement. 

The practice of placing homeless families on ONO emergency accommodation instead of a rolling booking 
of emergency accommodation may constitute indirect discrimination by disproportionately disadvantaging 
groups on the basis of race. As data collated by Crosscare showed, 85% of those who had accessed ONO 
emergency accommodation were non-Irish nationals, and non-Irish nationals spent on average more than 
twice as long in such accommodation as Irish nationals. 

The absence of a full data set on the ethnic breakdown of those on ONO makes any legal challenge on the 
basis of discrimination very difficult; it also impacts negatively on the implementation of appropriate policy 
responses. The related practice, discussed below, of placing applicant families not yet on the social housing 
list into one night only accommodation may arguably also be a further instance of indirect discrimination.

Provision of ‘self-accommodation’ 
The second emergency accommodation approach is the ‘self-accommodation’ option. As noted above, under 
the Housing Act 1988, housing authorities are empowered to provide financial assistance to homeless persons 
so that they can access emergency accommodation themselves. Homeless families from minority ethnic groups, 
predominantly larger families and families with English literacy difficulties, are particularly poorly served by being 
asked to self-accommodate.73 

While the absence of translation services acts as a barrier to ethnic minority applicants accessing all forms of 
housing provision, the adverse effects of a lack of translation services is particularly pronounced for those expected 
to source their own accommodation.74 Resulting from these limitations on their ability to self-accommodate, 
homeless minority families often fail to find adequate temporary accommodation for themselves, and are at risk of 
relying on the one night only provision, or sleeping rough or in Garda stations.75 

As with ONO emergency accommodation, there is no legal regulation or written policy determining when a 
person presenting as homeless should be given financial assistance to self-accommodate. MLRC is not aware of 
any assessment that is undertaken as to the suitability of this form of emergency accommodation for individual 
families. This is despite the previous Government’s policy statement and action plan on housing: Rebuilding Ireland, 
specifically stating that families require a separate and distinct response when presenting as homeless.76 
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Discrimination in accommodation provision on the basis of possession of rent supplement or housing 
assistance is unlawful under the Equal Status Acts.77 However, discrimination against persons in receipt 
of funds from local authorities to access hotels or hostels under the self-accommodation option is not 
unlawful. Thus, hotel or hostel owners can refuse applicants on the basis of them being in receipt of self-
accommodation subsidy. This affects all homeless persons, but particularly those from an ethnic minority 
background, homeless as refusal on the basis of receipt of the self-accommodation subsidy can often be used 
as a proxy for refusal on the basis of nationality, which is potentially unlawful.78 

CASE STUDY
MLRC acted for a Traveller family of eight, who presented as homeless to the housing authority 
and were placed on ‘self-accommodation’. The family made extensive attempts to source a hotel 
booking for their large family but for three months were unable to secure any booking beyond 
a night at a time on a very intermittent basis. During this period, the family had no alternative 
accommodation and resorted to dividing up the family such that the children stayed at different 
relatives’ houses and the parents slept in the car. MLRC made legal representations on behalf of 
the family arguing that the accommodation provision was of such an inadequate standard that it 
failed to meet the Council’s obligations under the Housing Act 1988 and infringed on the family’s 
right to family and private life. The family were placed in a family hub following the issuing of 
legal proceedings that challenged the inadequate homeless provision to the family. 

It is entirely inappropriate to place the obligation of sourcing emergency accommodation on individual 
families, particularly when those families are of ethnic minority and face particular challenges to sourcing 
appropriate accommodation. The former Minister for Housing, Planning, and Local Government expressed a 
similar view, acknowledging in January 2019 that ‘it is completely unacceptable that people still have to go to 
hostels for emergency accommodation’.79 

MLRC welcomed the recommendation of the Joint Committee on Children and Youth Affairs in November 
2019 that ‘the Government should instruct local authorities to end self-accommodation by families and 
restrict the practice of one-night-only accommodation for families with children so that it cannot be used on 
more than two consecutive nights.80 

In the context of the current pandemic, as the UN Special Rapporteur on the Right to Adequate Housing has 
noted, ‘a lack of access to adequate housing is a potential death sentence for people living in homelessness 
and puts the broader population at continued risk.’ In light of this, the Special Rapporteur advised that states 
must ‘immediately provide accommodation to all homeless people living ‘rough’ or on the streets with a view 
to transitioning them to permanent housing so that they do not return to a situation of homelessness once 
the pandemic is over.81 

The DHRE reports its ‘self-accommodation team has negotiated considerable reductions in commercial hotel 
room rates and are also concentrating on moving families from hotels to self-contained accommodation 
(if long term housing is not an immediate option).’82 The DRHE further reports that significant progress has 
also been made in reducing the number of families self-accommodating in hotels. Such progress is welcome; 
particular focus and priority should be given to vulnerable families of ethnic minority status. 
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Family hub homeless provision 
The third and final form of emergency accommodation provision for those presenting as homeless from 
minority groups considered here is family hub accommodation. This form is generally available when the 
homeless household includes dependent minor children. The provision of family hubs is a priority policy of 
the Department of Housing, highlighted in its Rebuilding Ireland Action Plan.83 The stated aim in the Action 
Plan of ‘family hubs’ is to provide a form of emergency accommodation that offers greater stability for 
homeless families, facilitates more coordinated needs assessment and support planning, including on-site 
access to required services (such as welfare, health and housing services), and provides appropriate family 
supports and surroundings.84

MLRC shares concerns over the suitability of family hubs as congregated settings that risk institutionalising 
homelessness.85 Notwithstanding these concerns, MLRC clients have generally seen family hubs as a ‘least 
worst’ form of emergency accommodation that is generally preferable to hotels or B&B accommodation. 
Similar to the preceding forms of temporary accommodation, there are no clear criteria prescribing when 
homeless families should be provided with family hub accommodation. 

In the casework experience of MLRC, families from minority groups (often with limited literacy competences 
and language skills) are particularly disadvantaged in advocating for placement within a family hub, and 
thus are at a greater likelihood of being overlooked for such provision.86 Additionally, such hubs are usually 
configured for relatively small family sizes, and so minority groups with larger families are placed at a 
pronounced disadvantage.87

For reasons highlighted in the preceding sections, ethnic minority groups, such as non-Irish nationals and 
ethnic minority Irish nationals including Travellers, face particular barriers to accessing the social housing list. 
While the housing authority has a minimum of 12 weeks to assess and determine a social housing application, 
this can be extended up to a maximum period of 26 weeks. As evidenced in a recent High Court case, 
there are frequently long delays in finally determining social housing applications from such applicants.88 
This potentially becomes an issue in accessing adequate homeless accommodation when the homeless 
assessment is erroneously linked to the social housing assessment. 

When engaging on individual cases, MLRC has in some instances been advised orally by housing authorities 
that an applicant may be afforded a lesser form of one night only emergency accommodation provision until 
he or she is on the social housing list. More recently and in the context of the pandemic, MLRC has seen 
refusals of emergency accommodation on the basis that the applicant does not meet the criteria of the social 
housing assessment, in particular, the local connection test. There is however no legal basis for conflating the 
tests for social housing provision and for emergency accommodation.89 These refusals have placed ethnic 
minority families in very precarious positions and at risk of rough sleeping. 
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CASE STUDY 
MLRC recently assisted a homeless family being denied access to emergency accommodation. 
The family were members of the Roma community and had recently arrived in the State to 
pursue employment here. They sought access to emergency accommodation within their first 
three months in Ireland. The local authority to whom the request was made for emergency 
accommodation denied the family access to emergency accommodation on the basis that they 
did not have a local connection to the authority’s functional area. The request for emergency 
accommodation was made to this specific local authority as the father of the family worked 
within the authority’s functional area and the family were seeking to make an application 
for social housing supports with this local authority. MLRC highlighted to the local authority 
that under Section 2 of the Housing Act 1988, there is no local connection test in defining 
homelessness and that they were potentially unlawfully conflagrating the tests for social housing 
supports and access to emergency accommodation. Following MLRC’s engagement with the 
local authority, the family were placed in emergency accommodation for a two-week provisional 
period, pending the completion of a homeless assessment. 

Overall, in MLRC’s experience, minority groups are significantly disadvantaged in their ability to advocate 
for a change in the emergency accommodation provision due to language barriers and challenges accessing 
advocacy advice and support, compounded by the insecurity of their day-to-day situation. They are also 
disadvantaged in progressing their social housing applications and may rely heavily on advocacy services that 
are not accessible (easily or at all), particularly in the context of Covid-19 restrictions. Practical and logistical 
obstacles therefore compound the legal barriers to accessing homeless services. 

Given the scale of the issues highlighted in this section, it is arguable that housing authorities are failing 
to provide appropriate emergency accommodation for minority groups. Clarity is needed in relation to 
procedures and practises applied in the homeless assessment. The criteria applied to determine what form 
of emergency accommodation homeless persons receive must be clearly regulated, be transparent, and be 
assessed as the best suited to meet the needs of that individual family or person. 

The position of minority applicants would be improved if the recommendations of the Joint Committee on 
Housing, Planning and Local Government were fully implemented, in particular that ‘the Housing Act 1988 
be amended [or regulations passed] to place a limit on the time that families and vulnerable individuals may 
spend in homeless emergency accommodation.’90 It is essential that related recommendations in relation to 
cessation of self-accommodation and one night only emergency accommodation provision be acted on and 
that the recommendations, if implemented, be maintained. 91 92 In this manner, barriers to minority groups 
accessing housing services when they are in most urgent need could be significantly reduced.

There is considerable scope for the issuing of regulations under Section 10 of the Housing Act 1988. Such 
regulations could address concerns in relation to the suitability of emergency accommodation provided to 
minority and/or vulnerable applicants. 

The absence of data with respect of the profiles of those minority groups accessing homeless services is 
another noteworthy aspect that could be rectified by proper data collection by housing authorities. Accurate 
and adequate data would better inform any strategy implemented to improve access to homeless services for 
minority groups.
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This paper has noted several existing barriers for minority groups accessing housing 
services in Ireland. In this final section, the potential for the Public Sector Equality and 
Human Rights Duty (PSEHRD) to contribute towards making housing services more 
accessible to minority groups will be considered. 

S42(1) of the Irish Human Rights and Equality Commission Act 2014 imposes an obligation on public bodies to 
‘in the performance of its functions, have regard to the need to – 

(a)  eliminate discrimination,

(b)  promote equality of opportunity and treatment of its staff and the persons to whom it provides 
services and,

(c) protect the human rights of members, staff, and the persons to whom it provides services.’93

This duty applies to all public bodies, including, for present purposes, the Department of Housing, Planning 
and Local Government, councils, housing authorities, and also private parties to which such bodies delegate 
responsibility, such as B&Bs and hostels funded to provide emergency accommodation.94 The objective of the 
duty is to ‘mainstream’ human rights and equality considerations within public bodies, so that human rights 
and equality protection can be provided without the need for litigation.95

In addition to the ongoing functional duty to ‘have regard’ under s.42(1), there is also an obligation, under 
S42(2), on public bodies to complete a three-stage review of their functions for the purposes of giving effect 
to the duty under s.42(1). First, the body must assess what equality or human rights issues may arise from 
the performance of their public function. For the human rights assessment, the public body should assess 
how its performance complies with the Constitution, the European Convention of Human Rights (“the 
Convention”), and other incorporated international human rights treaties.96 The Constitution and Convention 
guarantees of dignity and non-discrimination, amongst others, should be considered at this stage.97 For 
equality purposes, the assessment should consider how the public body’s performance affects groups that 
share a protected characteristic under the Equal Status Act 2000, including, for present purposes, race, and 
membership of the Traveller community. Second, public bodies are to set out the policies, plans and actions 
in place or proposed to address the issues that were identified during the assessment. Actions to address 
such issues are to be included within the body’s strategic plan or annual report, which implicates the third 
stage: the duty to report. 

Efforts to further the elimination of discrimination and promotion of equality and human rights should, 
therefore, be incorporated into the strategic and annual planning of public bodies. The Irish Human Rights 
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and Equality Commission (IHREC) is empowered under S42(5) to invite public bodies they consider to be in 
default of their duty to carry out a review or implement an action plan to advance the equality and human 
rights compliance of its performance.98 The IHREC is empowered to (and where requested by the Minister 
must) review the operation of the public sector duty by such a public body.99 It is through this process that 
enforcement of the PSEHRD is expected to be policed.

In April 2018, IHREC invited Dublin’s four local authorities to carry out Equality Reviews specifically focused on 
non-Irish nationals’ access to social housing and homeless services.100 According to the IHREC, the completed 
Equality Reviews raised serious concerns about the application of Circular 41/2012, and stated that, due to 
equality concerns, the practice of requiring people applying for social housing to reside in a housing authority 
for one year on top of the statutory criteria for eligibility has ceased.101 The IHREC’s concerns, arising from these 
Equality Reviews, as to the implementation of the Circular amounting to discrimination on the ground of race, 
led the Commission to write to the Department of Housing, Planning, and Local Government.102 

The fact that this resulted from undertaking a review of the compliance of these housing authorities’ 
compliance with equality standards demonstrates the potential of the PSEHRD, if performed in good faith, to 
draw attention to how minority groups can be affected by public bodies, and its potential to positively lead 
to a correction of these adverse effects. 

In 2019, IHREC ‘worked closely with the Department of Housing, Planning and Local Government to include 
the Public Sector Duty into their Guidelines for Local Authorities in the Preparation of Corporate Plans 
2019- 2024.’103 Also in 2019, in the context of consistent underspend of funds for Traveller accommodation by 
local authorities, IHREC invited every local authority in the State to conduct an equality review specifically in 
relation to provision of Traveller accommodation by each local authority. As noted by Crowley:

‘Twenty-one (68%) local authorities have published their corporate plans for the next four to five-year period, 
four in draft form and one adopted but not published. Nineteen of the twenty-one local authorities make 
commitments to implementing the Duty (90%) […] While this is significant, no local authority appears to have 
actually implemented the Duty, with none pointing to a completed assessment of equality and human rights 
issues in relation to their functions. While significant commitment to the Duty is evident, local authorities 
are at an early stage in its implementation. The commitment established by most of these twenty-one local 
authorities is general in nature, focused on a broad commitment to implement the requirements to assess, 
address, and report.’104 

Great Britain and Northern Ireland introduced public sector equality duties over 20 years ago, and provide 
illustrative examples of the progressive impact that positive sector equality duties can have.105 The duties 
differ from those in Ireland in both the requirement to have ‘due regard’ as opposed to simply ‘regard’ as in 
Ireland, and in the objectives which the duty seeks to pursue. Nevertheless, a consideration of their public 
sector equality duties and the role of those duties in bringing about positive change for minority groups with 
respect to housing, can inform the comparatively underutilised PSEHRD in Ireland. 
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Where self-regulation is unforthcoming, the public sector equality duty is enforced either statutorily through 
the Equality and Human Rights Committee (the British equivalent to the IHREC),106 or through a judicial review 
application made either by a party to the case with sufficient interest or the the Equality and Human Rights 
Committee. As Sigafoos has noted, ‘it is the judicial review route, rather than the statutory powers, that has been 
used on a number of occasions and this has allowed the courts to ‘flesh out’ what the duty entails and in particular 
what the authority, or other body exercising public functions, must do in order to be found to have due regard to 
its obligations.’107 

It was found in Great Britain that ‘formal enforcement may not be used very often, but the potential for its use is 
necessary for the more indirect forms of regulation [such as human rights commissions] to operate effectively.’108 

Among the noteworthy developments in these jurisdictions is that, alongside bodies similar to IHREC that are 
empowered to review the compliance of public bodies,109 it is also possible to seek judicial review of public bodies 
where it is arguable than there has been insufficient regard for equality.110 This development has made ‘the PSED […] 
an extremely valuable tool in the toolkit of public lawyers and radically altered the parameters of ‘discrimination 
law’ in British law.111 

The public sector equality duty has been used in England to successfully seek judicial review of social housing 
allocation policies on the ground that insufficient regard was paid to the impact of its housing policy on members 
of a protected group.112 While most frequently engaged where insufficient regard is paid to disabled groups, housing 
policies have also been successfully challenged where insufficient regard has been paid to ethnic minorities.113 

In a similar way, future actions by public bodies in Ireland that fail to have regard to the equality and human 
rights considerations contained in S42 of the Irish Human Rights and Equality Commission Act could be declared 
unlawful.114 By this means, the enforceability of the duty could be further explored and increased, ensuring the 
existing housing policies or practises do not discriminate or adversely affect human rights.

It is expected that the PSEHRD will become of increasing significance to human rights and equality protections in 
Ireland in coming years. Where local authorities are presented with applications for social housing from applicants 
without a local connection to the area, for instance, they need to to be mindful of the equality and human rights 
implications of their decision in exercising their discretion in these cases. 

Furthermore, as Crosscare has observed, the PSEHRD has the potential to hasten the rollout of translation services 
to advance the promotion of equality of opportunity.115 

A likely precondition for changes occurring is some threat of enforcement, whether through IHREC enforcement 
mechanism, judicial review, or both. By the compliance of public bodies such as housing authorities, local 
authorities more generally, and government departments with the PSEHRD, the interests of minority ethnic groups 
in accessing housing services should take on an amplified importance within administrative decision-making. It is 
anticipated that this route will be one method of removing the barriers faced by these groups in accessing key 
housing services.
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CONCLUSION AND 
RECOMMENDATIONS 

This paper has highlighted several serious barriers that currently exist for minority 
ethnic groups accessing housing services, whether social housing or emergency 
accommodation. Examples have been shown to illustrate the effects these barriers 
have on members of minority groups, and recommendations for lifting these barriers 
have been proposed. 

The potential for the public sector equality and human rights duty to emerge as a significant feature of 
administrative decision-making has been highlighted as a particularly promising means by which discrimination 
within housing provision can be addressed in the future. It is hoped that, if proposals similar to those 
presented in this paper are implemented, the barriers shown to currently be in the way of minority groups 
accessing the services to which they are entitled will be removed and a fairer housing scheme for all will 
develop.

The recommendations, in summary form, are as follows:

In relation to Circular 41/2012:

1. Application of the Circular as a ‘guidance only’ document by housing authorities, underpinned by 
proper training for the relevant decision-makers. This is needed as the Circular lacks the legal certainty 
of legislation.

2. If the Circular remains in place it must be updated to ensure that it accurately reflects the relevant 
changes in Irish immigration law, such as the European Communities (Free Movement of Persons) 
Regulations S.I. 2015/548. 

In relation to the ‘normal residency’ and ‘local connection’ requirements within social housing provision:

1. The ‘local connection test’ used as part of the social housing supports application be clearly and 
consistently treated by housing authorities as discretionary, rather than conclusive, so as to prevent 
potentially unlawful discrimination against minority groups, particularly those who have recently arrived 
in Ireland or those who have a nomadic culture. 

2. Housing authorities should be issued with guidance on the proper exercising of their discretion to 
conduct an assessment under the Social Housing Assessment Regulations 2011.

In relation to the ‘alternative accommodation’ requirement within social housing provision:

1. Appropriate and proportionate application of Regulation 22 of the Social Housing Assessment 
Regulations 2011 by housing authorities, particularly in the area of property ownership abroad. 

2. An ending by housing authorities of requesting minority applicants for burdensome ‘affidavits’ in 
relation to property ownership abroad, whose evidential and probative value is unclear. 
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In relation to issues with emergency accommodation:

1. Collation of reliable data in relation to minority groups and their access to various forms of emergency 
accommodation. 

2. Issuing of Regulations by the Minister of Housing, Planning and Local Government, under Section 10(11)
(a) of the Housing Act 1988, specifying and restricting the type of emergency accommodation that 
individuals and families may be accommodated in, ensuring therefore its suitability and adequacy. This 
will ensure that the criteria applied to determine what form of emergency accommodation homeless 
persons received is clearly regulated and transparent.

3. Amendment to Section 10 of the Housing Act 1988 (or regulations made under Section 10(11)(a)) to 
place a limit on the time that families and vulnerable individuals may spend in emergency homeless 
accommodation.

4. In accordance with the recommendations of the Oireachtas’ Joint Committee on Housing, Planning and 
Local Government’s report on Family and Child Homelessness (November 2019) that the practice of 
one night only emergency accommodation and self-accommodation is ended and remains so. 

5. Transparency in relation to policies applied in relation to homeless assessment and homeless 
accommodation provision to all homeless persons, including minority groups. 

In relation to the potential of the Public Sector Equality and Human Rights Duty: 

1. Housing authorities to fully implement the PSEHRD by having due regard to the need to eliminate 
discrimination, promoting equality and protecting the human rights of those who access their services. 

2. Housing authorities complete the three-stage review of their functions under Section 42(2) of the Irish 
Human Rights and Equality Commission Act 2014.
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BY EMAIL: housingforall@housing.gov.ie 

4 May 2021 

Dear Sir/Madam, 

Re: Stakeholder Consultation on “Housing for All” Policy Statement and Action Plan 

We note the above consultation in the context of commitments of the Programme for Government (“PFG”). 

By reference to Question 6 of the Stakeholder Consultation, we have the following observations: 

1. We welcome the PFG’s “Housing for All” commitment (at page 57)-
“Management Companies 
We will conduct a review of the existing management company legislation, to ensure that it is fit for 
purpose and that it acts in the best interests of residents.” 

In this regard, we call for implementation of the recommendations of The Housing Agency and Clúid 
Housing report “Owners’ Management Companies, Sustainable apartment living for Ireland”. The report 
is available at- www.housingagency.ie/publications. 

2. With regard to PFG commitments in relation to defective housing, we welcome the establishment and on-
going activity of the Independent Working Group to examine the issue.  We call for the implementation of
the recommendations of the “Safe as Houses?” report of the Oireachtas Joint Committee on Housing,
Planning and Local Government.

3. We call for the allocation of responsibility for the Multi-Unit Developments Act 2011 (“MUD Act”) from the
Department of Justice (“DOJ”) to the Department of Housing, Local Government and Heritage (“DHLGH”).
Responsibility for legislation and regulation affecting the apartment housing sector is better suited to
DHLGH. Chapter 3 and Recommendation 3 of the above-mentioned Housing Agency/Clúid report, and
past submissions to the DOJ and DHLGH by the Apartment Owners’ Network, expand in considerable
detail on the rationale for this proposal.  The measure would be effected by way of amendment to section
1(1) of the MUD Act.

4. We call for reforms to the administration of civil justice, as set out in our submission of February 2018
jointly with the Society of Chartered Surveyors Ireland to the Review Group on the Administration of Civil
Justice. This submission is available at-
https://apartmentownersnetwork.files.wordpress.com/2018/02/scsi-aon-submission final 2.pdf

We would welcome the opportunity to engage further on the above by way of virtual meeting, etc. 

Yours faithfully, 

[*Sent by email and bears no signature] 

Director  
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Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Apartment Owners’ Network

2. Briefly describe your organisation?
300 character(s) maximum

The Apartment Owners’ Network (AON) is a volunteer-led, independent, non-party political organisation.  We 
are not-for-profit and represent the interests and views of owners (owner occupiers and investors) and 
Owners’ Management Companies (“OMCs”) of homes in managed estates throughout Ireland.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

A review of the Multi-Unit Development Act should address the following issues:
•        The need for an OMC Regulator to ensure OMCs are complying with MUD Law, to guide MUD 
Directors on best practice and to collate information on the sector. 
•        A register of OMCs to be established under the auspices of a Regulator
•        Inability of OMCs to collect service charges in a timely, efficient and cost-effective manner.
•        Inability of OMCs to effectively manage anti-social behaviour impacting on the quality of life of a 
majority of residents.
•        Standardisation of financial reporting to provide transparency for owners and prospective purchasers 
as to the financial wellbeing of an OMC. 
•        Guidance on provision for sinking funds, recognising the risk of underfunded sinking funds to a 
significant portion of Irish housing stock
•        Clarity and standardisation on how interest is to be applied on service charge arrears
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With respect to government targets for a reduction in carbon emissions, government should consider 
objective for explicit guidance and incentives to OMCs on:
•        Electric Vehicle Charging infrastructure in shared car parks
•        Insulation retrofitting for apartment blocks
•        Solar panel installation
•        Lighting and other electrical efficiency upgrades

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Please see attachment uploaded

7. Do you have any supporting data or other material that you would like to upload?

Yes

Please upload your file
7e98b15d-85e9-41c2-bd3f-800ca39cdd81/AON-DHLGH_-_Housing_for_All.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf
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Contact

housingforall@housing.gov.ie
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Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Dublin Homeless Network

2. Briefly describe your organisation?
300 character(s) maximum

The Network is a voice for voluntary homeless and housing organisations in Dublin which; Informs national 
and local government policy and strategies on homelessness, Proactively engages with other stakeholders 
to work towards eliminating homelessness and improve policy and services.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1.        Everyone should have a Right to Housing, and the Network welcomes the commitment in the 
programme for government to hold a referendum. The new strategy, Housing for All, should set out a clear 
pathway to agree on the wording for the amendment and the timing for the referendum’
2.        An emphasis should be placed on preventing homelessness and resources should be committed to 
prevention initiatives.
3.        There should be a focus on ending homelessness, not just tackling or managing homelessness.
4.        An increase in one-bed and two-bed housing units should be prioritised to address the levels of single-
person homelessness and support Housing Led initiatives. Similarly, an adequate supply of social housing 
for very large families must be provided.
5.        Since Local Authorities play a crucial role in facilitating access to the Private Rented Sector, including 
the approval of HAP, Local Authorities should have sufficient resources to source, administer, ensure 
standards, and manage their obligations in the private rental sector.
6.        Housing for All should commit to review the current legislation and regulation on homelessness to 
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broaden the definition of homelessness, ensure that people cannot be denied emergency accommodation 
on the basis of ‘lack of local connection’, and create clarity on the rights of non-Irish nationals seeking 
emergency accommodation. 
7.        Housing for All should set out a stable and long-term funding model for the homeless sector, in which 
the responsibilities of the Local Authorities and the HSE are clear, coordinated, and adequately funded. The 
funding model should recognise the skills and qualifications required to staff homeless services and ensure 
that systems are in place to fund appropriate remuneration, pension arrangements, and continued training 
for staff. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

1.        Barriers to accessing housing should be assessed to introduce mechanisms to overcome them, 
including exclusion on basis of Gardai Clearance, Estate Management Checks. Consideration should be 
given to reuniting families where children are in care until the housing requirement is satisfied. Such as an 
adult with access to children or children in care should be provided with appropriate housing to support the 
reintegration of the family. 
2.        The definition of homelessness must also consider the issue of hidden homelessness and how we 
enumerate homeless people in Ireland. The unknown level of rough sleepers, sofa surfers, people 
involuntary sharing, and in overcrowded accommodation not being counted in official figures, poses a 
difficulty developing strategic responses to the issue of homelessness when the full extent of it is not clear.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

1.        Facility should be introduced for general housing providers to grow and integrate requirements for 
special needs housing.
2.        Support models should be integrated into housing delivery to facilitate the sustainability of housing for 
people with complex and varying support needs.
3.        Models of peer support should be resourced to support people sourcing, transitioning to, and 
sustaining housing.
4.        International initiatives such as those in British Colombia, Canada, should be explored to introduce 
new measures to facilitate moves from homelessness to housing through rent supplement and differential 
rent systems.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

7. Do you have any supporting data or other material that you would like to upload?
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Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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‘Housing for All’ Stakeholder Submission 
Irish Homeless Policy Group 

About Us 

The Irish Homeless Policy Group is a forum for discussion of homeless policy and the 

ongoing policy and advocacy work which organisations are undertaking. The goal of IHPG is 

to support the development of better homeless policy and membership is open to any 

organisation working in the area. 

 

Question 3 

Having regard to the housing objectives set out in the Programme for Government, what 

other key objectives should be considered? How should these objectives be prioritised?  

 

1) The new strategy should make an explicit commitment to eliminate homelessness within 

a specified timeframe. It is not sufficient to commit to just ‘reducing’ homelessness. Building 

on recent progress, a commitment to end homelessness should be combined with a stated 

ambition to significantly reduce homelessness within a shorter timeframe, possibly within 

the lifetime of Housing for All. 

2) The stated commitment within PfG to hold various referenda on housing must include a 

referendum on the right to housing being added to the Irish Constitution. This minimal level 

of legal protection will uphold the dignity of individuals and households by ensuring that 

decisions and actions by any future Governments must continually realise this basic right. 

3) Existing legislation and statutory provisions to be tightened in relation to homeless 

assessment and application for social housing supports. Much more transparency and 

consistency is required. The ‘local connection test’ should be treated by housing authorities 

as discretionary, rather than conclusive, so as to prevent potentially unlawful discrimination 

against minority groups. Housing authorities should receive guidance on the proper 

exercising of their discretion under the Social Housing Assessment Regulations 2011. An 

overall review is needed. 

4) Expansion of Ireland’s social housing stock through the prioritisation of new-builds by 

LAs and AHBs in order to reduce current and future reliance on HAP. Alongside the 

expansion of housing stock, a full review of HAP and its interaction with the private rental 

market is required to set reduction targets.  

5) Following the success of Housing First with individuals, Housing First should be expanded 

to families with complex needs and other vulnerable groups such as Under-25s and 

prisoners. The strategy should lay out explicit targets for the expansion with clear funding 

trajectories. 
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6) Budgets for homelessness need to be rebalanced towards prevention so families are 

maintained in their homes. This will involve ensuring security for tenants when landlords 

evict to sell or move a family member into a property. Where tenants are at risk of 

homelessness due to a NTQ, a prevention plan must be enacted to ensure they do not enter 

EA. Even if reliance on HAP decreases as a form of social housing, it is vital that the level of 

payment matches rent prices, especially for single person households. Extension of the 50% 

Homeless HAP top-up to urban regions with high demand outside of Dublin is required.  

7) Enhanced funding is required for tailored mental health and addiction services to 

homeless people. This should involve a the availability of a 24/7 crisis mental health services 

and dedicated addiction services.  

8) Changes in the private rental sector to embed affordability should include rent prices 

being linked to the CPI and the incentivisation of long-term leases. A public dwelling rent 

register would ensure transparency for the private rented sector.  

 

 

Question 4  

What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, 

private rental and private homeownership) and household types (e.g. single person 

households & families)? What short or long-term actions should be taken to increase the 

scale and speed of delivery and improve approaches to delivery of housing?  

 

Two crucial obstacles exist for the delivery of housing to homeless people and low-income 

families: 

1) As the number of single homeless people has risen, the number of affordable, secure and 

high-quality one-bed apartments or smaller homes decreased. There is a considerable lack 

of affordable one-bedroom accommodation which results in no options for single people 

and couples who wish to live alone. For many individuals and households who avail of 

homeless services, their preferred choice would be to live alone. This acute shortage of one 

bed homes makes the delivery of Housing First impossible in many regions.  

2) There is currently an over-reliance on HAP and other rent subsidisation programmes. 

These schemes leave individuals vulnerable to the precarious nature of the private rental 

market and, due to high rent levels, many find it difficult to secure appropriate and 

affordable accommodation within HAP levels. Over-reliance on HAP as a model of delivery 

of social housing has had many unforeseen consequences. It pushes many households who 

qualify for social housing to compete on the private rental market, putting further pressure 

on supply and pushing up rent prices. Current expenditure by the Government on HAP and 

other rent subsidy is growing to unsustainable levels with no end in sight. A plan for 

reducing reliance on HAP through increasing social housing new-builds must be included in 

the Government’s strategy. 
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All obstacles to the delivery of housing to low-income families, those on the social housing 

waiting list and homeless families and individuals can be addressed through the expansion 

of non-market housing (both social and cost-rental housing). New-build social housing is the 

key action required to increase affordability across the housing system by moving 

households from marketised housing to non-market housing. 

In the short-term, a referendum on the right to a home is required to remove some of the 

constitutional blockages on property rights which prevent the optimal use of available 

resources for the delivery of housing. As the role of the LDA grows, its focus must remain on 

non-market housing. When developing cost-rental housing, the LDA must appropriately 

divide available public land between cost rental and public housing to urgently reduce the 

number on housing list and in homelessness over the next five years. A delivery unit within 

the LDA should be established specifically to oversee the purchase and renovation of vacant 

derelict properties for public homes and continue progress in this area. The establishment 

of this delivery unit requires a parallel increase in funding to the Repair and Leasing scheme. 

As local authorities continue to develop capacity to provide direct build social housing, the 

financial support for AHBs who are developing and delivering social housing projects must 

be maintained. A review should be commissioned within the first six months of the strategy 

to determine the obstacles to new-builds by LAs and AHBs. 

 

 

Question 5 

What actions should be taken, in order of priority, to ensure that housing is available for all 

sectors of society, including our ageing population and people with disabilities?  

 

The most effective way to ensure that housing is available to all sectors of society is to 

ensure that housing is affordable to all. This requires a Government commitment to provide 

ambitious targets and funding for non-market housing in the form of additional social 

housing stock or cost-rental housing (with rents linked to income). Many households are 

placed in precarity within the private rented market when they are eligible for secure and 

affordable social housing.  A shift away from dependence on the private sector to provide 

social housing supports needs to be prioritised especially for cohorts with specific housing 

needs:  

1) Providing housing for those assessed as in need of social housing has to be prioritised 

through the building of new and additional social housing units so that waiting lists can be 

effectively tackled. Establish mechanisms to ensure that those who are homeless and most 

in need of stable accommodation benefit from increased housing supply, alongside those 

longest on the housing list. This means using the allocation policy effectively and ring-

fencing certain new public homes for groups with particular needs e.g. Housing First, young 

adults, people with disabilities, and Traveller families. 
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2) Determine an agreed percentage of new social housing to be based on universal design, 

in line with the Social Housing Needs Assessment so housing is accessible to the widest 

range of age and ability. This should be mandatory, unless reasons can be shown for 

deviating. 

3) Amend Section 10 of the Housing Act 1988 to limit the amount of time a family spends 

in emergency accommodation (EA). The budget allocated to EA should be then redirected 

to the Housing First programme. Long periods in EA is not appropriate or acceptable with 

risks of institutionalisation and such situations being detrimental to a child’s development. 

Alternative responses are overdue such as introducing a Housing First programme for 

families 

4) Migrant families would benefit by the new strategy ensuring that, in the provision of 

social housing, barriers to access are removed for minority groups and that housing 

authorities carry out their requirements under Section 42 of the Irish Human Rights and 

Equality Act 2014 

5) Increase investment in social and affordable housing provision specifically towards groups 

most likely to live in consistent poverty such as people with disabilitites, Travellers 

(culturally appropriate), single person households (predominently led by women), single 

person households and long term unemployed.  Fully progress the PfG commitment to 

ensure that Traveller accommodation funding is spent in full by local authorities, as a 

homelessness prevention measure. 

6) As more people and households will reach retirement without owning their own home, 

any housing strategy must consider introducing a planning requirement whereby all housing 

developments be compelled to deliver a number of units designed specifically for the needs 

of older people.  

 

 

Question 6 

Do you have any further comments on the development of the Housing for All policy and 

action plan that you would like to add? 

1) Housing for All should contain a clear roadmap to end congregated settings in 

emergency accommodation and shift to single room occupancy and own-door 

accommodation for those who become homeless. Homeless families should no longer be 

placed in “family hubs” 

2) A commitment is needed to gather and publish more substantive data, including full 

adoption of ETHOS Light typology and data on vulnerable groups. It is not acceptable that 

Ireland only publishes two of the six categories. Housing authorities should publish data on 

the households who access various forms of EA, particulary in relation to minority groups. 

The CSO should be commissioned to  to develop research tools to identify the levels of 

housing exclusion and hidden homelessness in Ireland 

609



3) Establishing a governance structure for implementation of the strategy is important so 

that there are not only agreed timeframes and targets, metrics and goals, but ongoing 

evaluation which is communicated not only with other agencies and departments, but with 

key stakeholders and organisations 

4) Embed cultural change in the provision of housing recognising the Public Sector Duty and 

a rights-based approach as housing is fundamental to our ability to engage fully in 

education, employment, and society. Many households report experiencing judgement and 

frustration when interacting with some staff, when they need support and understanding. A 

person-focused approach to housing and homelessness must be embedded in Housing for 

All  
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Homeless Policy Group

2. Briefly describe your organisation?
300 character(s) maximum

The Irish Homeless Policy Group is a forum for discussion of homeless policy and the ongoing policy and 
advocacy work which organisations are undertaking. The goal of IHPG is to support the development of 
better homeless policy and membership is open to any organisation working in the area.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1) The new strategy should make an explicit commitment to eliminate homelessness within a specified 
timeframe. It is not sufficient to commit to just ‘reducing’ homelessness. Building on recent progress, a 
commitment to end homelessness should be combined with a stated ambition to significantly reduce 
homelessness within a shorter timeframe, possibly within the lifetime of Housing for All.
2) The stated commitment within PfG to hold various referenda on housing must include a referendum on 
the right to housing being added to the Irish Constitution. This minimal level of legal protection will uphold the 
dignity of individuals and households by ensuring that decisions and actions by any future Governments 
must continually realise this basic right.
3) Existing legislation and statutory provisions to be tightened in relation to homeless assessment and 
application for social housing supports. Much more transparency and consistency is required. The ‘local 
connection test’ should be treated by housing authorities as discretionary, rather than conclusive, so as to 
prevent potentially unlawful discrimination against minority groups. Housing authorities should receive 
guidance on the proper exercising of their discretion under the Social Housing Assessment Regulations 
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2011. An overall review is needed.
4) Expansion of Ireland’s social housing stock through the prioritisation of new-builds by LAs and AHBs in 
order to reduce current and future reliance on HAP. Alongside the expansion of housing stock, a full review 
of HAP and its interaction with the private rental market is required to set reduction targets. 
5) Following the success of Housing First with individuals, Housing First should be expanded to families with 
complex needs and other vulnerable groups such as Under-25s and prisoners. The strategy should lay out 
explicit targets for the expansion with clear funding trajectories.
6) Budgets for homelessness need to be rebalanced towards prevention so families are maintained in their 
homes. This will involve ensuring security for tenants when landlords evict to sell or move a family member 
into a property. Where tenants are at risk of homelessness due to a NTQ, a prevention plan must be enacted 
to ensure they do not enter EA. Even if reliance on HAP decreases as a form of social housing, it is vital that 
the level of payment matches rent prices, especially for single person households. Extension of the 50% 
Homeless HAP top-up to urban regions with high demand outside of Dublin is required. 
7) Enhanced funding is required for tailored mental health and addiction services to homeless people. This 
should involve a the availability of a 24/7 crisis mental health services and dedicated addiction services. 
8) Changes in the private rental sector to embed affordability should include rent prices being linked to CPI 
and the incentivisation of long-term leases. A public dwelling rent register would ensure transparency for the 
private rented sector. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Two crucial obstacles exist for delivery of housing to homeless people and low-income families:

1) As the number of single homeless people has risen, the number of affordable, secure and high-quality 
one-bed apartments or smaller homes decreased. There is a considerable lack of affordable one-bedroom 
accommodation which results in no options for single people and couples who wish to live alone. For many 
individuals and households who avail of homeless services, their preferred choice would be to live alone. 
This acute shortage of one bed homes makes the delivery of Housing First impossible in many regions 

2) There is currently an over-reliance on HAP and other rent subsidisation programmes. These schemes 
leave individuals vulnerable to the precarious nature of the private rental market and, due to high rent levels, 
many find it difficult to secure appropriate and affordable accommodation within HAP levels. Over-reliance 
on HAP as a model of delivery of social housing has had many unforeseen consequences. It pushes many 
households who qualify for social housing to compete on the private rental market, putting further pressure 
on supply and pushing up rent prices. Current expenditure by the Government on HAP and other rent 
subsidy is growing to unsustainable levels with no end in sight. A plan for reducing reliance on HAP through 
increasing social housing new-builds must be included in the Government’s strategy

All obstacles to the delivery of housing to low-income families, those on the social housing waiting list and 
homeless families and individuals can be addressed through the expansion of non-market housing (both 
social and cost-rental housing). New-build social housing is the key action required to increase affordability 
across the housing system by moving households from marketised housing to non-market housing

In the short-term, a referendum on the right to a home is required to remove some of the constitutional 
blockages on property rights which prevent the optimal use of available resources for the delivery of housing. 
As the role of the LDA grows, its focus must remain on non-market housing. When developing cost-rental 
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housing, the LDA must appropriately divide available public land between cost rental and public housing to 
urgently reduce the number on housing list and in homelessness over the next five years. A delivery unit 
within the LDA should be established specifically to oversee the purchase and renovation of vacant derelict 
properties for public homes and continue progress in this area. The establishment of this delivery unit 
requires a parallel increase in funding to the Repair and Leasing scheme

As LAs continue to develop capacity to provide direct build social housing, the financial support for AHBs 
who are developing and delivering social housing projects must be maintained. A review should be 
commissioned within the first six months of the strategy to determine the obstacles to new-builds by LAs and 
AHBs

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

The most effective way to ensure that housing is available to all sectors of society is to ensure that housing 
is affordable to all. This requires a Government commitment to provide ambitious targets and funding for non-
market housing in the form of additional social housing stock or cost-rental housing (with rents linked to 
income). Many households are placed in precarity within the private rented market when they are eligible for 
secure and affordable social housing.  A shift away from dependence on the private sector to provide social 
housing supports needs to be prioritised especially for cohorts with specific housing needs:

1) Providing housing for those assessed as in need of social housing has to be prioritised through the 
building of new and additional social housing units so that waiting lists can be effectively tackled. Establish 
mechanisms to ensure that those who are homeless and most in need of stable accommodation benefit from 
increased housing supply, alongside those longest on the housing list. This means using the allocation policy 
effectively and ring-fencing certain new public homes for groups with particular needs e.g. Housing First, 
young adults, people with disabilities, and Traveller families
2) Determine an agreed percentage of new social housing to be based on universal design, in line with the 
Social Housing Needs Assessment so housing is accessible to the widest range of age and ability. This 
should be mandatory, unless reasons can be shown for deviating
3) Amend Section 10 of the Housing Act 1988 to limit the amount of time a family spends in emergency 
accommodation (EA). The budget allocated to EA should be then redirected to the Housing First 
programme. Long periods in EA is not appropriate or acceptable with risks of institutionalisation and such 
situations being detrimental to a child’s development. Alternative responses are overdue such as introducing 
a Housing First programme for families
4) Migrant families would benefit by the new strategy ensuring that, in the provision of social housing, 
barriers to access are removed for minority groups and that housing authorities carry out their requirements 
under Section 42 of the Irish Human Rights and Equality Act 2014
5) Increase investment in social and affordable housing provision specifically towards groups most likely to 
live in consistent poverty such as people with disabilitites, Travellers (culturally appropriate), single person 
households (predominently led by women), single person households and long term unemployed.  Fully 
progress the PfG commitment to ensure that Traveller accommodation funding is spent in full by local 
authorities, as a homelessness prevention measure
6) As more people and households will reach retirement without owning their own home, any housing 
strategy must consider introducing a planning requirement whereby all housing developments be compelled 
to deliver a number of units designed specifically for the needs of older people. 
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6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

1) Housing for All should contain a roadmap to end congregated settings in emergency accommodation and 
shift to single room occupancy and own-door accommodation for those who become homeless. Homeless 
families should no longer be placed in “family hubs.”
2) A commitment is needed to gather and publish more substantive data, including full adoption of ETHOS 
Light typology and data on vulnerable groups. It is not acceptable that Ireland only publishes two of the six 
categories. Housing authorities should publish data on the households who access various forms of EA, 
particulary in relation to minority groups. The CSO should be commissioned to  to develop research tools to 
identify the levels of housing exclusion and hidden homelessness in Ireland
3) Establishing a governance structure for implementation of the strategy is important so that there are not 
only agreed timeframes and targets, metrics and goals, but ongoing evaluation which is communicated not 
only with other agencies and departments, but with key stakeholders and organisations
4) Embed cultural change in the provision of housing recognising the Public Sector Duty and a rights-based 
approach as housing is fundamental to our ability to engage fully in education, employment, and society. 
Many households report experiencing judgement and frustration when interacting with some staff, when they 
need support and understanding. A person-focused approach to housing and homelessness must be 
embedded in Housing for All 

7. Do you have any supporting data or other material that you would like to upload?

A pdf version of the IHPG submission with spacing and emphases.

Please upload your file
9fdd9c84-dab5-488b-b774-19ec4c659bb0/Housing_for_All_Consultation_IHPG_20210504.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Banking & Payments Federation Ireland (BPFI)

2. Briefly describe your organisation?
300 character(s) maximum

BPFI is the voice of banking, payments and fintech in Ireland. BPFI is the umbrella body representing over 
100 firms and encompassing affiliate bodies, the Federation of International Banks in Ireland and the Fintech 
& Payments Association Ireland. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

BPFI is very supportive of the housing objectives set out in the Programme for Government. The imperative 
of increasing the supply of new homes is clear given the identified need of 33,000 new homes each year 
from 2021 to 2030, and the need to deliver the appropriate mix and type of housing in each location. Specific 
comments include; 

1. The proposed Government Affordable Purchase Shared Equity scheme is a positive initiative, targeted to 
assist those in the affordable housing segment on moderate incomes to get a mortgage with the support of 
an equity facility. Such targeted schemes have proven successful in other jurisdictions in facilitating many 
otherwise renters in achieving their ambition of home ownership. 

2. The interaction of Housing Policy and climate change policy and in particular balancing the supply of new 
housing with delivering on a sustainable retrofitting plan for existing housing stock is essential. BPFI 
members have developed attractive green finance products for personal customers, SMEs and corporate 
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clients, but to achieve the scale of retrofitting necessary, government smart financing support (working with 
EIB and SBCI), as well as infrastructural innovation such as one-stop shops, is essential. BPFI welcomes 
the Programme for Government’s proposed support for smart finance options and looks forward to ongoing 
collaboration to deliver affordable, scalable financial solutions for customers. Globally, all banks, in line with 
regulatory guidance, must identify and manage climate-related risk. In Ireland, BPFI members are assessing 
climate risk factors in their portfolios. Access to data is essential for the identification and management of 
climate-related risk. For residential properties, legislation is required to allow banks in Ireland access the 
energy performance data of mortgaged properties on their books (known as Better Energy Ratings (BER)).  
The Sustainability Energy Authority of Ireland’s BER ratings database is accessible by a limited list of 
persons. Therefore, BPFI requests that Statutory Instrument SI 423 2012 which transposed the Energy 
Performance in Buildings Directive into national legislation be amended to better provide access for lenders 
to the database in a limited and supervised manner.

3. The interaction of housing policy and other policies requires significant consideration including the impact 
of working from home practices, regionalisation and necessary infrastructures (e.g; internet connection
/transport), education policy and skill gaps in the sector. 

4. Enhancements to the conveyancing process would serve to streamline and enhance the digitalisation of 
the process, making it easier for home buyers and in turn facilitating a more effective housing market. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Stakeholder engagement by the BPFI in recent years has identified the following issues as having an impact 
on affordability and availability of housing across all tenures and all areas could be further examined. 
•        Cost and availability of land 
•        Land use and development regulations. 
•        Cost and availability of skilled labour 
•        Taxes on small private landlords 
•        Government incentives for first-time buyers 
•        VAT on new builds 
•        Availability of social housing 
•        Geographic concentration of jobs and job growth 
•        Financial regulation including macro-prudential rules 
•        Cost of construction materials 

It is particularly vital that Ireland can scale up housing output very quickly and all actors are imperative in this 
regard. Efforts in identifying state owned land would be welcomed, with a view to preparing housing projects 
using innovative approaches such as the ones in the UK attracting multinational companies with modern 
prefabrications methods. See example here; https://www.theconstructionindex.co.uk/news/view/government-
funds-japanese-prefab-builder-to-enter-uk-market

In addition, we note recent report by the Department of Public Expenditure and Reform titled “Construction 
Sector Group- Building Innovation” in the context of improving efficiency which can bring costs down and 
help improve affordability. See link here; https://assets.gov.ie/76845/c4869acd-5593-4f3b-85a5-
895419b90af8.pdf 
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5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

BPFI strongly supports competition in the mortgage market and related policies including switching. Ensuring 
Ireland is an attractive place to do business into the long-term is essential to secure active participation in 
the mortgage market into the future. BPFI’s current mortgage market participants include; 
•        AIB
•        Avant Money 
•        Bank of Ireland 
•        Dilosk 
•        EBS
•        Finance Ireland 
•        KBC
•        Permanent TSB 
•        Ulster Bank

7. Do you have any supporting data or other material that you would like to upload?

Please see link below to a recent BPFI study on the Mortgage Market and Capital Requirements which 
highlights that Irish retail banks are required to hold three times more capital for the perceived higher risk in 
their mortgage loan books compared to the European average, which impacts the cost of lending and the 
cost of mortgages in Ireland, despite major improvements in the quality of the overall mortgage book in 
Ireland since the introduction of much more robust mortgage lending rules in 2016. The report concludes 
that this is mainly due to the low levels of recovery of security for mortgages in Ireland, something supported 
by recent EBA findings. 

Link here : https://bpfi.ie/wp-content/uploads/2021/02/Final-BPFI-RWA-Report.pdf

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
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Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P
 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 0f28c514-08d5-4f0f-8dc3-43e77155d87b
Date: 04/05/2021 21:27:39

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Sage Advocacy

2. Briefly describe your organisation?
300 character(s) maximum

An advocacy and support organization for older people, vulnerable adults and healthcare patients. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The commission on care should be delivered with a focus on teh supports that older people and people with 
disabilities need to remain at home. Sage Advocacy welcomed many of aspects of the Programme for 
Government with regard to older people in particular the recognising of the role of housing in providing a 
wider range of living options, however there was no clear statement about the development of a single tier 
integrated system with a single source of funding and a bias towards home. The Commission on Care must 
address that. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Ireland has a siloed approach to the long-term support and care of older people which is biased
towards congregated settings. 
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There is insufficient emphasis in practice as well as in policy aspirations on facilitating
the integration of supports, particularly between the housing and health sectors in order to
realise the full potential of supported housing as part of a continuum of support and care.  

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

There is a clear need for an emphasis in practice as well as in policy aspirations on facilitating
the integration of supports, particularly between the housing and health sectors in order to
realise the full potential of supported housing as part of a continuum of support and care. 

There is a need for a change in housing policy to enable older people to live either
independently at home or in housing units with supports provided.

There is a need for a continuum of care ranging from home care, split housing and boarding out
to supported housing and including patient focused and clinically appropriate nursing home care. 

In order to make community living work, we need many more sheltered and supported housing
options as well as a range of in-house and community support services targeted and individually tailored.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

7. Do you have any supporting data or other material that you would like to upload?

https://www.sageadvocacy.ie/media/2026/choicematters2020.pdf

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf
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Contact

housingforall@housing.gov.ie
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Contribution ID: e85370fd-1ffe-4616-a089-956366231d39
Date: 04/05/2021 21:19:42

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Residential Properties REIT plc "IRES", is a Real Estate Investment Trust that is listed on the Main 
Securities Market of Euronext Dublin. The Company is a Real Estate Investment Trust and its objective is to 
achieve sustainable, long term returns, (currently c.4% per annum) for its investors.

2. Briefly describe your organisation?
300 character(s) maximum

IRES is focused on investing in, holding, managing and developing private residential rental 
accommodations for the long term. The portfolio is comprised of 3,836 residential homes across 36 
locations. The majority is comprised of spacious 2 & 3 bedroom apartments and houses in the mid tier 
market.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1. Stability/certainty of policy environment: We request the Department of Finance to maintain tax certainty 
and stability for long-term institutional investors and REITs in the Irish property market in Budget 2022 and 
beyond. Stability of the tax regime is key to continue attracting necessary institutional capital to the Irish real 
estate market to  effectively tackle current supply constraints, deliver on the ambition set out in Project 
Ireland 2040, maintain our global competitiveness, and restore a properly functioning and sustainable 
property market.  
2. Stamp Duty Residential Refund scheme: We request that the stamp duty residential refund scheme is 
extended to include construction operations commencing before 31 December 2023 (and completing before 
31 December 2027). The current deadline of 31 December 2022 for commencement of construction 
operations is a concern for phased development not scheduled to commence before 31 December 2022. 
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The certainty of an extension to this deadline would be a positive development in support of supply delivery 
and recognise the impact of Covid19 on construction delays as well as pent-up demand currently in the 
market which can only be resolved by an increase of supply.
3. Planning/town centre approach: We believe this is the correct approach, but current planning guidelines 
and building requirements are not in alignment with this approach. For example, the height guidelines and 
daylight/sunlight analysis requirements for planning contradict each other. The requirement for density (8 to 
14 stories) should suffice other than specific architectural landmark buildings. The difficulty of building 
apartments that are affordable in derelict sites in town and city centres is not recognised. For example, the 
Society of Chartered Surveyors of Ireland report estimates costs of over €500k for apartments in city 
centres; these are neither affordable to rent or to purchase.
4.Rental Model: The rental model should not be a 'one size fits all' model. Currently, the planning 
requirements for new developments follow the 'one size fits all' approach, but some of the best practice 
international models have a one-third split between renters, affordable and homeowners for their 
developments. These tend to be large scale developments of 500 – 2000 units. There are different 
categories of renters that need to be considered e.g. a) The medium-term renter likes the flexibility of not 
owning a property and are prepared to pay a premium to be close to good amenities. b) Those who are 
between the stage of leaving home and saving for purchasing a property. c)Young families with below-
average incomes where it is difficult to save for their own property. d)International workers - both short (<4 
years) and long term (10+ years) e) Students and graduates who want the flexibility of moving between 
different locations in a short space of time. f) Downsizers who want to have more flexibility and mobility and 
choice to rent past retirement.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

We would draw your attention to the below:
1. RPZ regulation: The allowance of market rental growth of 4% per annum under the current RPZ regime 
has been critical to enabling new supply to the market on economically viable term over the last 4 years. 
However, this limitation on rental growth does not incentivise the modernisation of existing stock currently 
being let at levels under-market. Exemptions to RPZ restrictions or other incentive programmes should be 
offered to landlords to encourage upgrades and renovations that will improve accommodation for tenants 
while not impacting a right to tenancy, as well as ensuring necessary investment to achieve sustainable 
housing stock and greener buildings into the future. Other factors such as security of tenure for good 
tenants, quality and standards, space sizes, amenities need to be also embraced in any new rent pricing 
regulations. Costs and inflation specific to the residential market needs to be evaluated too.
2. Build cost: cost inflation was circa 2% during 2020, which was a sharp decline from the 6.5% seen in 
2019. The construction consultancy Linesight indicate construction costs generally rising circa 3% during 
2021.
3. The VAT cost associated with most residential development in Ireland creates a significant hurdle to the 
Government's goal of increasing housing stock to meet current demand levels. There is currently a critical 
need for affordable housing; to progress towards meeting the housing demand forecast over the coming 
years, measures must be taken now to address the supply constraint. 
4. Policy change: As outlined above, stability and predictability of the policy environment is needed for long 
term investment in housing and for security of tenure and stability for landlords and tenants.   
5. REIT structure: Rent levels as well as house prices are driven by the cost of delivery of new homes and it 
will require significantly more engagement and innovation to understand and resolve the challenge of 
affordability in Ireland and in particular in Irish cities. Attracting investment from long-term low-cost capital is 
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an important element in the affordability equation. The REIT’s (Real Estate Investment Trust) structure set 
up in 2013 is a transparent and important structure for attracting such low-cost long-term patient capital. 
REITs are increasingly becoming the capital structures supported by countries worldwide to attract 
investment for key infrastructure such as housing. The REIT structure has inbuilt features to ensure it is a 
sustainable long-term model suitable for housing investment. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

n/a

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

n/a

7. Do you have any supporting data or other material that you would like to upload?

n/a

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: f593ae9b-f437-4fcc-9fca-d6ebd303257c
Date: 04/05/2021 21:12:44

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Central Statistics Office

2. Briefly describe your organisation?
300 character(s) maximum

National Statistics office

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

There is a lack of joined up data across the housing life cycle from planning to completion and sale or rental. 
Evidence of current housing situation is required to develop policy to provide an appropriate mix and type of 
housing. Earlier assignment of Eircode would facilitate linking of housing datasets from the planning stage to 
use and centralised management of these housing datasets would allow for greater use of these data.
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5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: aa3ba76d-9546-48b9-9d05-a4881ff081cd
Date: 04/05/2021 20:57:34

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

National Transport Authority

2. Briefly describe your organisation?
300 character(s) maximum

The National Transport Authority (NTA) is a statutory non-commercial body, which operates under the aegis 
of the Department of Transport and is responsible for developing and implementing strategies to provide 
high quality, accessible, sustainable transport across Ireland.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

A number of other Programme for Government objectives, in complement with policy objectives set out in 
the NDP, NPF and RSES, are of particular importance to the delivery of its housing objectives, including:
Town Centres First - This objective complements NPF policy objectives relating to the consolidation of 
development and the revitalisation of town and village centres, capitalising on existing assets and reducing 
the need to travel / reducing car dependency in accessing local services and employment opportunities.
Transport - Targeted investment in sustainable transport infrastructure and services and better integration 
between modes will have a critical bearing on the ability to facilitate urban development on a more 
consolidated basis than before, with the associated benefit of enabling the servicing of development lands 
for residential development at higher densities.
The Programme for Government also highlights the importance of developing and implementing transport 
strategies for the largest urban centres, including the Greater Dublin Area, Cork, Limerick, Galway and 
Waterford.  These strategies will provide the basis for coordinated transport investment over 20 year periods 
and the integration of land use and transport planning, based on agreed land use policies and population 
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growth targets.  Implicit in these strategies will be the accommodation of future growth on a more 
consolidated basis, facilitating the delivery of housing at higher densities, with higher levels of accessibility to 
local services, higher levels of accessibility to public transport services and a reduced dependency of the 
private car.
The above objectives are complemented by policy objectives in the NPF and RSES, which support the 
preparation of local transport plans (LTP's) for key towns; the prioritisation of land for development; the 
timely delivery of enabling infrastructure to prioritise zoned lands in order to deliver planned growth and 
development; the use of compulsory purchase powers by local authorities to facilitate the delivery of 
enabling infrastructure to prioritised zoned lands to accommodate growth; and the application of a more 
strategic and centrally managed approach to realise the development potential of state owned and /or 
influenced land in urban areas.  
The NTA is engaging with local authorities in the preparation of LTP's for towns, on the basis of the 
approach set out in the NTA / TII Advice Note on Area Based Transport Assessments (ABTA).
A supporting document to this is being prepared, providing a supporting methodology for the preparation, 
implementation and monitoring of ABTA at different levels.  This, in turn, is expected to enable a more 
effective integration between land use and transport planning / transport investment, in Plan preparation.
The complementarities outlined above have an associated potential to facilitate the delivery of housing, 
whilst also supporting a range of social, economic and environmental objectives.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Sites which are critical to the achievement of long-term sustainable growth of urban areas, should be 
developed in a manner that clearly demonstrates how new residential development contributes to the 
establishment and long-term maintenance of successful neighbourhoods and communities. This is regarded 
as essential in meeting the common policy objectives contained in strategies and plans at national, regional 
and local levels, in combination with, for example, the following principles and objectives:

•        Residential development located proximate to high capacity public transport should be prioritised over 
development in less accessible locations in the GDA; and
•        To the extent practicable, residential development should be carried out sequentially, whereby lands 
which are, or will be, most accessible by walking, cycling and public transport – including infill and brownfield 
sites – are prioritised. (Transport Strategy for the GDA 2016-2035) 
•        Design standards for new apartment developments should encourage a wider demographic profile 
which actively includes families and an ageing population. (EMRA RSES RPO 9.4)
•        To encourage and foster the creation of attractive mixed-use sustainable neighbourhoods which 
contain a variety of housing types and tenures with supporting community facilities, public realm and 
residential amenities, and which are socially mixed in order to achieve a socially inclusive city. (Policy Obj. 
QH6, DCC Dev't Plan 2016-2022)

It is therefore considered that the long-term sustainability and attractiveness of high-density residential 
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development in centrally located areas is of critical importance. As such, in meeting the strategic aim of 
consolidated development, a number of other planning objectives must also be met. For residential 
developments, these are given clear policy expression in the following indicators under the 12 criteria in the 
Urban Design Manual – A Best Practice Guide, the companion document to Sustainable Residential 
Development in Urban Areas Section 28 Guidelines:

-  New homes meet the aspirations of a range of people and households;
-  A range of public, communal and/or private amenity spaces and facilities for children of different ages, 
parents and the elderly;
- Areas defined as public open space that have either been taken in charge or privately managed will be 
clearly defined, accessible and open to all;
- Activities generated by the development contribute to the quality of life in its locality
- Housing types and tenure add to the choice available in the area;
- Opportunities have been taken to provide shops, facilities and services that complement those already 
available in the neighbourhood;
-  Designs exploit good practice lessons, such as the knowledge that certain house types are proven to be 
ideal for adaptation;
-  Each home has access to an area of useable private outdoor space.        
-  Adequate storage including space within the home for the sorting and storage of recyclables.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Using the instruments outlined under Question 3, the NTA is currently engaging with key delivery agencies 
associated with planning and delivery of housing, on matters relating to the integration of land use and 
transport planning and the implications this can have for the deliverability of housing, through the sequencing 
of lands for development, the delivery of supporting transport infrastructure and public transport services, the 
identification and achievement of appropriate residential densities and the optimisation of existing 
infrastructure assets in serving future housing needs.  

The NTA would be happy to work with the Department of Housing, Local Government and Heritage in 
relation to these matters, during the course of its preparation of a new policy statement and action plan on 
Housing for All.

7. Do you have any supporting data or other material that you would like to upload?

The NTA is using a number of datasets and spatial analysis tools, supporting its remit in providing data 
analysis, planning advise and policy guidance to compliment and improve the delivery of integrated transport 
and land use in the GDA and nationally.  

These include the use of Planning Data Sheets as inputs into transport model based analysis, using the 
CSO’s POWSCAR data; and the application of spatial analysis methods developed by Transport for London, 
including - ATOS (Accessibility to Opportunities and Services), a measure of how easy it is to access key 
services and employment, and PTALS (Public Transport Accessibility Analysis), which is a measure of 
connectivity by public transport.

As stated under Question 6, the NTA would be happy to liaise with the Department to explain the current and 
intended application of these data sets / spatial analysis tools, in informing the preparation of the action plan 
for the delivery of housing.
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Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: eab73093-e793-43f5-b8e0-330fa0cd2b27
Date: 04/05/2021 19:46:47

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Tuath Housing 

2. Briefly describe your organisation?
300 character(s) maximum

Tuath Housing is a not-for-profit Approved Hosing Body currently managing almost 7,000 social homes 
nationwide, working in partnership with every Local Authority. Tuath’s aim is to provide long-term, safe, 
quality housing at best value whilst locally building mixed, sustainable communities. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Please refer to uploaded document

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Please refer to uploaded document

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 
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3000 character(s) maximum

Please refer to uploaded document

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Please refer to uploaded document

7. Do you have any supporting data or other material that you would like to upload?

Yes. 

Please upload your file
094a8416-8a4f-419c-9e38-aad1decd3f7a/Tuath_Housing_-__Housing_for_All__Submission_4.5.2021.docx

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Resilience, Recovery, Rejuvenation - Building a Better Future 

 
Tuath Housing is an Approved Housing Body (AHB) and member of both the Irish Council for Social 
Housing and the Housing Alliance. Tuath manages almost 7,000 homes nationwide, employing some 
100 staff in its four regional offices in Cork, Dublin, Dundalk & Galway. 
 
Our aim is to provide long-term, safe, quality housing at best value whilst locally building vibrant 
communities. Tuath is primarily a service organisation, housing people in need and managing homes 
whilst responding to, engaging with, and involving people to make social housing work. 
 
Tuath welcomes the Housing for All policy consultation process. Tuath sees its role and the role of 
Approved Housing Bodies as working in partnership with key stakeholders to: - 

- Increase output 
- Increase investment in housing as infrastructure 
- Improve choice for housing consumers 
- Ensure there is effective, long-term asset management of properties 
- Deliver first-class services to tenants 

 
Increasing Output 
 
The AHB sector has a proven track record for delivery and are now delivering some 40% of all new 

permanent social housing per year. It is hoped that under Housing for All, AHBs would expand their role 

in delivering more social and cost rental homes, to stabilise rents in the private rented sector. Tuath, 

like other large AHBs, wants to deliver more and has capacity to do so. 

Tuath strongly supports an increase in Part V to 20% with a minimum 10% social and the remainder 
cost rental and/or affordable homes. Discretion should be left with the Local Authority depending on 
specific needs in its area.  
 
The availability of land is crucial for AHBs to develop and construct new homes in areas of high demand 

and the sector requests that the Land Development Agency, Local Authorities, and other state bodies 

consider AHB’s as potential development and management partners to ensure the continued 

sustainable growth of the sector.  

With regard to the funding framework, we make two specific requests: - 
- That the CAS system for special needs projects is simplified and accelerated to create a more 

effective and efficient method of delivery for vulnerable households 
- That the simple interest rate on CALF loans is reduced from 2% to 1% in line with CREL funding 

 
Tuath welcomes the introduction of CREL. Implementing an effective cost rental model will remove an 

over reliance on the profit driven rental market. We urge Government to allocate a distinct budget line 

and multi-annual funding envelope open to AHBs on a rolling basis.  

Improving Tenure Choice 
 
We believe it is essential to increase choice by promoting and developing new and innovative ways of 

delivering social, affordable, and cost rental homes, in mixed tenure settings. We believe that housing 

customers deserve choice by way of a range of new housing products for those who cannot afford to 

buy a home on the open market or to meet an open market rent.  
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We ask Government to consider additional solutions to deliver more social and affordable housing 

options and especially those that could be delivered off the State’s balance sheet. The Government are 

asked to consider Tuath’s Rent & Save model to deliver affordable homes through the establishment of 

a Qualified Investment Fund (QIF) which is set up to build and retain new affordable homes for a fixed 

period of time. It would work as follows: - 

 
- The QIF leases the site from the Government/Local Authority for an agreed annual payment.   
- Funding is received from the private sector to build and provide for the ongoing operations of 

the asset.  
- The QIFs employs an AHB to manage the properties.  
- The AHB allocates the property to qualifying applicants and these residents will have the 

opportunity to purchase the homes they occupy over a 30-year period at a monthly cost of no 
more than 80% of the prevailing open market rent.  

- The QIF is a not-for-profit entity and any excess funds will be reinvested to provide further 
affordable homes. This model could also work for the delivery of social homes. 

 
Key elements of Rent & Save 

 Focus on delivering housing to the affordable sector at rents no more than 80% of market rent 

 Aims to retain ownership in the hands of the State sponsored sector and occupiers 

 Provides occupiers an ability to save whilst investing in their community 

 Rent levels are capped by no more than inflation over the period of the tenancy 

 A portion of the rent paid every year is allocated to a savings fund 

 After 30 years of the tenancy, the occupier becomes a leasehold owner of the property (but 

not of the land) 

 Creates a long-term savings plan to build full ownership for the tenants whilst renting 

 Delivers housing at no cost to the state but without ceding ownership to the private sector 

 State receives lease payments for the land and retains ownership of the site in perpetuity  

 AHB is responsible for the long-term management of the scheme 

 There is no funding or guarantees required from the State, therefore staying off the State’s 

balance sheet 

 Rent and Save would utilise a Qualified Investment Fund which would be a regulated Irish entity 

Additional choice options we ask to be considered include: - 

Nua Rent & Study  

An affordable option for students to find an attractive temporary home on a tight budget.  

Nest Nua  

Outright ownership option for those wishing to buy an affordable home, sold at cost by Tuath and other 

AHBs on mixed social and affordable development sites.  

Empty Nesting 2 Safe Renting  

A long-term, for life, affordable rental option for the elderly in a safe sheltered housing setting. Ideal 

for elderly downsizers from either ownership or renting scenarios seeking long-term affordability, 

security and safety.  

Key Worker Rent Nua  

Affordable renting option for key workers to be delivered in tandem with private and public employers. 

 

 

 

645



Housing as Infrastructure & Ethical Investment 

 

Tuath believes that investment in social and affordable housing is an investment in infrastructure, an 
investment for future generations and an important driver of economic activity today. Core to our 
thinking is the not-for-profit ethos where value for money is achieved on a whole life basis in terms of 
generating benefits, not just for tenants, but to communities, wider society, the economy, and the 
country as a whole. We ask that the Government urgently consider the merits of long-term pension 
fund investment into social housing as it would with any other infrastructure project.  
 
We ask for the introduction of a new, off-balance sheet, ethically funded leasing model to allow pension 
funds to invest in social and affordable housing in Ireland via the AHB sector. Pension funds would invest 
on the basis of a State-backed long-term income stream with the asset transferring to the AHB or Local 
Authority or another new entity, such as a Tenant Management Organisation at the end of the lease.  
By doing this, the State will not need to use scarce capital and instead can utilise pension funds capital, 
with such funds increasingly seeking steady not stellar returns in ethical and social products. It would 
ensure that leased homes are retained in perpetuity as ‘lifetime social homes’, creating absolute 
security of tenure and sustainable, settled communities into the bargain. In depth modelling proves 
that this financial framework can be cheaper for the State to deliver permanent social housing than 
other methods of leasing and/or debt funding routes. Now is the perfect time for this solution.    
 
First Class Services to Tenants 

 

Housing for All should ensure it caters for all groups; families, single people, the homeless, the elderly 

and disabled and the new policy should create choice for all.  

The AHB sector must continue to deliver on promises to provide high quality homes that people want 

to live in and call home. As an important part of this we should meet tenant’s educational, employment 

and social expectations which are so dependent today on fast and reliable broadband. We urge the 

accelerated broadband roll-out to ensure equality of economic and lifestyle choice for all.  

 

We also ask that Government consider more choice for applicants eligible for social housing with the 
introduction of a universal waiting list and the ability for applicants to be housed in a county other than 
where they currently reside. This would ensure mobility for all and could also coincide with the 
proposed universal differential rent system. 
 

Effective Asset Management  

 

Tuath aims over the coming years to retrofit older homes to a minimum B2 energy rating. We ask that 

Government establishes a fund to enable AHBs to bring older stock up to current standards and to 

decarbonise existing housing with environmentally friendly heating systems to prevent fuel poverty and 

create warmer healthier and more efficient homes. Retrofitting homes will not only reduce our carbon 

footprint over the long-term it will help to boost the economy in the short-term. 

 

Financial incentives should be provided to manufacturers and developers, including AHBs to deliver 
homes via modular construction methods that are better for the environment and which create more 
carbon friendly and energy efficient buildings, sourcing green materials. The added benefit of increasing 
modern methods of construction would be the speedier and more efficient delivery of homes. 
Incentives such as reduced VAT rates, planning levy waivers and an additional funding multiplier for 
green modular construction projects would all help scaling up. 
                        4th May 2021 

646



1

Contribution ID: 0d6c05fb-61aa-448c-8998-6ba04a52d034
Date: 04/05/2021 19:24:10

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Professor Paddy Gray

2. Briefly describe your organisation?
300 character(s) maximum

This is in a personal capacity

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

I think the PfG captures many key objectives. AS we move out of covid we should be aware of behavioural 
changes with new ways of living and the ‘race for space’ that better off households can avail of. People will 
want personal space, home working etc. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

We need a rental strategy and we need to create a unitary rental strategy. Same rights same access same 
affordability regardless of who you rent from. The PRS is more difficult as we are dealing with individuals but 
we should find new ways to provide support across the rental sector particularly through more professional 
management standards and accreditation of landlords.
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We could introduce a 'Good Landlords Scheme' as proposed by the Mayor of Greater Manchester which 
would be aimed at driving up standards.
In the PRS we should also be looking at new models of equity sharing between landlords and tenants so that 
tenants can eventually buy the property from the landlord.
Access to home ownership may become more difficult with mortgage and income constraints post covid. We 
need to find new ways of increasing owner occupation by creating new models particularly equity sharing. 
The government should make it simpler and easier for people to get onto the housing ladder. People should 
be allowed to buy shares in tranches as low as 5%. 
Also those involved in equity sharing should be granted money from the landlord to carry out repairs rather 
that paying this themselves. An example would be €500 which could be rolled over for one year if not spent.
A repair and Improvement strategy for the private rented sector. Rather than constantly looking to increasing 
housing supply our existing stock is so important. 
We should be moving to tenure neutral with a housing standard for all. These should be enforceable by the 
second half of this decade with support for owner occupiers and private landlords. This should be combined 
with the Green Agenda and the need to retrofit older dwellings to modern standards and increase energy 
efficiency. 
We also need more rigorous efforts to bring void properties into use and not allow properties to fall into 
disrepair. There needs to be a coordinated effort between government departments and the garda to ensure 
that voids are kept to the minimum and when new schemes are completed they are occupied immediately.
We need to design future homes to have workplaces, private space and decent access to wifi.
We need a common standard set up to satisfy international lenders who now require ESG statements. This 
could be addressed by setting up a Sustainability for Homes body with a board made up of individuals who 
have climate change on their agendas. 
We need to encourage applicants for social housing to move further to get it rather than within the LA they 
are living in. Perhaps a common register for the whole of Ireland could be set up similar to the one that 
operates in Northern Ireland.
Building more social homes will have enormous benefits for society creating construction jobs, and jobs in 
associated sectors. Building community ties and attracting families to residential areas.
We could learn from Scotland where the government has set in place a 20 year plan for building low cost 
homes

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

We need to implement more effective community care so that individuals remain in their neighbourhoods 
with floating supporting support services available. 
There will also be informal care available through relatives and friends which will lessen the burden on the 
state. 
Poor quality housing exacerbates health problems but physical and mental. 
Covid 19 is an opportunity for a rethink of housing. Severe inequalities and some of the issues around poor 
housing, poverty and the links between poor housing and health,
WE should be looking at repurposing dwellings in the light of Covid such as under utilised offices or purpose 
built student accommodation. ABHs could look at converting unused sites into housing for the over 55s. 
We could  learn from the mayor of the West Midlands in England who is calling for the setting up of of a 
Green Energy Transport and Housing Agency in order to push the green transition and green job creation. 
This is what is being called for in the PfG but by absorbing the existing functions of the Housing Agency it 
could work to substantially increase the construction of affordable green housing and retrofit homes with 
energy efficiency. It could oversee green homes grants
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6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Long term issues for the future of our cities as there is evidence internationally that suburbanising and 
moving to more rural locations if they have the resources to do so.
We need to address income segregation.. those who can move and those who cant. 
WE also need to be aware of a possible tsunami of repossessions by lenders post covid. A comprehensive 
mortgage to rent scheme like iCare Housing should be expanded on a not for profit basis. Once peoples 
income improves they should be allowed to buy back in tranches rather that having to repurchase the whole 
property.
AS jobs disappear in the post covid era particularly for younger people in the service sector people could be 
reskilled into green jobs to help with the drive to meet climate change.
We should stop looking at housing alone as an issue but consider and measure impact that housing plus 
activities that AHBs and others are engaging in to benefit health and well being as well as creating 
sustainable communities
At the top of my list should be a government commitment to proper rigorous appraisals of new policies so we 
aren’t wasting resources. These should be properly evidenced
Scotland has made ambitious plans in its Housing to 2040 plan and a lot could be learned from this. It deals 
with
More homes at the heart of Great places
Affordability and Choice
Affordable warmth and zero emissions homes
Improving the Quality of all homes.

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact
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housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

The Housing and Sustainable Communities Agency

2. Briefly describe your organisation?
300 character(s) maximum

The Housing Agency supports DHLGH, local authorities and AHBs in the delivery of housing & housing 
services. The HA provides services incl. supporting policy development & implementation; research & 
analysis; housing delivery; local authority & AHB services; project support; and pyrite remediation.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The PFG understandably prioritises the development of additional new homes and putting affordability at the 
heart of the system.  It also contains important commitments in respect of the existing stock.  These include 
among other things the energy retrofitting of 500,000 dwellings by 2030. 

In addition to these measures the Housing Agency would advocate that the forthcoming action plan includes;

•        Integrating the provision of housing for people with disabilities and housing for our aging population 
into all housing provision and delivery.
•        That periodic national house condition surveys be reintroduced.
•        Put appropriate measures in place to ensure effective management of existing housing stock,  
including properly funded ongoing maintenance programme, energy retrofit programmes etc.
•        Mainstreaming sustainability objectives into all forms of social and affordable housing provision.
•        Review of the vacant homes strategy to ensure vacant homes both long-term and short-term is 

653



3

minimised.  
•        Structuring of setting rents for social housing and funding arrangements with the aim of having a well-
maintained social housing stock.

Data improvements over the last decade have greatly improved the transparency of the market.  Additional 
improvements could be targeted in the forthcoming action plan to assist with evidence informed policy 
making.  Specific suggestions below;

•        The provision of quarterly population estimates by the CSO to provide to facilitate better planning and 
more timely analysis of housing demand.
•        Development of supply-side indicators which provide more accurate and reliable leading indicators of 
pipeline supply than the current planning permissions and commencement notices data.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The Government has committed to a target of providing 33,000 additional homes per year to 2030.   

Housing development is currently heavily reliant on the private development sector which advises that 
construction and delivery costs have increased and that a greater proportion of households cannot afford a 
home. They cite the current cost base including cost of land, labour and materials, development 
contributions, professional fees,  compliance costs etc.  

Significant steps have been, and are being taken, to address cost base issues.  Inter alia these include the 
Affordable Housing Bill, reforms of Part V arrangements, measures to unlock un-serviced land for 
development, and wide-ranging interventions – such as the establishment of the Land Development Agency 
and the development of a cost rental model - to better utilise State owned lands for residential development.  

The Housing Agency has now in place an Affordable Housing Unit and a Part V Unit to provide additional 
support in the delivery of affordable, cost rental and social housing.

This momentum should be built upon with a large-scale programme of direct building of social housing by 
the State.  The Housing Agency is well positioned to assist in this regard.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

The Housing Agency recommends a high-level focus of the following key areas;

•        An increased focus and measures to increase the awareness of providers and society generally of the 
need to integrate housing for people with disabilities and housing for our aging population into all provision 
and delivery of housing.
•        The Housing Agency continues to work with Departments, local authorities, government agencies and 
a wide range of organisations on housing people with disabilities.
•        Further demographic analysis, informing our understanding of the type of homes required as the 
number, and of any changing trends in the regional distribution of housing demand.
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•        A continued focus homelessness prevention measures.
•        Supporting older people to live independently for longer in their own homes has been identified by The 
Housing Agency as a key priority and an overall cost benefit to the State. 
•        A further priority is to create a greater range of housing options for older people within their own 
communities, with access to appropriate care supports as they age. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Core to the policy and fully embedded in it has to be the major objective of creating sustainable 
communities; addressing the climate change challenges and address the biodiversity challenges.

The social benefits of developing homes and re-using existing buildings in existing towns should be taken 
into account when allocating funding for social housing.

7. Do you have any supporting data or other material that you would like to upload?

Further supporting information will be supplied.

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Co-operative Housing Ireland, May 2021 

 

 

Submission to: Housing for All 

 

Co-operative Housing Ireland, a member of the Housing Alliance, welcomes the opportunity 

to make a submission to the stakeholder consultation on ‘Housing for All’. 

 

The Government’s urgency, and level of intervention, shown towards the current pandemic 

should be replicated in its response to the housing crisis.  

 

 

About Co-operative Housing Ireland  

 

Co-operative Housing Ireland (CHI) is the national organisation representing, promoting and 

developing co-operative housing in Ireland. Since our foundation in 1973 we have provided 

over 6,200 homes through homeownership, shared ownership and social rented co-

operatives. CHI is one of Ireland’s largest approved housing bodies (AHBs) managing over 

3,300 homes nationwide as well as providing a network of childcare services in our 

communities. 

 

Co-operatives are a global self-help movement united in a shared set of values and 

principles. Around the world, housing co-operatives provide access to quality, affordable 

accommodation to more than 100 million households in every form of tenure. 

 

Defining affordable 

 

Many bodies including the ESRI and the NESC1 have conducted literature reviews on 

definitions of affordable housing. Housing for All, and Government policy, should articulate 

and provide an evidenced based definition of ‘affordable housing’, and, where appropriate, 

include this in legislation. 

 

The NESC’s 2020 Report ‘Housing Policy: Actions to Deliver Change’2 recommends 

pursuing an objective of ‘engineering-in permanent affordability’ into Irish housing. This 

1 For example, NESC Secretariat Paper 10 (2014a) ‘Review of Irish Social and Affordable Housing Provision’; 
NESC (2014b) ‘Social Housing at the Crossroads: Possibilities for Investment, Provision and Cost Rental. 
2 NESC (2020) ‘Housing Policy: Actions to Deliver Change’. 
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should be a core objective of Housing for All as the only truly affordable housing tenure in 

Ireland at present is social and public.  

 

Delivering housing for low-income households 

 

The NESC’s 2014 report highlighted that the market alone will not meet the needs of a 

quarter to one-third of the population, and this is even more prevalent for families.  

 

It is therefore reasonable to estimate that one-third of all future households need social and 

affordable housing. Therefore, of the 34,000 homes needed annually to meet demand, one-

third should be social and affordable.  

 

Over the lifetime of Housing for All a minimum of 170,000 homes are needed of which at 

least one-third (56,667) should be social and affordable. 

 

This level of output is calculated to meet future need and not specifically to address the 

backlog of households on housing waiting lists. While the housing waiting list nationally has 

reduced, the number of households having to wait four or more years has doubled since 

2011. A dedicated plan is needed to end social housing waiting lists. 

 

Private sector provision 

 

There continues to be a reliance on rent supplement, HAP, RAS and enhanced leasing 

which exposes the State to high private rents and poor value-for-money leases3 with no 

housing asset being acquired. Housing for All needs to include a plan to dramatically reduce 

– and eventually eliminate – the State’s reliance on the private rented sector and for-profit 

entities to provide for long term housing need.  

 

Building social housing at scale and speed 

 

Scale will be required if we are to meet social housing need. Larger social housing 

developments are needed, however, a policy of ‘tenure blind’ – where the design of private 

and social housing is the same – should be integrated into planning. There should be 

provision of shared amenities across tenure types also.  

 

In its 2014 paper ‘Social Housing at the Crossroads’4, the NESC raised concerns about the 

emphasis that is placed on mixed tenure communities in government housing policy.  The 

NESC noted that the requirement to deliver mixed tenure schemes could have the effect of 

slowing delivery due to the funding complexity associated with such developments.  They 

concluded that the perverse consequence of this approach could be that families were left 

without access to adequate housing to further this policy agenda.  They stated: 

Irish policy may be saying that it would prefer disadvantaged people to be in unsatisfactory, 

unaffordable, housing—and possibly in a mixed-income neighbourhood with a transitory 

population—than to house them well near similarly situated families. 

3 See: O’Callaghan, D. and Kilkenny, P. (2018) ‘Spending Review 2018: Current and Capital Expenditure on 
Social Housing Delivery Mechanisms’. 
4 NESC (2014b). p. 14.  
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There is a need to review policy around mixed tenure development in Irish housing policy to 

ensure that it is not stifling social housing output. The NESC themselves referred to 

emerging evidence that the literature on ‘neighbourhood effects’ was overstated and that 

mixed tenure communities, without the existence of other relevant supports did nothing to 

improve the outcomes for disadvantaged families5.  Others argue that factors including 

access to educational opportunities, transport links, migration status, have far stronger 

impacts on outcomes for families6. 

 

There is a serious risk that Ireland will never achieve sufficient scale in social housing 

delivery if the current policy is rigidly maintained.   

 

Part V 

 

Part V should include both social and affordable and be increased to 35 percent of new 

developments in urban areas. The NESC 2020 report notes that a similar policy has been 

introduced in the Greater London Council for new private-sector planning. 

 

Innovation 

 

Providing social and affordable housing on scale should be the priority. However, financial 

support should be provided to housing associations and co-operatives to support small 

scale, community led housing. Approved housing bodies (AHBs), which are regulated, could 

provide necessary expertise and oversight to community groups, many of whom are already 

in existence. Land could be made available by local authorities and held in perpetuity 

(leasehold) by the AHB. A pilot, like Community Led Housing London 

(https://www.communityledhousing.london) should be considered. 

 

 

Improving the quality of homes  

 

The vast majority of Ireland’s future housing stock already exists, and continuing support 

should be offered for retrofitting and energy saving measures. The SEAI’s National Home 

Retrofit Scheme is a positive example of how deep retrofitting can be achieved. 

 

5 Gibbons, S., Silva, O. & Weinhardt, F. (2013a), 'Everybody Needs Good Neighbours?', CentrePiece, Winter 
2013/14: 22–25. 
6 Nieuwenhuis, J. (2016) ‘Publication bias in the neighbourhood effects literature’, Geoforum, 70: 89-92. 
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Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Co-operative Housing Ireland

2. Briefly describe your organisation?
300 character(s) maximum

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum
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6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file
33e8cbc4-cc31-42ba-b260-d37e0e10094b/CHI_Submission_Housing_for_All.docx

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Jesuit Centre for Faith and Justice

2. Briefly describe your organisation?
300 character(s) maximum

The Jesuit Centre for Faith and Justice is an agency of the Irish Jesuit Province, dedicated to undertaking 
social analysis and theological reflection in relation to issues of social justice, including housing and 
homelessness, penal policy, environmental justice, and economic ethics. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1) It is not sufficient for the Government to commit to just ‘reducing’ homelessness. The new strategy should 
make an explicit commitment to eliminate homelessness within a specified timeframe. The commitment to 
end homelessness should be within the lifetime of Housing for All with timelines and objectives, otherwise it 
is purely aspirational

2) Expansion of Ireland’s social housing stock through the prioritisation of new-builds by local authorities in 
order to reduce current and future reliance on the HAP programme. Alternatives, such as purchasing from 
the private sector, simply decreases the supply for those who can afford to purchase and therefore helps to 
increase cost of housing. Similarly, leasing or renting from the private sector does the same.  The HAP 
scheme has undoubtedly contributed substantially to the increase in rents.  The AHBs can make a 
contribution to social housing but their scope is limited.  To address the housing crisis, new builds by the 
local authorities for social and affordable and cost rental housing should be the primary focus.  10,000 new 
builds per year could, in ten years, eliminate the social housing waiting lists and begin to reduce the reliance 
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on HAP.  

3) Following the success of Housing First with individuals, Housing First should be expanded to families with 
complex needs and other vulnerable groups such as Under-25s and prisoners. The strategy should lay out 
explicit targets for the expansion of Housing First with clearly funding trajectories.

4) Emergency accommodation should always of a high standard, with single room occupancy, and personal 
key-working. Housing for All should contain a clear roadmap to end congregated settings in emergency 
accommodation and shift to single room occupancy and own-door accommodation for those who become 
homeless. Homeless families should no longer be placed in “family hubs”.
5) Expand significantly the mortgage to rent scheme, to include both social and affordable housing, to make 
this scheme cover almost all mortgages in long-term arrears.  Expand the mortgage-to-rent scheme to 
include landlords in long-term arrears.
6) Where a landlord wishes to sell the property, legislate to ensure that the local authority has first option to 
buy.  This is a win-win situation – the landlord gets to sell their property with the least amount of fuss, the 
tenant remains in the property and the local authority adds another social or affordable unit to its stock.

7) Expansion of the eviction ban from the private rental sector until the end of 2022.

8) The stated commitment within Programme for Government to hold various referenda on housing must 
include a referendum on the right to housing being added to the Irish Constitution. This minimal level of legal 
protection will uphold the dignity of individuals and households by ensuring that decisions and actions by any 
future Governments must be continually realising this basic right.
9) Implement the Kenny report from 1973.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Five crucial obstacles exist for the delivery of housing to homeless people and low-income families:

1) The unwillingness of local authorities to manage social housing and their lack of resourcing by central 
Government. They have largely  transferred that responsibility to AHBs. But the scale of new social housing 
units is too large for the AHBs to manage on their own.
2) The bureaucracy in getting from start to finish of housing development projects is excessively long and 
needs to be streamlined.
3) Local councillors can be unwilling to agree to social or affordable housing in areas where local 
communities object.  Perhaps each local authority area should be obliged to provide a defined number of 
new social and affordable housing in their area.   
4) As the number of single homeless people has risen, the number of affordable, secure and high-quality 
one-bed apartments or smaller homes decreased. There is a considerable lack of affordable one-bedroom 
accommodation which results in no options for single people and couples who wish to live alone. For many 
individuals and households who avail of homeless services, their preferred choice would be to live alone. 
This acute shortage of one bed homes makes the delivery of Housing First impossible in many regions. 
5) There is currently an over-reliance on HAP and other rent subsidisation programmes. These schemes 
leave individuals vulnerable to the precarious nature of the private rental market and, due to high rent levels, 
many find it difficult to secure appropriate and affordable accommodation within HAP levels. Over-reliance 
on HAP as a model of delivery of social housing has had many unforeseen consequences. It pushes many 
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households who qualify for social housing to compete on the private rental market, putting further pressure 
on supply and pushing up rent prices. Current expenditure by the Government on HAP and other rent 
subsidy is growing to unsustainable levels with no end in sight. A plan for reducing reliance on HAP through 
increasing social housing new-builds must be included in the Government’s strategy.

All obstacles to the delivery of housing to low-income families, those on the social housing waiting list and 
homeless families and individuals can be addressed through the expansion of non-market housing (both 
social and cost-rental housing). New-build social housing is the key action required to increase affordability 
across the housing system by moving households from marketised housing to non-market housing.

As the role of the LDA grows, its focus must remain on non-market housing. When developing cost-rental 
housing, the LDA must appropriately divide available public land between cost rental and public housing to 
urgently reduce the number on housing list and in homelessness over the next five years. A review should 
be commissioned within the first six months of the strategy to determine the obstacles to new-builds by LAs.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

The most effective way to ensure that housing is available to all sectors of society is to ensure that housing 
is affordable to all. This requires a Government commitment to provide ambitious targets and funding for non-
market housing in the form of additional social housing stock or cost-rental housing (with rents linked to 
income). Many households are placed in precarity within the private rented market when they are eligible for 
secure and affordable social housing.  A shift away from dependence on the private sector to provide social 
housing supports needs to be prioritised especially for cohorts with specific housing needs: 

1) Providing housing for those assessed as in need of social housing has to be prioritised through the 
building of new and additional social housing units so that waiting lists can be effectively tackled. Establish 
mechanisms to ensure that those who are homeless and most in need of stable accommodation benefit from 
increased housing supply, alongside those longest on the housing list. This means using the allocation policy 
effectively and ring-fencing certain new public homes for groups with particular needs e.g. Housing First, 
young adults, people with disabilities, and Traveller families.
2) Determine an agreed percentage of new social housing to be based on universal design, in line with the 
Social Housing Needs Assessment so housing is accessible to the widest range of age and ability. This 
should be mandatory, unless reasons can be shown for deviating.
3) Amend Section 10 of the Housing Act 1988 to limit the amount of time a family spends in emergency 
accommodation (EA). The budget allocated to EA should be then redirected to the Housing First 
programme. Long periods in EA is not appropriate or acceptable with risks of institutionalisation and such 
situations being detrimental to a child’s development. Alternative responses are overdue such as introducing 
a Housing First programme for families
4) Migrant families would benefit by the new strategy ensuring that, in the provision of social housing, 
barriers to access are removed for minority groups and that housing authorities carry out their requirements 
under Section 42 of the Irish Human Rights and Equality Act 2014
5) Increase investment in social and affordable housing provision specifically towards groups most likely to 
live in consistent poverty such as people with disabilitites, Travellers (culturally appropriate), single person 
households (predominently led by women), single person households and long term unemployed.  Fully 
progress the PfG commitment to ensure that Traveller accommodation funding is spent in full by local 
authorities, as a homelessness prevention measure
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6) As more people and households will reach retirement without owning their own home, any housing 
strategy must consider introducing a planning requirement whereby all housing developments be compelled 
to deliver a number of units designed specifically for the needs of older people

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

1) Ireland’s future housing will be at the forefront of our climate action policy. With an increased focus on 
sustainable densification and compact urban growth, apartment living is becoming one of the key methods of 
delivering more sustainable living. Government policy has stated the need to increase residential density and 
sustainability as it is considered a better use of land and a major aspect of limiting urban sprawl through the 
creation of sustainable urban centres. Three key design considerations are vital as increased density 
housing needs to occur at the same time as the creation of more liveable inner-city environments: decreased 
reliance on private vehicles; housing design; and interaction with biodiversity. 

2) A commitment is needed to gather and publish more substantive data, including full adoption of ETHOS 
Light typology and data on vulnerable groups. It is not acceptable that Ireland only publishes two of the six 
categories. Housing authorities should collate and publish data on the families and individuals who access 
various forms of emergency accommodation, particulary in relation to minority groups. The CSO should be 
commissioned to  to develop research tools to identify the levels of housing exclusion and hidden 
homelessness in Ireland and provide an examination of pathways into hidden homelessness 

7. Do you have any supporting data or other material that you would like to upload?

A pdf version of the JCFJ submission

Please upload your file
4e400c77-f7f1-4d6e-9a1a-054a09c33c80/Housing_for_All_-_JCFJ_Submission_-_20210504.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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‘Housing for All’ Stakeholder Submission 
Jesuit Centre for Faith and Justice 

Question 3  

Having regard to the housing objectives set out in the Programme for Government, what 

other key objectives should be considered? How should these objectives be prioritised?  

 

1) It is not sufficient for the Government to commit to just ‘reducing’ homelessness. The 

new strategy should make an explicit commitment to eliminate homelessness within a 

specified timeframe. The commitment to end homelessness should be within the lifetime of 

Housing for All with timelines and objectives, otherwise it is purely aspirational 

2) Expansion of Ireland’s social housing stock through the prioritisation of new-builds by 

local authorities in order to reduce current and future reliance on the HAP programme. 

Alternatives, such as purchasing from the private sector, simply decreases the supply for 

those who can afford to purchase and therefore helps to increase cost of housing. Similarly, 

leasing or renting from the private sector does the same.  The HAP scheme has undoubtedly 

contributed substantially to the increase in rents.  The AHBs can make a contribution to 

social housing but their scope is limited.  To address the housing crisis, new builds by the 

local authorities for social and affordable and cost rental housing should be the primary 

focus.  10,000 new builds per year could, in ten years, eliminate the social housing waiting 

lists and begin to reduce the reliance on HAP.   

3) Following the success of Housing First with individuals, Housing First should be expanded 

to families with complex needs and other vulnerable groups such as Under-25s and 

prisoners. The strategy should lay out explicit targets for the expansion of Housing First with 

clearly funding trajectories. 

4) Emergency accommodation should always of a high standard, with single room 

occupancy, and personal key-working. Housing for All should contain a clear roadmap to 

end congregated settings in emergency accommodation and shift to single room 

occupancy and own-door accommodation for those who become homeless. Homeless 

families should no longer be placed in “family hubs”. 

5) Expand significantly the mortgage to rent scheme, to include both social and affordable 

housing, to make this scheme cover almost all mortgages in long-term arrears.  Expand the 

mortgage-to-rent scheme to include landlords in long-term arrears. 

6) Where a landlord wishes to sell the property, legislate to ensure that the local authority 

has first option to buy.  This is a win-win situation – the landlord gets to sell their property 

with the least amount of fuss, the tenant remains in the property and the local authority 

adds another social or affordable unit to its stock. 
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7) Expansion of the eviction ban from the private rental sector until the end of 2022. 

8) The stated commitment within Programme for Government to hold various referenda on 

housing must include a referendum on the right to housing being added to the Irish 

Constitution. This minimal level of legal protection will uphold the dignity of individuals and 

households by ensuring that decisions and actions by any future Governments must be 

continually realising this basic right. 

9) Implement the Kenny report from 1973. 

 

 

Question 4 

What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, 

private rental and private homeownership) and household types (e.g. single person 

households & families)? What short or long-term actions should be taken to increase the 

scale and speed of delivery and improve approaches to delivery of housing?  

 

Five crucial obstacles exist for the delivery of housing to homeless people and low-income 

families: 

1) The unwillingness of local authorities to manage social housing and their lack of 

resourcing by central Government. They have largely  transferred that responsibility to 

AHBs. But the scale of new social housing units is too large for the AHBs to manage on their 

own. 

2) The bureaucracy in getting from start to finish of housing development projects is 

excessively long and needs to be streamlined. 

3) Local councillors can be unwilling to agree to social or affordable housing in areas where 

local communities object.  Perhaps each local authority area should be obliged to provide a 

defined number of new social and affordable housing in their area.    

4) As the number of single homeless people has risen, the number of affordable, secure and 

high-quality one-bed apartments or smaller homes decreased. There is a considerable lack 

of affordable one-bedroom accommodation which results in no options for single people 

and couples who wish to live alone. For many individuals and households who avail of 

homeless services, their preferred choice would be to live alone. This acute shortage of one 

bed homes makes the delivery of Housing First impossible in many regions.  

5) There is currently an over-reliance on HAP and other rent subsidisation programmes. 

These schemes leave individuals vulnerable to the precarious nature of the private rental 

market and, due to high rent levels, many find it difficult to secure appropriate and 

affordable accommodation within HAP levels. Over-reliance on HAP as a model of delivery 

of social housing has had many unforeseen consequences. It pushes many households who 
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qualify for social housing to compete on the private rental market, putting further pressure 

on supply and pushing up rent prices. Current expenditure by the Government on HAP and 

other rent subsidy is growing to unsustainable levels with no end in sight. A plan for 

reducing reliance on HAP through increasing social housing new-builds must be included in 

the Government’s strategy. 

All obstacles to the delivery of housing to low-income families, those on the social housing 

waiting list and homeless families and individuals can be addressed through the expansion 

of non-market housing (both social and cost-rental housing). New-build social housing is the 

key action required to increase affordability across the housing system by moving 

households from marketised housing to non-market housing. 

As the role of the LDA grows, its focus must remain on non-market housing. When 

developing cost-rental housing, the LDA must appropriately divide available public land 

between cost rental and public housing to urgently reduce the number on housing list and 

in homelessness over the next five years. A review should be commissioned within the first 

six months of the strategy to determine the obstacles to new-builds by LAs. 

 

 

Question 5 

What actions should be taken, in order of priority, to ensure that housing is available for all 

sectors of society, including our ageing population and people with disabilities?  

 

The most effective way to ensure that housing is available to all sectors of society is to 

ensure that housing is affordable to all. This requires a Government commitment to provide 

ambitious targets and funding for non-market housing in the form of additional social 

housing stock or cost-rental housing (with rents linked to income). Many households are 

placed in precarity within the private rented market when they are eligible for secure and 

affordable social housing.  A shift away from dependence on the private sector to provide 

social housing supports needs to be prioritised especially for cohorts with specific housing 

needs:  

1) Providing housing for those assessed as in need of social housing has to be prioritised 

through the building of new and additional social housing units so that waiting lists can be 

effectively tackled. Establish mechanisms to ensure that those who are homeless and most 

in need of stable accommodation benefit from increased housing supply, alongside those 

longest on the housing list. This means using the allocation policy effectively and ring-

fencing certain new public homes for groups with particular needs e.g. Housing First, young 

adults, people with disabilities, and Traveller families. 

2) Determine an agreed percentage of new social housing to be based on universal design, 

in line with the Social Housing Needs Assessment so housing is accessible to the widest 
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range of age and ability. This should be mandatory, unless reasons can be shown for 

deviating. 

3) Amend Section 10 of the Housing Act 1988 to limit the amount of time a family spends 

in emergency accommodation (EA). The budget allocated to EA should be then redirected 

to the Housing First programme. Long periods in EA is not appropriate or acceptable with 

risks of institutionalisation and such situations being detrimental to a child’s development. 

Alternative responses are overdue such as introducing a Housing First programme for 

families 

4) Migrant families would benefit by the new strategy ensuring that, in the provision of 

social housing, barriers to access are removed for minority groups and that housing 

authorities carry out their requirements under Section 42 of the Irish Human Rights and 

Equality Act 2014 

5) Increase investment in social and affordable housing provision specifically towards groups 

most likely to live in consistent poverty such as people with disabilitites, Travellers 

(culturally appropriate), single person households (predominently led by women), single 

person households and long term unemployed.  Fully progress the PfG commitment to 

ensure that Traveller accommodation funding is spent in full by local authorities, as a 

homelessness prevention measure. 

6) As more people and households will reach retirement without owning their own home, 

any housing strategy must consider introducing a planning requirement whereby all housing 

developments be compelled to deliver a number of units designed specifically for the needs 

of older people.  
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Question 6 

Do you have any further comments on the development of the Housing for All policy and 

action plan that you would like to add? 

1) Ireland’s future housing will be at the forefront of our climate action policy. With an 

increased focus on sustainable densification and compact urban growth, apartment living is 

becoming one of the key methods of delivering more sustainable living. Government policy 

has stated the need to increase residential density and sustainability as it is considered a 

better use of land and a major aspect of limiting urban sprawl through the creation of 

sustainable urban centres. Three key design considerations are vital as increased density 

housing needs to occur at the same time as the creation of more liveable inner-city 

environments: decreased reliance on private vehicles; housing design; and interaction with 

biodiversity.  

2) A commitment is needed to gather and publish more substantive data, including full 

adoption of ETHOS Light typology and data on vulnerable groups. It is not acceptable that 

Ireland only publishes two of the six categories. Housing authorities should collate and 

publish data on the families and individuals who access various forms of emergency 

accommodation, particulary in relation to minority groups. The CSO should be 

commissioned to  to develop research tools to identify the levels of housing exclusion and 

hidden homelessness in Ireland and provide an examination of pathways into hidden 

homelessness  
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Contribution ID: dff1ef41-020f-4678-a3ef-51df7ae76811
Date: 04/05/2021 18:28:04

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.

674



2

The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

HSE Mental Health Services Social Work

2. Briefly describe your organisation?
300 character(s) maximum

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The govt needs to emphasize the provision of accommodation as supplied by the councils and private rented 
for those suffering from mental illness and LD.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

It is clear that the idea of depending on private market to provide adequate and affordable housing has been 
a failure. The rates for rent have exceeded the limits placed on HAP, and a rigidity of policy and unrealistic 
ability of people on DA to pay 30% of income and live in any sustainable and ethical way. Provide three tier 
supported housing for this cohort, with "small house" builds, looking at stepdown, full support, step up 
moderate support, and fully independent living, with support as necessary. 
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5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

This means that the majority of housing should be built and provided by the government via the councils and 
have trained staff and supportive staff that understand the support needs of these population. Exceptions 
need to be made in the provision of housing, it is important to treat these populations differently in order to 
provide equity with the general population, such as greater financial support, greater and prioritised access 
to housing. Positive discrimination, and management by local authorities are the best model in order to 
understand the populations and make exceptions/adaptations so that tenancy sustainment can be achieved, 
as it is seen in other european countries.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

It is clear that a whole view, systemic viewpoint needs to be put together with the Slaintecare model where 
there are connectivity between health, mental health disabilities, housing, with an understanding of each 
other's services and policies that have an overarching interest in the provision of concrete and psychosocial 
care. 

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 4f1453b4-7418-4029-8e7d-876d3ec076b4
Date: 04/05/2021 18:24:38

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Institutional Property

2. Briefly describe your organisation?
300 character(s) maximum

Irish Institutional Property (IIP) is the voice of institutionally financed investors and real estate providers in 
the Irish market. IIP members manage approximately €14bn of Irish property. IIP members are on target
(post Covid)to deliver c.50% of the projected Irish private market housing output .

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Key Objectives PFG
1.Recognise that housing delivery in Ireland will rely on 70-80% of all its output being delivered by the 
private market and, as a result, that it is essential for policy makers to better maximise understanding of the 
complexity of housing delivery and consciously work to avoid negative “unintended consequences” for 
housing delivery.
2.Recognise that Ireland is a competitive market-based economy, which needs to import around 80% of all 
the (internationally mobile) capital, both debt and equity, necessary to develop and fund its housing 
requirement. 
3.Higher density development built around more efficient use of public infrastructure will be an important 
driver in support of Ireland’s international climate change commitments and should in turn be supported by 
government initiatives. 
4.The PFG shouold prioritise the challenges faced by modest income earners that do not  qualify for social 
housing, but struggle financially to access affordable  housing – in particular apartments – in urban areas. 
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5.In the short to medium term rental affordability will remain a challenge for new tenancies driven by the 
chronic lack of overall supply. Sustained volume delivery of all forms of housing is the only solution to re-
establishing affordability in a sustainable way

Prioritisation of Objectives
1.Encouraging the growth of State and not-for-profit delivery platforms alongside keeping a stable 
predictable environment to promote and optimise private delivery. 
2.Releasing the Public Land Bank identified under the RALS (Residential Available Land Survey - 2014) of 
400,000 publicly owned sites within existing urban settlements in Ireland. 
3.Implementing schemes such as the planned “shared equity” scheme as quickly as possible is the only way 
to allow modest income earners to purchase a home
4. Promoting collective investment vehicles that allow for professional capital aggregation and better 
professional management is important.  
5.Invest in more efficient construction methods. 
6. Re-establish An Bord Pleanala mandate as the principal authority to determine planning issues.
7.The adoption of the (Housing Needs Demand Assessment) process needs to be carefully monitored to 
avoid supply being further reduced.
8. The best elements of the SHD process  should be retained and adopted into any new planning process for 
housing. 
9.The Living City Program needs be re-examined to make it work more effectively and ensure that the 
historic fabric of towns and city centres in Ireland are fully brought back into productive use.
10.The Residential Tenancies Board (“RTB”) systems and processes should receive increased investment to 
ensure that progress continues to be made in supporting and improving tenant / landlord relations

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

1.Planning System
The last 18 months has seen the Courts becoming increasingly involved in overturning planning 
permissions, in particular for high density, urban housing, despite An Bord Plenala having issued favourable 
grants of permissions. By and large the reason for the overturning of permissions are on issues that the 
Board had fully considered but decided “on balance” that the permit should be issued to enable much 
needed housing to be delivered. The restoration by the State of the primacy of An Bord Plenala is required 
as a matter of urgency. 
2.Rent Cap Regime
The allowance of market rental growth of 4% per annum under the current RPZ regime has been critical to 
enabling developers and capital providers to continue to provide new supply to the market on economically 
viable terms. However, this limitation on rental growth does not incentivise the modernisation of existing 
stock that is currently being let at levels under-market. Exemptions to RPZ restrictions, or other incentive 
programmes, should be offered to landlords to encourage upgrades and renovations that will improve living 
conditions for tenants, while not impacting a right to tenancy. These supports should be targeted to 
encourage improvements that are practical and achievable for the landlord of an individual apartment unit as 
well as a detached building landlord (i.e. structural upgrades are not within the control of a landlord for an 
individual apartment unit). 
3.Need for an Affordable Purchase Scheme 
A debate on housing costs has rolled on for 24 months. However clarity  has now been established, as a 
result of the IIP report (2020), the SCSI report (2021) along with more clarity being provided by Dublin City 
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Council on the costs they incur developing housing. The evidence emerging is that unit costs for state and 
private market actors are often similar, notwithstanding the different inputs. The Housing for All policy 
framework should address this to assist in policy making and awareness by all stakeholders of the issues 
behind the headline numbers. 
4.Utilities & Infrastructure 
The URDF funds that are being released by government are a very welcome intervention in opening up 
much needed development land. It is worth considering that given an average property tax on a residential 
unit of €1,000 at a 4% cap rate the value of the taxes over time in terms of payback to government is around 
€20,000 per unit. The signal via the URDF funds that the government plans to assist local authorities again 
in this area is very welcome. However, it is also important that updated guidance is provided to local 
authorities on charging development levies to ensure that they are reasonable and are applied in a fair and 
equitable manner. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

We have already referenced the need to increase supply of affordable housing both for rent and for 
purchase and set out our analysis and proposals. The Government should also promote “stock rotation”
One consideration would be the introductiuon of tax incentives such as a property tax holiday for older 
people to “downsize” thus freeing up family homes in urban areas for resale.
The inclusion of smaller supported/sheltered units for older people and people with disabilities in larger 
schemes might be considered within the Part V allocation.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

1.Much greater need for Public and Private collaboration
IIP welcomes the updating of the Rebuilding Ireland policy and is keen to be an active participant in the 
Housing For All framework. IIP members will be responsible for around 50% of all the private market housing 
output within the implementation period of the policy. We very much welcome being able to contribute our in-
depth insights through engagement with the policy making process. 
2.Reengineering the supply chain to drive out inefficiencies that exist as a result of the size and 
fragmentation of the market.
As a result of perennial undercapitalisation, cyclical & volatile markets, a fragmented industry and little 
vertical integration, Ireland has one of the most inefficient construction sectors in Europe, leading to high 
development costs, in particular for high density development. Working in partnership with government, it is 
possible over a 10 year period to re-plan the industry to capture cost efficiencies that no one industry player 
can do on their own. 
3.Whole of government approach to solving many planning and technical issues. 
Finally, the IIP welcomes the fact that housing is seen as a “whole of government” issue. We firmly believe 
that is the case, and that many issues could be solved by joined up thinking and greater partnership between 
the public and private sector.

7. Do you have any supporting data or other material that you would like to upload?
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Further supporting data available at https://www.iip.ie/thought-leadership 
In addition we are attaching a more  detailed  "IIP submission - Housing for All"  which is appended by way 
of upload.

Please upload your file
812644a7-9ed5-447e-8a59-3613c6e7470c/IIP_Submission_Housing_For_All_final_04052021.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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1. Name of Organisation: 
 
Irish Institutional Property (‘IIP’) 
 
 
 
2. Briefly describe your organisation? 
 
IIP is the voice of institutionally financed investors with significant international backing in the Irish real 
estate market 
 

• IIP members manage approximately €14bn of Irish property 
• IIP members are on target (post Covid) to deliver c.50% of the projected Irish private market 

housing output  
• IIP members directly employ over 6,000 people 
• IIP members indirectly employ a further c.23,000 people* 
• IIP tenant companies employ more than 36,000 people 
• IIP members include five of the largest 20 stocks on Euronext Dublin (formerly known as Irish 

Stock Exchange) 
 
*Estimate based on indirect and induced jobs within European listed real estate sector. Source: EPRA & 
PwC 
 
 
 
 
3. HAVING REGARD TO THE HOUSING OBJECTIVES SET OUT IN THE PROGRAMME FOR GOVERNMENT, 
WHAT OTHER KEY OBJECTIVES SHOULD BE CONSIDERED? HOW SHOULD THESE OBJECTIVES BE 
PRIORITISED?  
 
Other Objectives for Consideration in the PFG: 
 
1. Recognising that housing delivery in Ireland will rely on 70-80% of all its output being delivered by 

the private market and, as a result, that it is essential for policy makers to better understand the 
complexity of housing delivery and consciously work to avoid negative “unintended consequences” 
for housing delivery. 

 
Residential development is a highly complex “eco system” underpinned by separate but higher interrelated 
contexts, simplified into what one might call Finance, Societal, Technical & Planning and Legal.  
 
Any poorly-considered change in one area can undermine viability in another context which can result in 
viability / affordability being undermined and thereby suppressing supply.  
 
A recent example of this has been the ill-conceived rent caps in Berlin. Closer to home an example might 
be changes made by certain local authorities to apartment codes in 2008, which eroded viability until the 
changes were reversed in 2015, establishing a national code based on the well-researched / benchmarked 
codes originally set out in 2007.  
 
Debate and evaluation of all policy initiatives must be subject to rigorous evaluation for any potential 
negative knock-on consequences they might have on delivery and viability.  
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2. Recognising that Ireland is a competitive market-based economy, which needs to import around 80% 
of all the (internationally mobile) capital, both debt and equity, necessary to develop and fund its 
housing requirement.  

It is essential that Ireland establishes the right balance between interventions in the market to help access 
to housing for lower income households, while not creating barriers to development via the market and / 
or poorly-conceived (albeit well intentioned) restrictions. Such restrictions are likely to further limit supply 
or push up the cost of debt and equity for the market, which the private market needs to source largely 
from the international capital markets.  

It is recommended that the Housing For All policy document clearly states that the policy is to facilitate an 
efficient functioning of the private market alongside an expanded State backed delivery model. Where 
interventions are required in the market, they should be carefully considered and structured in a manner 
to help boost overall housing output and affordability. 

A framework for understanding this issue is outlined below: 

 

 

 
Communication of this clear commitment is essential for the international capital markets, no different to 
the manner in which Ireland INC communicates with its sovereign bond holders. IIP will shortly issue a more 
detailed report on the issue, but the reason for this becomes very clear when you look at the massive 
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4. The PFG is largely silent on the challenges faced by lower income households that do not qualify for 
social housing, but struggle to afford housing to purchase – in particular apartments – in urban areas.  

In December 2020, NESC described Ireland’s housing sector as “dysfunctional” and “broken”. That analysis 
is challengeable as it does not capture the significant efforts being made by the private sector to help 
deliver housing. The private market, from a fundamental collapse in 2008, has recovered and is developing 
in a fundamentally more sound and sustainable manner. Once the current COVID challenges are overcome, 
growth should return strongly. Additionally, it is very clear from a recent IGEES report (Oct 2020) that 
without that private sector recovery, 66% of all social housing would not have been delivered in 2016-2019. 
Private sector supply, both rental and “turnkey” sales, has allowed social housing lists to be reduced by 
25% in that period and from evidence emerging, at a lower cost than direct State build. 

While supply has been ramping up in recent years, it is still below 50% of the actual demand for units from 
all income cohorts. If you look briefly at each segment of the demand (social, intermediate (or affordable) 
and private) there is a simple enough story to tell, which was not materially addressed in the PFG or the 
NESC report: 

• Significant inroads are being made into social housing supply with the waiting list reduced by 25% 
between 2016 and 2019, helped by the State being able to lease from the private sector and buy 
66% of the units it added to the social housing stock from the private sector. This year, social 
housing will be around 20% of all output and it is likely to grow to 30% in the next few years, as 
the State (and Affordable Housing Bodies) continues to purchase from the private sector alongside 
with more direct builds. Prior to the COVID shut-down, in excess of 12,000 social new-build units 
were targeted for completion in 2021 funded by a record capital investment by the State. Despite 
much ill-informed commentary it is not necessarily less expensive for the State to “direct build” 
versus purchasing from the private sector. Commentary of this nature is based on very out of date 
information. Insights provided by Minister for Housing and the Head of Housing at Dublin City 
Council in December 2020, in addition to a “reading between the lines” of the IGEES report (Oct 
2020) highlight that even with the cost of land and finance, the private sector is building housing, 
in particular apartments, at a lower cost than State direct-build.  
 

• Supply in the private sector is driven by demand, which has been constrained significantly by the 
macro-prudential rules on the one hand, and the viability of development, given the high 
development cost base in Ireland (with land at around 8-14% of costs). Latent demand is 
significantly higher than actual demand, but as the NESC report points out even with high salaries 
it is simply not possible to develop a 2-bed apartment at an “affordable price point”, even if 
there was zero land cost. This is also an important point to consider in the context of some of the 
other policy ideas in the PFG, in particular LDA delivery and an expanded Part V requirement.  
 

• The major challenge for housing in Ireland is the lack of an affordable or intermediate housing 
sector of scale. The arrival of the LDA and the start of a large-scale cost-rental model is of critical 
importance to Ireland and fully supported by the IIP. The PFG does not contain a definition of what 
an affordable unit is and how that looks when examined side-by-side with the cost base of 
delivering these units in Ireland for the state or private sector. As the recent SCSI report on 
apartment costs shows, this is a very urgent challenge, as a result of policy focus on “compact 
growth” requiring that 50% of all new units are developed within current urban boundaries.  Even 
with no land cost, the rents that are needed, or the price point required to sell a unit and recover 
the cost are not affordable to many people who are in this cohort.   
 

• Property Industry Ireland in their May 2020 report on the “Irish Equity Loan”, based on data from 
Revenue, identified 440,000 families earning more than €50k per annum, but less than €95k that 
are “locked out” from being able to get a mortgage to buy an average home. This cohort is a lot 
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around 20 years of supply at 20k social and affordable units per annum. Establishing and fully 
resourcing the LDA, as quickly as possible, to aggressively activate this land bank. 

 
3. Implementing schemes such as the planned “shared equity” scheme as quickly as possible is the 

only way to allow modest income earners to purchase a home. It has become very clear over the 
last year through the publication of a number of well researched reports that the cost of housing 
delivery (excluding land) has, for a variety of reasons (primarily better wages in construction and 
significantly higher building standards), outstripped average wage growth in recent decades. 
Analysis of CSO data shows that housing input costs have grown by a factor of 2.5 relative to CPI 
since 1976.  Combined with the borrowing caps set by the CBI, it should be no mystery why there 
is a “locked out” cohort of around 400,000 potential buyers that will not be able to buy a property, 
either private or state delivered, without some form of state subsidy or equity support. While in 
the long run delivery by an expanded Part V and the LDA may address this, in the next 4-5 years it 
is essential that these supports are given while LDA supply is ramped up.  

  
4. Ireland is highly reliant on international capital markets to fund residential development. 

Currently around 78% of the debt and equity used in Ireland is imported. Even if the domestic 
element grows at 10%, compounded per annum, if Ireland is to hit the 35,000 unit target output 
per year, the percentage imported will need to grow to around 85%.  The planned exit of KBC bank 
highlights how the regulatory environment has made it unprofitable for foreign banks to continue 
to operate here domestically. It is essential that policy better understands the importance of 
keeping a stable investment environment to encourage and attract mobile international capital to 
invest in Ireland. Promoting collective investment vehicles that allow for professional capital 
aggregation and better professional management is important.   
 

5. The Irish construction / development context, both state and private has never been as well 
capitalised as it is today, with an ability to invest in more efficient construction methods. This 
addresses an issue identified in the PFG, which is the ambition to embrace Modern Methods of 
Construction (MMC). Ireland is a relatively small housing market, beset by fragmentation, lack of 
standardisation, constantly changing codes, historic under-capitalisation and significant volatility 
which has held back any meaningful investment in supply chain capacity and Research & 
Development. This “market failure” has held back the necessary advances required here. The state 
and the private sector must collaborate to develop scale, standardisation and inject the required 
capital and R&D to overcome this.  
 

6. It appears as if the Irish Courts have moved away from a long-established practice, whereby 
historically the courts accepted that the An Bord Pleanala was seen as the ultimate authority on 
highly complex planning issues.  In the last two years, on the back of the new SHD legislation, it 
appears as if the courts have become increasingly more involved in matters that historically they 
had decided were best determined by the most competent authority on planning matters, An Bord 
Pleanala. A number of high-profile permits have been overturned by the courts recently, on very 
minor issues, encouraging objectors to use the courts to tactically delay projects.  In the past 12 
months alone, actions by objectors have increased by 1,000%. Until recently the courts had 
determined that, by their nature, large complex planning applications and subsequent grants 
inevitably include minor inconsistencies but of a de-minimis nature, issues that if changed or 
corrected would have no material bearing on the nature or extent of what has been granted.  The 
government urgently needs to re-establish the An Bord Pleanala mandate as the state authority 
to determine these issues, rather than a court that has no specialised knowledge of planning and 
the built environment.  
 

7. The adoption of the Housing Needs Demand Assessment process needs to be carefully 
monitored to avoid supply being further reduced.  The approach adopted by certain councils in 
the preparation of their HNDA and subsequent zoning of land has in many cases been based on a 
“look back” of historical absorption. Given that this has in many urban cases been consistently 
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undersupplied and may not reflect current demand both in terms of quantum and population 
profile, there is a serious risk that by not letting the market operate in determining supply quantum 
and unit mix, the “housing crisis” will be made worse. The IIP is of the view that the ESRI projections 
on which the current HNDA assessments are being made are flawed and that demand based on 
headship convergence and normal obsolesce %’s means that output targets should be up to 30% 
higher. There is a real risk that if the OPR enforces targets on councils, in particular in Dublin, we 
will have “hard coded” structural undersupply which will add to price inflation and further 
undermine delivering affordability.  
 

8. The SHD legislation and process was a very welcome intervention to increase housing supply. 
The best elements of this should be kept and adopted into any new planning process for housing. 
The timelines must be kept, as should the obligation for all key state stakeholders to respond 
within those timelines.  As noted above, the Government needs to address the need for society to 
accept An Bord Pleanala as being the final arbiter of complex and sometimes conflicting planning 
law and guidance rather than the courts.  
 

9. The Living City Program needs to be re-examined to make it work more effectively and ensure 
that that the historic fabric of towns and city centres in Ireland is fully brought back into 
productive use. While the supply from this initiative will be marginal in terms of the overall 
demand for housing, facilitating the restoration of this building fabric and the historical cores of 
our urban centres has significant other wider benefits for society. The Government needs to work 
with all stakeholders here to develop a series of “pathfinder” projects to determine why the 
program has not worked as well as it could. At a high level two key impediments to this program 
are 1) the properties are often in the ownership of actors with low levels of capital and no 
development skills and 2) the incentives available will still not allow a redevelopment to break 
even in many cases. There are good examples in other countries such as “reverse subsidy bids” 
that could make this work.   
 

10. The Residential Tenancies Board (“RTB”) needs support to modernise their systems and 
processes to ensure that progress continues to be made in improving tenant / landlord relations. 
In addition to providing occupants with more security of tenure, landlords also need to be 
confident that their rights will be protected in a timely and equitable manner. The current RTB 
process for resolving chronic tenant payment delinquency needs to be streamlined to ensure 
expeditious resolutions, while protecting the rights of all parties (e.g. current disputes have 
sometimes taken over a year to resolve). In addition to process improvement, upgrading IT 
systems would allow both residents and landlords to access an up-to-date public register of past 
tenant/landlord cases, which would provide a more useful resource than the current system 
whose records are very delayed. RTB IT system upgrades are encouraged in all areas, including 
shifting to an online system for tenant registrations in lieu of the current system reliant on postal 
mail, which results in both unnecessary delays and environmental waste.  

 
 
 
4. WHAT ARE THE MAIN OBSTACLES TO DELIVERY OF HOUSING ACROSS TENURES (E.G. SOCIAL, 
AFFORDABLE, PRIVATE RENTAL AND PRIVATE HOMEOWNERSHIP) AND HOUSEHOLD TYPES (E.G. SINGLE 
PERSON HOUSEHOLDS & FAMILIES)? WHAT SHORT OR LONG-TERM ACTIONS SHOULD BE TAKEN TO 
INCREASE THE SCALE AND SPEED OF DELIVERY AND IMPROVE APPROACHES TO DELIVERY OF HOUSING?  
 
Key obstacles in order of priority: 
 

1. Planning System  
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The last 18 months has seen the courts becoming involved in overturning high quality planning permissions, 
in particular for high density urban housing, despite An Bord Pleanala having issued favourable grants of 
permissions. By and large the reason for the overturning of permissions appears to lack material substance 
and no doubt concern issues the Bord had already considered, and “on balance” had decided that the 
permit should be issued to see much needed housing delivered. The restoration by the state of the primacy 
of An Bord Plenala is required as a matter of urgency.   
 
Implementation of central government objectives such as the NPF and other guidelines are not consistently 
applied by local authorities. This can lead to significant delays in pre-planning discussions.  This is 
particularly so in SDZ areas where a developer has no right of appeal if the local authority refuses to adopt 
updated national strategy and guidelines. The Minster, who designates the Development Authority for an 
SDZ, has the power to amend that appointment as he sees fit.  An urgent modification to all these 
appointments should be considered by the Minister to allow developers apply to An Bord Plenala for a 
ruling or determination on an issue, where the local authority refuses to follow central government policy 
or guidelines.  Outside of an SDZ a developer has this right, such that local authorities cannot ignore central 
government policies/ guidelines as they know the Bord will correct an issue on appeal by the developer.   
 

2. Rent Cap Regime 
 
The allowance of market rental growth of 4% per annum under the current RPZ regime has been critical to 
enabling developers and capital providers to continue to provide new supply to the market on economically 
viable terms. However, this limitation on rental growth does not incentivise the modernisation of existing 
stock that is currently being let at levels under-market. Exemptions to RPZ restrictions, or other incentive 
programmes, should be offered to landlords to encourage upgrades and renovations that will improve 
accommodation for tenants, while not impacting a right to tenancy. These supports should be targeted to 
encourage improvements that are practical and achievable for the landlord of an individual apartment unit 
as well as a detached building landlord (i.e. structural upgrades are not within the control of a landlord for 
an individual apartment unit).  
 

3. Lack of Affordable Purchase Scheme  
 
A debate on housing costs has rolled on for 24 months. However, clarity has now been established as a 
result of the IIP report (2020), the SCSI report (2021) along with more clarity being provided by Dublin City 
Council on the costs they incur developing housing.  While it is true that the state and state backed agencies 
can eliminate some costs in developing housing such as land and “market finance” costs, the jury is out on 
whether that saving is actually captured by the state, due to procurement processes and higher space and 
building standards. The evidence emerging is that unit costs from state and private market actors are often 
similar, notwithstanding the different inputs. Two other issues that often confuse the debate is the use of 
out of date historical cost data by the State in many policy papers and the comparison of “apples with 
oranges” when talking about housing costs. Adjustments are not made for rural vs urban, apartment vs 
housing and different space standards and net to gross ratios. The Housing for All policy framework should 
address this to assist in policy making and awareness by all stakeholders of the issues behind the headline 
numbers.  
 
This often ideologically driven debate has diverted the state from focussing on the true current cost of 
development, in particular for apartments. The silent inflation that has taken place over a number of 
decades was masked by tax breaks in the 1980’s and 1990’s, the subsequent property bubble in the 2000’s, 
and the deflation in the period post the financial crash. Now that the market has reflated and no subsidies 
or loose credit are available, there is considerable political and societal angst that housing costs are 
exceptionally higher relative to wages and unaffordable for many relative to a generation or two ago.  
 
It is important to consider that as wages in the construction sector grew and other inputs costs escalated 
due to higher standards, the tax take from central government has benefited considerably as the wages 
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were taxed at higher levels and the VAT charged on the higher cost base means that the tax take per unit 
has grown in a disproportionate manner as well.  
 
There is a cohort of income earners that can afford “market” housing, within the constraints of the macro-
prudential rules on borrowing, that incudes land and other costs. This is possibly around 50-55% of income 
earners. However, there is a very large cohort of earners that cannot have a legitimate expectation that 
they should be able to buy a home as their parents and grandparents did.  
 
While an expanded Part V will move prices in the rights direction, as will developments by the LDA that are 
targeted at the “affordable” sector, the big challenge here is that 1) supply from these channels might be 
4-5 years out and 2) even then, based on all the evidence to hand, affordability will still not be possible for 
many renters or buyers without a subsidy or equity loan, just to cover basic development costs, even 
excluding any land cost.  
 
While there has been resistance to this from some quarters, it is essential that it is introduced as soon as 
possible and that in the next 4-5 years the private sector delivery channel is mobilised to provide additional 
units to service this requirement over and above the current plans that they have to deliver viable market 
based units. From the captured evidence in the UK, for the most part all the reservations expressed about 
the affordable purchase scheme can be overcome if it is tailored in the right manner.  
 
In the interim, while longer-term programmes targeting new supply are prepared, any efforts to support 
affordable tenancies outside of, and in addition to the existing Part V scheme, are encouraged. Providing 
rental tenancies with tax exemptions or subsidies to allow a wider segment of the population to afford 
properties at market rental levels would be valuable to both tenancies and current/future landlords, 
further supporting viability and new supply.  

 
 
 

4. Utilities & Infrastructure  
 
The URDF funds that are being released by government are a very welcome intervention in opening up 
much needed development land. It is worth considering that given an average property tax on a residential 
unit of €1,000 at a 4% cap rate the value of the taxes over time in terms of payback to government is around 
€20,000 per unit.  
 
In recent decades there has been a propensity by central government and local authorities to allocate the 
cost of common infrastructure development onto landowners and in turn onto purchasers and renters in 
the upfront cost of delivery. This takes place via normal Section 48 and 49 development levies, but also via 
additional demands by local authorities to developers to fund additional local infrastructure, if they want 
to get planning permission. Often this is seen as being fair by local authority staff as they believe it is “value 
capture” for granting a permission. However rarely, if ever, does a local authority carry out a viability 
assessment to see if the project can bear the cost and remain economically viable and more often than 
not, where there is fragmented land ownership, the “first mover” can be saddled with the cost unfairly.  
This is a core reason why it often takes a few years for developers to act on granted permits. The 
government needs to be very careful with any “use it or lose it” legislation and needs to provide for 
situations where local authorities and developers are “solving” infrastructure issues prior to a start on site.   
 
The signal via the URDF funds that the government plans to assist local authorities again in this area is very 
welcome. However, it is also important that updated guidance is provided to local authorities on charging 
development levies to ensure that they are reasonable and are applied in a fair and equitable manner.  
 
The government has historically been unwilling to allow local authorities issue any debt or bonds to fund 
infrastructure. However, the NTMA should be used as a central body to issue bonds of this nature. Take for 
example an SDZ with 10,000 units. If the average property tax was €750 per unit once built out, that would 
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be an annual income stream of €7.5m per annum. If that tax was ring fenced for 20-30 years a state bond 
could fund the infrastructure, up front, reducing costs for the initial purchase and also for the State.   
 
Challenges exist with Irish Water on many developments for similar reasons with the same corresponding 
knock on impacts on viability and timelines to start on site, even after a permit is granted. 
 
Short term actions: 
 

• Reinstating the primacy of An Bord Pleanala in the planning process and curtailing the use of court 
system to review planning issues  

• Modify the RPZ regime to allow for “marking to market” on any new tenancies and rent increases 
that are required for substantial property upgrades.  

• Conclude new SHD planning process to hold on to the more efficient timelines of the current 
regime.  

 
Long term actions: 
 

• Infrastructure bonds and other ways to permanently generate more capital for upfront 
infrastructure that does not add to the initial high development costs.  

• Standardisation of design for apartments to create economics of scale and rationalisation of the 
supply chain. A public / private working group should be established for this.  

 
 
 
5. WHAT ACTIONS SHOULD BE TAKEN, IN ORDER OF PRIORITY, TO ENSURE THAT HOUSING IS AVAILABLE 
FOR ALL SECTORS OF SOCIETY, INCLUDING OUR AGEING POPULATION AND PEOPLE WITH DISABILITIES?  
 
Promoting “stock rotation” 
We have already referenced the need to increase supply of affordable housing both for rent and for 
purchase and set out our analysis and proposals. The Government should also promote “stock rotation”. 
 
One consideration would be the introductiuon of tax incentives such as a property tax holiday for older 
people to “downsize” thus freeing up family homes in urban areas for resale. 
The inclusion of smaller supported/sheltered units for older people and people with disabilities in larger 
schemes might be considered within the Part V allocation. 
 
 
6. DO YOU HAVE ANY FURTHER COMMENTS ON THE DEVELOPMENT OF THE HOUSING FOR ALL POLICY 
AND ACTION PLAN THAT YOU WOULD LIKE TO ADD? 
 

1. Much greater need for Public and Private collaboration 
 
The IIP welcomes the updating of the Rebuilding Ireland policy and is keen to be an active participant in 
the Housing For All framework. IIP members will be responsible for around 50% of all the private market 
housing output within the implementation period of the policy. We have engaged government 
departments since the inception of the group and would very much welcome being able to contribute our 
in-depth insights into policy making to avoid any negative unintended consequences. This is particularly 
true where 80%+ of all capital required for housing in Ireland will need to be raised on the international 
capital markets.  
 
The IIP are also keen to listen to the concerns and challenges facing government and welcome the 
opportunity to offer creative responses to these in the interests of engineering long term affordability in 
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the market and ensuring better housing solutions for all in society, in particular those who are excluded 
due to income and viability challenges.  
 

2. Re-examining and Reengineering the supply chain to drive out any inefficiencies that exist as a 
result of the size and fragmentation of the market. 

 
As a result of perennial undercapitalisation, cyclical & volatile markets, a fragmented industry and little 
vertical integration, Ireland has one of the most inefficient construction sectors in Europe, leading to high 
development costs, in particular for high density apartment developments.  
 
As a fall out of the GFC and a shift to more equity based funding models, the real estate development 
industry in Ireland has never been so well capitalised as it is today, with an ability to look at R&D,  supply 
chain restructuring and design standardisation to bring efficiencies seen in other industries to the 
construction sector.  Ireland is unlikely (for competitive reasons alone) to get to a situation where one 
developer can produce 30,000 units or more per annum, as is the case in other lager economies and as a 
result be able to achieve economies of scale. However, if the industry works together and in partnership 
with the government, it is possible over a 10 year period to re-plan the industry to capture cost efficiencies 
that no one industry player can do on their own. The IIP has started on this journey and would welcome 
the opportunity to work in partnership with government on this initiative.  
 
 

3. Whole of government approach to solving many planning and technical issues.  
 
Finally, the IIP welcomes the fact that housing is seen as a “whole of government” issue. We firmly believe 
that this is the correct approach, and that many issues could be solved by jointed up thinking and greater 
partnership between the public and private sector.  
 
While we have shone a light on the capital markets issue being a major challenge that we cannot take for 
granted,  there are plenty of other day to day issues such as relevant codes and standards that need to be 
reviewed on a periodically as technology and design evolves.  
 
We are all facing a massive challenge as we move to a carbon neutral economy. While technologies such 
as air source heat pumps are now being installed in new apartments to make them world leading units in 
terms of their carbon footprint for operations, we need to look at the harder issues, such as moving to CLT 
(cross laminated timber) as a primary structural construction method over the next 5-10-20 years.  That 
can only happen with a whole of government approach and a reshaping of the industry and its supply 
chains. The IIP was formed to step up to and face these challenges together and we trust that the 
Government will, through the new Housing For All strategy, embrace the offer from IIP and its members to 
work collaboratively on short term and long term ideas to deliver meaningful change and better more 
affordable housing for all.  
 
 
7. DO YOU HAVE ANY SUPPORTING DATA OR OTHER MATERIAL THAT YOU WOULD LIKE TO UPLOAD? 
 

• Supply and Demand Analysis – R. Lyons 
• Affordability and Cost Document – Linesight / IIP 
• Capital Markets Document – IIP 
• Apartment Standards Document – IIP 
For further ref See: https://www.iip.ie/thought-leadership  
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Introduction 
 
The Disability Federation of Ireland (DFI) welcomes the opportunity to 
make a submission to the Department of Housing, Local Government and 
Heritage on its Statement of Strategy for 2021-2025.  
 
The Department of Housing is a very important state body in the context 
of disability, as issues of housing, local government, franchise and 
accessibility planning for the 13.5% of people in Ireland who live with 
disabilities, and their families, are governed by its brief. Disability is of 
course an issue that by its very nature is impacted by policy areas across 
a range of different Departments, and thus requires strong and consistent 
cross-departmental coordination and policymaking. In this context we 
welcome the creation of the new Department of Children, Equality, 
Disability, Integration and Youth, and note that the Department of Housing 
will need to work very closely with this Department (as well as other crucial 
state bodies such as the Department of Health and the HSE) in the coming 
years to ensure that everyone with a disability has a safe, appropriate and 
accessible home, and can live equally in their community, as is their right. 
COVID-19 has again put the spotlight on the fundamental importance of 
having a home to live and stay safe in, and given a further push to the 
ongoing policy of supporting people with disabilities to live in the 
community, with sufficient supports and appropriately adapted housing 
where necessary. The role of the Department in this context is crucial, and 
fundamental in supporting and advancing Irelands’ delivery of its 
responsibilities related to housing under the UN CRPD, Irish and EU law, 
and Public Sector Duty. 
 
The work, policy and practice of the Department of Housing is crucial in 
securing the rights of people with disabilities under the UN CRPD, in 
particular Article 28, which commits to an adequate standard of living for 
people with disabilities and their families, including adequate housing, and 
the continuous improvement of living conditions, and under Article 19 which 
asserts the right to live in the community, with choices equal to others, to  
full inclusion and participation in the community, and to the opportunity to 
choose their place of residence on an equal basis with others. 
 
To secure these rights the Department of Housing will in particular need to: 
  

• Review the successes and failures of the current National Housing 
Strategy for People with a Disability, and develop, implement, 
monitor and report on a specific, action-oriented, ambitious and 
targeted new plan and strategy to address the housing needs of 
people with disabilities and their families. 

• Increase and improve cross-departmental and agency working to 
address the barriers to people with disabilities living in the 
community.  
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• Ensure that all Department of Housing and Local Authority staff, in 
particular those dealing directly with people with disabilities, are 
sufficiently trained in disability awareness and the rights and 
entitlements of people with disabilities.   

• Ensure that all polling stations are accessible to people with 
disabilities and that other accessibility issues related to elections are 
addressed urgently.  

 
1. Relevant Government Commitments 

 
Programme for Government  

The Programme for Government makes a range of promises on disability 
relevant to the Department of Housing’s responsibilities (as well as other 
Departments in some cases), and to the Department’s Strategy for the 
coming years, including committing to: 

• Ensure that an appropriate mix of housing design types is provided, 
including universally designed units, and accommodation for older 
people and people with disabilities. 

• Continue with the successful decongregation programme and 
complete a further move of more people with disabilities from 
congregated settings to homes in the community, with the 
necessary supports. 

• Reduce and provide a pathway to eliminate the practice of 
accommodating young people with serious disabilities in nursing 
homes. 

• Enable people with disabilities to participate in cultural and 
heritage-related activities and programmes. 

• Work towards physical accessibility to all government departments, 
local authorities and agencies providing services.  

• Include the consideration of disability in all housing policy reviews. 

There are also a range of broader commitments relevant to all 
Departments: 

• We want to empower and give those with a disability the ability to 
choose the supports that most meet their needs. 

• Improve and change services through better implementation and 
collaboration. 

• Ensure that the most effective interventions are provided for each 
individual, to guarantee the best outcomes. 

• Continue to work with all government departments and their 
agencies, to ensure that a disability perspective is integrated into 
mainstream policy development. 
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Relevant housing policies also contain commitments, most notably the 
National Housing Strategy for People with a Disability 2011–2016 
(extended to 2020), as well as broader government strategies related to 
disability such as, in particular, Time to Move On and the National 
Disability Inclusion Strategy. 

2. Key Relevant Issues for People with Disabilities 

As we have seen, 13.5% of the population of Ireland have a disability, i.e. 
one in eight people. That comes to a total of 643,131 people, of all ages, 
across the full range of disabilities, including physical, sensory, intellectual 
and mental health. These people live all over Ireland, and in a range of 
different housing and living arrangements; urban and rural, whether 
private ownership, the family home, private rental, social housing, 
nursing homes, residential care, or congregated settings. 

The significant lack of appropriate housing for people with disabilities, be 
it social, affordable, private rental or privately purchased housing, is a 
crisis within the housing crisis. One in four people who are homeless have 
a disability. Over 1,000 people with disabilities under the age of 65 are 
living inappropriately in nursing homes, while despite the ongoing efforts, 
nearly 2,000 people with disabilities still live in congregated settings. To 
address this ongoing crisis, both disability specific and ‘disability proofing’ 
initiatives are required. Innovation and creativity is required for both. 
Moreover disability must be seen as a cross-cutting issue and area to plan 
for, rather than a separate and bracketed inclusion objective, and cross-
departmental working will be key to success.   

A number of issues related to the Department’s mandate are crucial for 
people with disabilities. In brief, some key issues include the following. 

1. Decongregation and Community Living 

The move away from institutional living for people with disabilities has 
been ongoing for some time, and the experience of COVID-19 has only 
further reinforced its importance. People with disabilities should have the 
same options and opportunities to live in and be part of a community as 
everyone else. This is still not the case for many people with disabilities in 
Ireland, who have very narrow and limited choices regarding housing, if 
they have any choice at all. 

2. Building Regulations and the need for Universal Design 

The understanding and acceptance of the importance of accessibility for 
all buildings, be it accessibility being planned for in all new builds, or 
adaptation of older buildings, has been growing in recent years. 
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Nevertheless, much more needs to be done to promote Universal Design 
as the correct approach for all new builds, and to increase understanding 
of accessibility issues across the broad range and spectrum of housing 
and planning actors and professionals. 

3. Social Housing 

Positive work has been done in recent years to improve the monitoring 
and analysis of the needs of people with disabilities at Local Authority 
level, including both the numbers of people on the list and the level of 
allocations. However the experience of the social housing process is 
inconsistent across Local Authorities, and people with disabilities and their 
families still find the process to be difficult. Moreover the current lists 
most likely substantially underestimate the level of need – many people 
are put off by the bureaucratic process, or simply don’t even put 
themselves on the list as they believe the likelihood of getting a house 
and support package to be so low as to make it pointless. 

4. Housing Adaptation  

A majority of people acquire their disability, often meaning that their 
house (be it privately owned, social housing or rental) requires 
adaptation. The grant process and implementation of the adaptation grant 
schemes are cumbersome and off-putting, and many families report a 
range of financial and other difficulties with accessing money to adapt 
their houses. Having in place an effective and financially sufficient grant 
system to allow people to adapt and stay in their own homes will actually 
save the state money in the medium to long-term, as well as supporting 
people with a disability during an extremely difficult period in their life. 

5. Lack of Private Rental Options 

People with disabilities often struggle to find options for renting in the 
private sector, and the current rental strategy disappointingly does not 
even mention disability once. Most housing stock within the private rental 
sector is not accessible, and there is no policy framework or measures in 
place to encourage private landlords to adapt their houses to support 
tenants who may have or acquire disabilities. This puts extra pressure on 
social housing lists and reduces choice. 

6. Interdepartmental Working and Coordination Crucial 
 

Disability by its nature is an issue that impacts policy across a range of 
areas and government departments and thus needs to be addressed 
interdepartmentally and holistically. This is particularly the case with 
housing. Even if sufficient policies are in place and implemented to 
support people with disabilities to live independently from a housing 
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perspective, unless the same is the case with other Departments and 
bodies, notably Health and the HSE, the problem of housing cannot be 
solved. Many people need support and care packages to be able to live 
independently, and cannot move into houses that are provided by the 
state for them because the state does not also provide them with the 
support packages they need, and the two systems do not talk to each 
other sufficiently. Thus there is a strong need and requirement for 
interdepartmental working and coordination on housing. 
 
7. Nursing Homes 

 
Over 1,000 people with disabilities are still inappropriately housed in 
nursing homes. This can be for a range of reasons – delay in housing 
adaptations or lack of money to fund them, lack of availability of suitable 
housing, the unavailability of the support packages required to enable 
people to live independently. COVID-19 has highlighted again that this is 
unacceptable, and may even put people’s lives at risk.  
 
8. Mainstreaming Disability in Housing Policy and Planning  

In addressing the ongoing housing crisis, the Department and local 
authorities must take account of the impact which each housing policy 
and initiative will have on the availability of housing for people with 
disabilities. It must be remembered that disability is a core issue in the 
housing crisis, with a disproportionate number of homeless people having 
a disability. All new builds across the state should follow universal design 
principles, and greater understanding of accessibility issues must be 
promoted to all professionals working on housing. This will benefit the 
whole population as it will give Ireland a flexible set of housing options 
suited to the whole life-cycle. Moreover, given ongoing demographic 
changes this will also be a wise investment in our future. Failure to 
specifically focus on disability as one part of the ongoing housing crisis 
will only increase the homelessness and housing crisis for people with 
disabilities.  

9. Elections and the Right to Vote 

It is a huge disappointment that the right of people with disabilities to 
vote like all other citizens was not fully protected in 2020. A survey on the 
experience of people with disabilities who voted in the recent election in 
February saw one in every two disabled people reporting that they faced 
barriers to voting. These barriers included “lack of easy-to-read, 
independent or candidates’ information leading up to the election, 
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inaccessible polling booths, not being able to get into the polling station 
and difficulties with the tactile voting template for the visually impaired”.  

10. Culture, Heritage and Accessibility of Public Buildings 

People with disabilities are often excluded from cultural and heritage 
locations and activities due to lack of accessibility, and work to address 
this issue needs to be strengthened. Not all government departments and 
bodies operate from accessible buildings, and this also needs to be 
urgently addressed. Not only does it exclude certain customers from 
accessing public services, but it also means in some cases that these 
agencies cannot deliver on their public sector employment targets for 
people with disabilities.  

3. General Comments for the New Strategy 

Housing  

People with disabilities, who make up 13.5% of the population in Ireland, 
struggle with a range of housing related issues. More than 25% of 
homeless people have a disability. A clear and systemic commitment and 
focus on housing and disability will be required to improve the housing 
scenario for people with disabilities. 

The forthcoming review and consultation regarding the National Housing 
Strategy for People with a Disability, and drafting of a new strategy offers 
a timely opportunity to refresh, rethink and improve housing outcomes for 
people with disabilities. One key learning from the last strategy is that 
stronger cross-departmental working will be required and that beyond 
decongregation there is an urgent need to focus on the hundreds of 
thousands of people with disabilities across the country living in the 
community and to improve supports to them.  

A number of housing related issues for people with disabilities sit with the 
Department of Health/HSE and co-ordination with these actors will be 
key. These issues include deconcregation, nursing homes, and the need 
for people to receive adequate support packages to enable them to take 
up housing offers from their Local Authority. Many people with disabilities 
cannot move into independent housing because they cannot secure the 
care package needed to support them. The Department of Housing, the 
Department of Health and the HSE must work together closely to ensure 
that appropriate and sufficient community-based services and assistive 
technologies are also provided in a synchronised and timely fashion to 
support housing provision. 
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Moreover we believe that the number of people with disabilities on the 
Local Authority waiting lists currently significantly underrepresents the 
need. Many people do not put themselves on the list as they are not 
aware of their entitlement, are currently living with family who have not 
yet made plans for the longer-term future or do not have confidence that 
they will secure the support packages required to live independently.     

DFI has called for a specific commitment that 7.5% of social housing be 
accessible (i.e. liveable, not visitable). We have also called for increased 
investment in housing supports and adaptations. We welcome the 
commitment to eliminate the practice of accommodating young people 
with serious disabilities in nursing homes, and hope to see early progress 
and ringfenced funding in subsequent budgets to realise this.  

More generally, as committed in the Programme for Government, all 
housing and planning initiatives must be disability-proofed and be 
considered through the lens of disability. In order to integrate people with 
disabilities in communities, we must integrate accessibility considerations 
into every housing initiative. 

Local Government  

Local Government is a key area where decisions made directly impact the 
lives of people with disabilities in their community. The new strategy 
should support and enhance the active participation of people with 
disabilities in local decision making and support those who work to 
empower them and build their capacity to engage. This can support the 
holistic and joined up policy-making around planning and accessibility 
which is necessary, and in the long-term will save money through better 
planning.  

In particular, it is essential to continue to support the participation of 
people with disabilities in local fora and structures which facilitate access 
to local decision making such as Public Participation Networks, Universal 
Access Groups, LCDCs, SPCs, HDSGs and other participation and 
engagement channels.  

The forthcoming County Development Plans and Local Economic and 
Community Plans must factor in disability. It is essential that every effort 
is made to make sure that people with disabilities and their circles of 
support can and do engage in consultations and help frame more 
universal, accessible communities and regional and local development for 
all. Universal access must be the compass here, but the definition used 
must be broader than physical environments and encompass equal access 
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to all areas of life, such as employment, transport, housing, education, 
social and leisure activities, public buildings etc.  

4. Comments on Department of Housing Strategy for 2017-
2020  

Mission  

To deliver on the Department’s Mission fully, disability will need to be 
considered holistically. Given the ongoing demographic trends that will 
see the number of people with a disability increasing by approximately 
20% by 2026, ensuring that all housing policy factors in disability will be 
crucial to delivering sustainable development, effective strategic planning 
and the efficient delivery of well-planned homes in vibrant communities. 
Well planned homes will be suitable for the whole life cycle, and 
accessible to all, and vibrant communities must include people with 
disabilities.  
 
To deliver on this mission for people with disabilities and their families 
and communities, the new Strategy must: 
 

• Consider disability across all planning and housing initiatives, and 
treat disability as a cross-cutting issue and objective, rather than a 
separate ‘inclusion’ objective. 

• Proactively look at the needs of disability when developing 
strategies to deal with the housing and homelessness crisis. 

• Commit to a comprehensive and meaningful review of the current 
Strategy for Housing for People with a Disability, and use the 
recommendations from people with disabilities and the 
organisations that support them to develop a new, ambitious, fully 
funded housing policy which addresses the successes and failures of 
the previous Strategy.  

• Continue to develop and strengthen interdepartmental working and 
coordination on housing policy and practice. 

• Ensure that all Department of Housing and Local Government staff, 
especially those who deal with people with disabilities, have 
significant and ongoing disability awareness training. 

• Develop an understanding of the very high levels of poverty and 
social exclusion of people with disabilities, the extra cost of 
disability that they live with, and the impact this has on their 
housing needs and requirements and on their financial situation (or 
that of their family) when it comes to means tests and housing.   

• Ensure that all accessibility issues relating to elections are urgently 
addressed so that no person with a disability experiences difficulty 
voting in the next election.  
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Strategic Goals 
 
Disability is currently relevant to Strategic Goals A, B and D.  
 

A. The aspiration to sustainable and balanced development, and 
planning and building, must consider disability at all levels to be 
fully effective and inclusive. People with disabilities live across all 
regions and communities, and planning policy must consider their 
needs. 
 

B. Again, to ensure a sustainable, stable supply of good quality 
housing disability must be considered holistically. Good quality 
housing should be accessible to all, as this enables it to be used by 
all in society. This also gives the state flexibility in terms of its 
housing stock and its use into the future.  
 

D. Democratic, responsive and effective local government is crucial for 
people with disabilities. Local authorities govern a range of issues 
that impact on people with disabilities, notably mobility and street 
planning, county and community development planning, public 
participation and community consultation, and social housing. 
Effective electoral management must involve ensuring that all 
people entitled to vote can exercise their right, including people 
with disabilities, which is currently not the case.   

Public Sector Duty 

We welcome the specific section on Human Rights and Equality in the 
Department’s current strategy, and the focus on plans and policies to 
address the Department’s Public Sector Duty, and hope this will be 
retained and further strengthened in the future strategy. 

Planning 

We note with concern that there is no mention of disability in the planning 
section. In order to plan for the needs of current and future citizens, 
disability must be considered at all levels of planning, and accessible 
design according to universal design principles must be promoted. Given 
ongoing demographic trends that indicate that we will see the number of 
people with a disability increasing substantially in the coming years, these 
issues must be mainstreamed and considered at all levels of planning. To 
fully ensure accessible housing for all, disability must not be considered a 
separate specific issue, but instead considered holistically. Part M of the 
Building Regulations should be modified to set requirements for universal 
design.  
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Housing 
 
Disability is relevant to and impacted by all five pillars as outlined above, 
and should be considered in each of them systematically, rather than 
bracketed separately as an inclusion objective alone. 
 
The specific objectives on disability in the current strategy, in particular 
on local authority housing delivery, and adaptation grants, were welcome 
and have helped to put in place a more organised framework and 
approach, improved data collection and assessment of need. Some 
progress has been made since 2017, but unfortunately many and 
significant problems remain, and a lot more clear, coordinated and 
targeted work will be needed in the coming years to really meet the 
housing needs of people with disabilities across Ireland. It is timely that 
the current housing strategy is due for review, and this process if 
undertaken correctly can provide the Department with sufficient input to 
develop an ambitious, specific, timebound, action-oriented and fully 
funded new strategy that delivers on the UN CRPD rights of people with 
disabilities.  
 
Beyond social housing delivery, the housing adaptation process should be 
reviewed and improved. As well as bureaucratic improvements in the 
administration of the schemes, the earnings criteria and upper limits of 
the housing adaption grant applied (which has not increased in 12 years, 
despite clearly escalating building costs year on year) must take account 
of the additional cost of living with a disability and the real cost of 
adaptations.  
 
Local Government 
 
People with disabilities are greatly impacted by developments at local 
government level, and should be included in all local authority planning 
processes and decisions. Moreover given that social housing is allocated 
at local level, and many people with disabilities depend on this housing, it 
is all the more crucial that local government actors are supported and 
funded to fully factor disability into their policy and practice.   
 
As regards the franchise objectives, we have already outlined above some 
concerns around the entitlements of people with disabilities to vote, and 
the issues and problems that once again came up in the election this 
year. These issues must be urgently and proactively resolved. Addressing, 
planning for and guaranteeing the franchise rights and entitlements of 
people with disabilities must be part of the mandate and workplan of the 
new Electoral Commission.  
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Training of Staff 
 
All Department of Housing and Local Government staff must be provided 
with ongoing and strengthened disability awareness training - in particular 
those who work in customer-facing roles. 
 

5. Conclusion 

People with disabilities have lived with extremely high levels of poverty and 
social exclusion for years, which often perpetuate or exacerbate the 
problems with housing that they experience. Under the UN CRPD they 
should be entitled to an adequate standard of living including housing, the 
opportunity to choose their place of residence on an equal basis with others 
and the opportunity to live independently in the community. 
 
The Department of Housing is one of the most important Departments 
which can make a positive difference in this regard, and which can 
through its work address and reduce the inequality and social exclusion 
experienced by people with disabilities, by supporting their aspirations to 
live equally in the community.  

To deliver on the Department’s mission of promoting sustainable 
development, strategic planning, well-planned homes and vibrant 
communities, the Department’s strategy must address the specific and 
unique needs, contexts and challenges that people with disabilities and 
their families live with. In particular the strategy must consider disability 
and universal design to be cross-cutting issues that should be considered 
in all planning, local government and housing related policies, and reflect 
the fact that such an approach is a long-term investment in future-
proofing the housing stock in Ireland, and in supporting vibrant and 
inclusive communities. The Department of Housing has the opportunity to 
make a positive contribution, and change the current situation which sees 
many people with disabilities and their families having little or no choice 
over their housing, struggling in inappropriate housing or if they acquire a 
disability. We hope the new Strategy will deliver on these positive 
possibilties by increasing, improving and resourcing housing, planning and 
local government supports, policies and implementation on disability in 
the years to come. 
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DFI is about making Ireland fairer for people with 
disabilities. 

 
We work to create an Ireland where everyone can thrive, 
where everyone is equally valued. 
  
We do this by supporting people with disabilities and 
strengthening the disability movement. 
 
There are over 120 member organisations in DFI. We also 
work with a growing number of other organisations that 
have a significant interest in people with disabilities. 
 
DFI provides: 
• Information 
• Training and Support 
• Networking 
• Advocacy and Representation 
• Research, Policy Development and Implementation 
• Organisation and Management Development 
 
Disability is a societal issue and DFI works with Government, 
and across all the social and economic strands and interests 
of society. 
 
DFI, Fumbally Court, Fumbally Lane, Dublin 8 
Tel: 01-4547978, Fax: 01-4547981 
Email: info@disability-federation.ie  
Web: www.disability-federation.ie  
Disability Federation of Ireland is a company limited by guarantee 
not having share capital, registered in Dublin. 
Registered No 140948, CHY No 6177, CRA No 20010584 
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Disability Federation Ireland

2. Briefly describe your organisation?
300 character(s) maximum

The Disability Federation of Ireland (DFI) is a federation of disability organisations that represent and support 
people with disabilities and disabling conditions.  Over 120 organisations across Ireland are affiliates or 
associates of DFI.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Factor disability into housing policy across the board, towards a housing stock and standard design 
approach that is accessible for all. This will also future-proof Ireland’s housing stock as the number of older 
people and people with disabilities increases in the years to come. 

Continue with the decongregation programme and complete a further move of more people with disabilities 
from congregated settings to homes in the community, with the necessary supports. Extend this work to  
address the unsuitable housing of people with disabilities under 65 in nursing homes. 

Review Part M of the Building Regulations (2010) (Access and Use) to provide for regulations for liveable
wheelchair accessible housing. The current minimum requirements are not suitable for wheelchair
users and thus there is a lack of availability of social and private rental wheelchair accessible housing.
See Chapter 10, IWA Best Practice Access Guidelines Edition 4.
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All housing developments, and in particular state-funded social housing, should be required include a 
minimum of 7% appropriate housing for people with disabilities, including wheelchair accessible units 
throughout each development. This planning will also meet future housing needs. Incentivise landlords in the 
private sector to adapt their housing to make it suitable for people with disabilities. 

Review the Housing Adaption Grant upper limit, which has not been increased in 12 years, and thus has 
neither matched inflation nor the increased cost of building, nor does it factor in the cost to the state of 
someone moving into residential housing/nursing homes as against the extra cost of adaptation. Factor in 
the extra cost of disability in this process. Also make the application process easier for people with 
disabilities. Currently many people with disabilities and their families crowdfund to cover the extra cost of 
adaption over and above the 30k limit, which is unacceptable. 

Review the household income criteria for housing adaption grants. The grant is to facilitate the person
with a disability and not their family with whom they may live. The individual alone should be means tested, 
and not their family. The current process also does not factor in the extra cost of disability (for health 
services, transport, PA hours etc) which people with disabilities and their family live with. 

Ensure people with disabilities, their families and carers, and those who work to support them to live 
independently, are consulted and have the opportunity to influence housing policy into the future. 

Improve and strengthen the level of collaborative working across Departments and Agencies (in particular 
between the Dep of Health,Housing, Department of Children, Equality, Disability, Integration and Youth, HSE 
and Local Authorities. Joint up thinking across departments will be required to ensure disabled people are 
able to access the supports required (such as Assistive Technology, PA hours etc) to live inde

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Insufficient funding. The key obstacle is the lack of sufficient funding, across different departments (Housing, 
Health/HSE) to deliver housing effectively for people with disabilities. 

The bracketing of housing for people with disabilities, and policy in this area, as a 'separate' area of policy, 
distinct from mainstream housing policy. This leads to siloed working, and marginalises people with 
disabilities and their need. Housing for people with disabilities should be considered a mainstream housing 
objective (13.%% of people in Ireland have a disability, so every family in Ireland is affected), and all housing 
policy should be disability-proofed. 

Insufficient accessible housing across all areas, including private housing and housing available to rent. 

Lack of coordination and collaborative working across Departments and Agencies.
 
Part M of the building regulations is not strong enough in ensuring wheelchair liveable housing. The space 
for wheelchair accessible housing is seen as an extra as opposed to a requirement or right. Local authorities 
often indicate a willingness to build to universal design principles but that Department guidelines do not allow 
them to. 

Poverty and Social Exclusion. Current housing policy shows insufficient awareness of the cost of disability 
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and understanding of the precarious financial status of many people with disabilities. People with disabilities 
in Ireland have shockingly high poverty rates, with 18.1% living in consistent poverty and 37.7% at risk of 
poverty. This is partly due to the many extra costs that people with disabilities live with, and the lower 
employment rates they have. Our housing system must factor this reality into its policy on grants for housing 
adaptation, and means-testing for these grants, and for qualifying for social housing. It should also join the 
dots between different policy areas - health, social protection and housing. 

Housing is not currently seen as a right for people with disabilities, despite our commitments under the UN 
CRPD.  

Housing policy is not currently fully linked to other issues related to community integration and participation 
for people with disabilities. For example it should be linked to accessible transport, health and community 
services etc. 

Many disabled people are “hidden homeless” and are not currently reflected in the housing lists. These 
people may live at home with aging parents or unhappily with family members, or in nursing homes. They 
are deemed to be adequately housed but they are not. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Increased funding should be provided.

Bulding regulations should be changed, a universal design approach adopted, and taught at university level 
to future architects and planners. Increased training on disability awareness is required for all within the 
system. 

A mainstream approach to disability housing policy is required, which considers disability in all housing 
policy discussions and decisions. 

Coordination and cross-working between the Dept of Housing, Health, HSE and Local Authorities is required 
to ensure that support packages in the community are in place at the same time as a house is made 
available to someone on the housing list. 

Also see above and attached documents.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Under the UN CRPD, people with disabilities (and their families) should be supported to have: 

•        an adequate standard of living and the continuous improvement of living standards 
•        the right to live in the community, with choices equal to others 
•        full inclusion and participation in the community 
•        the opportunity to choose their place of residence on an equal basis with others

We are not currently delivering this for people with disabilities in Ireland. Housing for All, and all other 
housing policy documents and action plans, should take our UN CRPD commitments and obligations as the 
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foundation stone of their housing policy for people with disabilities. The above highlight the fact that ensuring 
the right to housing and independent living for people with disabilities is not simply a matter of bricks and 
mortar - to support disabled people to have a home and be part of a community, a range of supports are 
required, including health and community services, transport, PA, social protection, employment supports etc.

We also endorse and support the submissions made, and issues raised, by other disability organisations 
including Independent Living Movement Ireland, Irish Wheelchair Association and Inclusion Ireland. 

7. Do you have any supporting data or other material that you would like to upload?

https://www.disability-federation.ie/assets/files/pdf/prebudget21_dfi_interactive.pdf
https://www.disability-federation.ie/assets/files/pdf/dfi_state_report_submission.pdf

(Please note this submission has been very hastily pulled together due to receiving official notice of this 
consultation rather late. So please excuse any typos or badly expressed phrase, and do revert to us if any of 
our comments are unclear).

Please upload your file
3b9c28d3-be1f-47e7-bdea-928404933c53
/DFI_Submission_to_Dept_of_Housing_Statement_of_Strategy_Consultation_2020_FINAL.docx

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

The National Traveller Women’s Forum

2. Briefly describe your organisation?
300 character(s) maximum

The NTWF is the National Network of Traveller women and Traveller women's organisations from throughout 
Ireland.  We recognise the particular oppression of Traveller women in Irish society and seek to address 
gender inequality and ethnic discrimination.  

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1. Prioritise the increased supply of public, social, and affordable homes.
Current figures for Traveller accommodation continue to reflect that despite Government policies to the 
contrary, the Traveller Community as a whole cope with the challenge of living in a society which does not 
accommodate either a nomadic lifestyle or the preferred accommodation choices of Travellers.  Alongside 
that we have not seen implementation of Traveller specific accommodation (group housing, halting site or 
transient sites) at the required levels to ensure the rate of progress keeps pace with Local Authorities own 
Traveller Accommodation Programmes targets.  Traveller families have been forced into standard housing 
and private rented accommodation because of the lack of choice of Traveller specific accommodation. 
The government needs to ensure that Implementation of Traveller specific accommodation (Group Housing, 
Permanent and Transient halting sites) across the country as this would the rate of progress keeps pace with 
Local Authorities own Traveller Accommodation targets and would meet the accommodation need for the 
Traveller community in the Local authority area 
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2. Tackle homelessness-
Research by the Irish Human Rights and Equality Commission (IHREC) and the ESRI Discrimination and 
Inequality in Housing in Ireland highlighted that Travellers have a high risk of being homeless; while they 
represent less than 1% of the population, they make up 9% of the homeless  population h (11% of children in 
emergency accommodation in Dublin are Travellers). The Expert Review on Traveller Accommodation found 
that Travellers are more likely to be homeless than the general population and also that homeless Travellers 
are slightly more likely to be female - women accounted for 56% of homeless Travellers.  Examining  
Traveller Accommodation Plans gives some indication of the scale of the problem 504 Travellers  were  in 
emergency accommodation in the Dublin area in 2019 and 23% of homeless families in Kerry are Traveller 
families.  Anecdotally we also know that 50% of families in homeless services in Galway city are Travellers.
 
3. Increase the social housing stock by more than 50,000, with an emphasis on new builds.
 
4. In addition to the above prioritisation of 3 of the Programme for Government Housing objectives we would 
also include an objective on Equality proofing of all Government Housing Policy and Programmes. This 
includes the need for an ethnic identifier across housing administrative systems.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Planning (Part 8): We feel strongly that its suspension is a necessary first step in bringing about the change 
that is needed in the accommodation situation for Travellers.   We recognise it is not  an ideal solution but 
because Traveller accommodation is at such an emergency level that this intervention is warranted.  We 
believe that  putting in place the changes to the planning system, the decision-making on the Part 8 function 
would switch from a reserved function, which lies with the local representatives, to an executive function so it 
would lie with the chief executive for a temporary period.  NTWF is calling for  full implementation of 
recommendation 2 under Planning  in the Expert Review Report on Traveller accommodation to suspend the 
reserved function of elected members for approval of Part 8 proposals for Traveller accommodation.
 
Evictions and Trespass Legislation: In Section III 32 (1) of the Act in relation to ‘Temporary dwelling’ it 
outlines the need to move people to a suitable location.  However, families have been forcibly evicted from 
roadside locations with no alternative accommodation options.  In these instances, Local Authorities are 
spending money on legal fees rather than investing in permanent solutions. The current Traveller 
Accommodation Programmes (TAPs)  lack any provision for additional transient sites and ignore the annual 
patterns of movement of families particularly in the summer. The Traveller Accommodation Act places 
specific obligations on Local Authorities to accommodate these patterns of movement. There is no evidence 
that this positive obligation is fulfilled within the current TAPs. The use of eviction and court hearings as a 
solution is not in line with best practice.  The introduction of the Housing (Miscellaneous Provisions) Act 
2002 criminalised trespass, and thus the nomadic tradition of Travellers. NTWF is calling for  full 
implementation of recommendation 4 in the Expert Review Report on Traveller accommodation to Repeal 
the Trespass Legislation.  While awaiting the review of the Repeal of the Trespass Legislation we call for a 
moratorium on evictions until the accommodation needs of Travellers have been met.
 
Tackling racism: These stark numbers are a consequence of continued institutional and societal racism and 
discrimination against the Traveller community, impeding on human rights.  Research from the IHREC and 
the ESRI reports that Travellers are 10 times more likely to report discrimination in access to housing, 
illustrating that encounters of racism are often an implication in realising the human right to housing.  The 
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state needs to introduce Hate Crime Legislation to ensure Travellers are protected and can seek redress 
from hate speech and racist incidents.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Full and expedient implementation of all 32 recommendations of the 2019 Traveller Accommodation Expert 
Review by the Department of Housing and Planning implementation programme board.  Implementation of 
these recommendations should significantly impact on the delivery of Traveller specific accommodation at 
local level including addressing the erosion of Traveller nomadism since the introduction of this Criminal 
Trespass Legislation in 2002.
 
Robust Traveller Accommodation plans with clear timelines, budgets and tangible targets with corresponding 
accountability measures along with strong Traveller engagement at all levels will be essential for delivery.  
 
The NTWF would ask that consideration be given for the inclusion of Traveller Accommodation under the 
review of the National Development Plan and in respect of County and City Development Plans, to ensure 
structural obstacles are addressed to efficiently deliver accommodation to Travellers, and ensuring 
consultation with the community and their representative organisations.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

After many years of underspend, 2020 was the first year since 2014 that there was a full drawdown of the 
Traveller accommodation budget.  A total of €14.5 million was allocated for local authorities to spend on 
Traveller accommodation for 2020, and almost €15 million has been spent.  This full drawdown is to be 
welcomed and comes about as a result of the work of the Traveller Accommodation Unit (TAU) to simplify 
procedures and pressure from the TAU Public Health and Traveller organisations to meet needs during 
COVID-19.  How the experience of this year is built on will be important and a huge part of that will be an 
emphasis on new units of Traveller accommodation. 

There are no incentives or sanctions in place to ensure that Local Authorities meet their legal obligations, 
this should be given further consideration.
 
The Public Sector Equality and Human Rights Duty requires public bodies to meet their statutory obligations, 
proactively identify and tackle discrimination, inequalities and promote good relations. There is a need for 
compulsory intercultural training pertaining to Travellers and anti-racism training for all relevant Local 
Authority staff and members of Local Traveller Accommodation Consultative Committees.

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file
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What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: dc454ab5-c550-419b-8a51-0254b4c8a091
Date: 04/05/2021 17:43:42

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Housing Alliance 

2. Briefly describe your organisation?
300 character(s) maximum

A collaboration of six of Ireland's largest Approved Housing Bodies with the objective to achieve a step 
change in the increased delivery of new social and affordable housing.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Please see attched document for full details 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Please see attched document for full details 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum
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Please see attched document for full details 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Please see attched document for full details 

7. Do you have any supporting data or other material that you would like to upload?

Please see attched document for full details 

Please upload your file
7ca5144e-2d40-49ac-8787-852ec0fc94a7/Housing_Alliance__Housing_for_All__submission_4.5.21.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Supporting Recovery – Building more homes for more people 

 

The Housing Alliance is a collaboration of six of Ireland’s largest Approved Housing Bodies (AHBs): 

Clúid Housing, Circle Voluntary Housing, Co-operative Housing Ireland, Oaklee Housing, Respond and 

Tuath Housing. The core collective objective of the Housing Alliance is to achieve a step change in the 

increased delivery of new social and affordable homes, and this is the key focus of our submission.    

 

The Housing Alliance views the increased scale of delivery of social and cost rental housing by the 

Approved Housing Body (AHB) sector as crucial to alleviating the housing crisis. We see our role in the 

‘Housing for All’ strategy as working together with Local Authorities and other State stakeholders as 

well as the private sector to identify and address any barriers or challenges to delivering more homes. 

The Housing Alliance views Government investment in social and affordable housing as an investment 

for future generations and an important driver of economic activity as Ireland seeks to recover from 

the pandemic. Our goal is to deliver housing at best value and to provide first-class services to tenants.  

 

We welcome the Government commitment to ensuring that housing is made more affordable for all. 

We also welcome measures to prevent and address homelessness and that it is rightly placed as a top 

priority for Government. We strongly support Housing First, as a way to helping to end homelessness 

and the mortgage to rent scheme as a valuable tool in preventing homelessness.  

 

We also see the development of environmentally friendly housing utilising sustainable building 

methods as central to the delivery of energy efficient homes. The retrofitting and decarbonising of 

existing social homes is another big priority for AHBs. The need for the provision of high speed, 

affordable broadband for social homes nationwide is seen as another priority to ensure that social 

tenants can avail of all the employment, educational and economic benefits the internet can offer.  

 

The Alliance positively welcomes the Commission on Housing, which we believe could underpin the 

formation of a long-term and sustainable housing policy. We look forward to playing our part.  

 

3 Key Asks  

1. Increase the supply of public, social, and affordable housing via not-for-profit sector 

We strongly believe that State funded social and affordable housing should only be undertaken by the 
not-for-profit sector via Local Authorities and Approved Housing Bodies, whilst recognising that the 
private sector can play a key role in supporting development delivery at fair and reasonable prices. 

We wholeheartedly back increasing the social housing stock by a minimum of 50,000 homes over five 
years, with a firm emphasis on new builds. We ask that Government commits to the provision of €1.5 
billion capital funding for the AHB sector to use to leverage private finance in order to deliver at least 
50% of the overall minimum target, or 25,000 homes.   
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We ask Government to ensure that the aim of delivering additional social and affordable homes is 

paramount when finalising regulation and that regulation should not inadvertently inhibit the scaling 

up the output of new homes. We look forward to a proportionate statutory regulation regime. 

 
We support an increase in Part V from 10% social to a minimum 20% Social & Affordable. We ask that 
discretion remains with Local Authorities to determine the breakdown of social and affordable homes, 
based on local housing need and desired tenure mix but it is never less than 10% social and that 
flexibility for Councils to complete off-site deals is permitted, providing value for money is obtained.   

We ask for VAT and development levies to be waived for AHB’s on capital investment costs for the 
delivery of social and affordable homes in order to reduce the overall cost of production.   

To support the objective of delivering value for money via the AHB sector we ask that the Department 
works with the AHB sector to achieve a reclassification to non-profit institutions serving households 
(NPISH) status and to identify and make the necessary changes to achieve this goal.   

2. Defining & Delivering Affordability  

 

We request that Government define ‘affordability’ and that the definition is clearly differentiated from 

Cost Rental terminology. Our recommendation is that the term ‘affordable’, be measured as a 

percentage of a household’s income used to pay rent, such as no more than 30% of net income. 

 

To support Cost Rental building we request the allocation of a dedicated budget for the next five years. 

Due to the increased risks for AHBs, we propose a safety net for AHBs in a permanent Cost Rental 

scheme as a risk mitigation measure. This would allow for the possibility of significant open market 

rent reductions, presumably the ultimate policy aim, which could by default make cost rental homes 

potentially uncompetitive on price and hard to let in the future.  Additionally, we ask for VAT to be 

waived for AHBs on the construction and delivery of cost rental and affordable homes to further 

improve affordability and reduce rents to consumers.    

 

3. Environmental Sustainability  

With the help of government, the Housing Alliance and wider AHB sector aims to rise to the challenge 

of decarbonising homes. Retrofitting homes to improve energy efficiency will not only help to 

eliminate fuel poverty and reduce the carbon footprint of AHB’s over the long-term, it will also boost 

the economy in the short-term.   

We ask for VAT on capital investment costs to improve the energy efficiency of homes in order to 

create warmer and healthier homes for all tenants to be waived for AHBs coupled with a commitment 

to subsidising energy upgrading costs in AHB housing stock though continued grant funding from SEAI.      

 

4th May 2021 
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Contribution ID: c4cd992c-0a43-4ed6-b4a8-5ae6eb14d186
Date: 04/05/2021 17:47:38

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not beuntil 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer
every question – you may choose to answer all of the questions or only those which are relevant to
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

COPE Galway

2. Briefly describe your organisation?
300 character(s) maximum

COPE Galway is a Galway charity with a vision for a Community where every person is valued, cared for
and supported at every stage of life.
We provide essential support services for people who are homeless, women and children experiencing
domestic abuse and older people.

3. Having regard to the housing objectives set out in the , what otherProgramme for Government
key objectives should be considered? How should these objectives be prioritised?

3000 character(s) maximum

Achieving targets and successful programme implementation requires real collaboration, participation and
consultation. This consultation, with its limited time frame, word count and specific questions does not reflect
a vision of participation. The Programme for Government states it will hold referendums on housing (PfG.
120). While this reference is vague, it is imperative to immediately enshrine the right to housing in the
constitution. Putting in place a minimum level of protection, recognising that a home is vital for a person’s
dignity and ensuring that decisions and actions protect this Right to Housing should be a fundamental part of
Government objectives.
It is important to note that to ‘tackle homelessness’ (PfG.54) does not equate to ending homelessness.
COPE Galway welcomes that the new policy statement and action plan, “Housing for All” is now being
developed on a Whole of Government basis.  Ending the housing and homelessness crisis requires a Whole
of Government approach. Ending homelessness not only requires the provision of suitable affordable
accommodation but also requires tackling the economic and societal issues and system failures that lead to
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homelessness.
The objective of increasing the social housing stock by more than 50,000, with an emphasis on new builds,
must also be prioritised.  However, it must be noted that while there are currently 61,880 households on the
social housing waiting list nationally, this figure does not include the numbers with a housing need currently
being supported by HAP. As the Programme for Government also commits to “Reduce our reliance on the
use of HAP for new social housing solutions, as the supply of social and public housing increases”(PfG.56),
increasing social housing stock must be at the required level to ensure adequate supply for current demand,
future demand and to decrease reliance on HAP.
COPE Galway note that one objective is to work with the private sector to ensure that an appropriate mix
and type of housing is delivered nationally(PfG.54). COPE Galway are concerned as to how affordability can
be put at the heart of the housing system while also working with the private sector. The private sector is
involved in the delivery of housing with the goal of making a profit.  It views housing as a commodity.
The State must ensure all its citizens have access to affordable homes. Social and affordable housing must
be provided by the State through Local Authorities and Approved Housing Bodies (AHB).  The State should
have overall responsibility for the delivery of social, cost rental and affordable housing via this route.
Therefore, priority should be given to ensuring that local authorities are central to delivering housing.  COPE
Galway welcomes the objective of putting affordability at the heart of the housing system(PfG.54).  This
necessitates moving away from dependence on the private market and ensuring the delivery of social
housing by local authorities and AHBs.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private
rental and private homeownership) and household types (e.g. single person households &
families)? What short or long-term actions should be taken to increase the scale and speed of
delivery and improve approaches to delivery of housing?

3000 character(s) maximum

The most recent Residential Land Availability Survey (2014) indicated that the amount of land nationally that
could be developed under the phasing schedule under relevant Development or Local Area Plan amounts to
17,434 hectares.  This could theoretically enable the construction of over 414,000 dwellings. Under the
Government's Rebuilding Ireland online housing land map, information is detailed on over 700 local authority
and housing agency-owned sites as well as 30 sites owned by other public bodies capable of supporting
some 50,000 homes (https://www.oireachtas.ie/en/debates/question/2018-09-27/6/). Galway has an acute
shortage of affordable one-bedroom accommodation, resulting in little or no options for single people and
couples who wish to live alone. The preferred choice of accommodation for many of the people who avail of
our homeless service is to live alone. For many who are dealing with challenges in their lives associated with
past traumas, mental health and addiction, living alone in one bed units is a necessity in the interests of
sustaining a home and preventing a reoccurrence of homelessness. This acute shortage of one bed units
presents a significant challenge in Galway and the Western Region in respect of the successful delivery of
Housing First.
There is currently an over-reliance on HAP which, as mentioned above, leaves individuals vulnerable to the
precarious nature of the private rental market and, due to high rent levels, many find it difficult to secure
appropriate and affordable accommodation within HAP levels.
There is a lack of suitable appropriate social housing to meet the needs of a diverse population.  Local
authorities need to increase the delivery of social housing through building. Within Galway, the proposed ring
road has a negative impact on City Council's land bank availability for social housing development.

5. What actions should be taken, in order of priority, to ensure that housing is available for all
sectors of society, including our ageing population and people with disabilities?

3000 character(s) maximum
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It is important to note that home is more than a physical structure. It is our place of warmth, security, safety,
family, work and community.  Therefore any objectives, in order to be achievable, must work in tandem with
objectives regarding community, health, transport, employment and so on; essentially other objectives within
the Programme for Government must be implemented concurrently with housing objectives.
Providing housing for those assessed and deemed in need of social housing has to be prioritised.  The
building of new and additional social housing units, using universal design principles, for all household types
and sizes based on local authority housing needs assessment, should be prioritised so that waiting lists can
be effectively tackled.
We know that for families, spending a long time in emergency accommodation is not appropriate or
acceptable with risks of institutionalization and such situations being detrimental to a child’s development.
Through our work with families we know that some families who have high support needs will likely remain in
emergency accommodation for extended periods of time.  These require alternative responses such as
introducing a Housing First Programme for families.
Ensuring that housing is available for all sectors of society means ensuring that it is affordable for all.  This
requires focusing efforts on increasing social and affordable housing supply. Too many households are
vulnerable to the precarity of the private rented market.  A shift away from dependence of the private
housing sector to provide social housing supports needs to be prioritised.
COPE Galway believes that a housing policy specifically for older people should consider a planning
requirement whereby all housing developments be compelled to deliver a number of units designed
specifically for the needs of older people.
Ireland’s older population is increasing, thus presenting new challenges in the areas of healthcare, pensions
and housing. We must plan for these challenges now. While life expectancy in Ireland has increased, not all
additional years gained are lived in good health. COPE Galway has long believed that for many older people
most supports can be provided in their own home. To age in your own home requires adequate and properly
resourced health supports. As the home care system currently operates, services can be limited and waiting
lists long. The Government has committed to increase homecare hours and introduce a Statutory Homecare
Scheme.  COPE Galway considers that a nutritional assessment should be included in the proposed
Statutory Homecare Scheme.
Housing adaption grants are vital in supporting older people to live in their own home for longer, funding
needs to be increased.

6. Do you have any further comments on the development of the Housing for All policy and action
plan that you would like to add?

1500 character(s) maximum

COPE Galway welcomed Rebuilding Ireland at the time of its publication and has been supportive of it
throughout the period of its implementation.  However, since its introduction, we have witnessed an
increased prevalence of rough sleeping on our city streets, an increase in families presenting as homeless,
the normalisation of tourist accommodation as a response to the emergency accommodation needs of some
and the introduction of family hubs in an effort to reduce the number of families in tourist accommodation
and the increased dependence on the private sector to provide social housing supports. It was only with the
emergence of COVID-19 that we saw an end of the use of dorm-style accommodation for homeless people
in Galway during the winter months. COPE Galway feels that Housing for All must set realistic achievable
targets to end homelessness. Unfortunately, we have too much experience working with the impact and
consequences of policy failure and the failure to hit targets.  This needs to change.

7. Do you have any supporting data or other material that you would like to upload?

yes
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Please upload your file
149e7161-bcc8-47df-a9c5-ead1a876e33c/Housing_for_all_04052021_final.docx

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

pdf

Contact

housingforall@housing.gov.ie
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Introduction and Background 

COPE Galway is a local charity that provides a range of services to some of the most vulnerable and 
isolated people in Galway. The services we provide are across three main areas:  

• Homeless Service

• Domestic Abuse Service for Women and Children

• Service for Older People

Our vision is for a community where every person is valued, cared for and supported at every stage 
of life. We work to achieve this by providing essential supports for people at challenging times in 
their lives, and by advocating for systemic change to remove the root causes of inequality and 
disadvantage that constrain the wellbeing and development of individuals, families and 
communities.  

Our mission is to make a positive difference by empowering people, creating change, and 
strengthening communities. We understand, respect, and respond to the needs of those who 
struggle with the challenges of homelessness and domestic abuse, and we support older people 
towards healthy and active ageing. The response to the current COVID-19 pandemic crisis has 
clearly demonstrated that where there is political will, great things can be done for the common 
good. The pandemic is also revealing how vulnerable many in our society are and that it is our 
collective responsibility to ensure all in our society feel safe and secure. 

Over the last number of years and prior to the COVID-19 pandemic, we witnessed the emergence of 
long term rough sleeping in Galway and the use of tourist accommodation as a response for 
extended periods of time to the needs for newly homeless households such as single people, 
couples and families. Rents are unaffordable and unsustainable for many and there is limited social 
housing supply.   We continue to see the commodification of housing. 

With the emergence of the COVID-19 pandemic crisis COPE Galway, working in close cooperation 
with Galway City Council, mobilised quickly to ensure that we responded to people who needed 
accommodation. It is important to acknowledge this would not have been possible without the 
dedication and sacrifice of our frontline staff across our homeless and housing services. Our staff 
were responsive and flexible and mobilised to ensure services stayed open and that additional 
emergency accommodation provision was properly and professionally operated. This necessitated 
changing how we worked and for many, this involved working longer or extra shifts to ensure 
homeless individuals were kept safe. 

The majority of families becoming homeless are emerging from the private rental sector. Many 
different steps need to be taken to stem the flow of households into homelessness and to move 
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households out of homelessness including introducing legislation protecting the rights of tenants to 
remain in situ when a property is being sold, introducing measures to make housing affordable and 
increasing supply with a particular focus on building more social housing.  

Housing for All provides an opportunity to build on what we learned during the COVID-19 pandemic 
and to set targets that can truly make a difference to those with whom we work and support. 

Submission. 

Having regard to the housing objectives set out in the Programme for Government, what other 
key objectives should be considered? How should these objectives be prioritised? 

Putting affordability at the heart of the housing system means viewing housing not as a commodity 
but as a necessity, the foundation of and at the core of all our lives. It is also important to note that 
equating the increase in housing delivery to affordability does not necessarily hold true.  With over 
74,000 homes delivered between 2017 and 20201 there has been little or no impact on housing 
affordability.  In Galway City during the last quarter of 2020 the average price for a home was 
€317,235 compared to €265,238 at the beginning of 20172.  Similar patterns can be seen with rents, 
with the average rent in Galway City havening been €996 in 20173 while in 2020 it was €1,3704. 

In order to put affordability at the heart of the housing system there must be an increase in social 
and affordable housing.  COPE Galway welcomed the Programme for Government commitment to 
prioritise the increased supply of public, social, and affordable homes and Increase the social 
housing stock by more than 50,000, with an emphasis on new builds5. 

According to the Social Housing Needs Assessments 2020, there were 61,880 households on waiting 
lists for social housing nationally. Of this number, 2,789 were on the social housing list across the 
two Galway Housing Authorities6, not including those with a housing need being met through HAP. 
Therefore, the committed number of social housing units in the Programme for Government will 
not adequately meet current and future social housing need. It is important to note here that the 
Programme for Government also states that in order to address standards, affordability and security 
for renters, it will “Reduce our reliance on the use of HAP for new social housing solutions, as the 
supply of social and public housing increases”7. 

114,407 + 18,072 + 21,087 + 20,676. Figures taken from various CSO sources 
2 The Daft.ie House Price Report. 2017 Q1 
3 The Daft.ie Rental Price Report. 2017 Q1 
4 The Daft.ie Rental Price Report. 2020 Q4 
5 Programme for Government –Our Shared Future. 2020.54 
6Summary of Social Housing Assessments 2020.10 
7 Programme for Government –Our Shared Future. 2020. 56 
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The objective of increasing the social housing stock by more than 50,000, with an emphasis on new 
builds, must also be prioritised.  However, it must be noted that there are currently 61,880 
households on the social housing waiting list.  This figure does not include the numbers with a 
housing need currently being supported by HAP. As the Programme for Government also commits 
to “Reduce our reliance on the use of HAP for new social housing solutions, as the supply of social 
and public housing increases”, increasing social housing stock must be at such a level to ensure 
adequate supply for current demand, future demand and to decrease reliance on HAP. A 
Commitment to deliver 50,000 social housing units does not imply determination to reduce 
dependence on HAP.  HAP, costing €1,063,514 in the period between its introduction in 2014 and 
May 20208, does not represent value for money in the view of COPE Galway.  Budget 2021 
increased funding for the HAP to €558 million9.  

COPE Galway welcomes the Programme for Government commitment to ensure that local 
authorities are central to delivering housing10. Across the two local authorities in Galway, in 2020, 
313 social housing units were delivered through construction.  Of these 157 were local authority 
builds11.  To put this into perspective on the night of March 21st 2021, COPE Galway accommodated 
184 households through transitional, emergency accommodation, family hubs, own door self-
contained units and tourist accommodation12. The number of social housing units built by the 
council in 2020 would not meet the housing needs of all those currently accommodated by COPE 
Galway. Social Housing is the preferred housing options for the majority of those we are working 
with.  

Housing for All must work with local authorities to improve local authority social housing delivery 
and address any barriers that are impeding delivery. When working with local authorities it is also 
important that this commitment must extend to ensuring all local authorities draw down and spend 
all Traveller accommodation funding.   

8Compiled from data provided by Murphy, E. response to parliamentary question from O’Broin, E. Housing Assistance 
Payment DáilÉireann Debate, 
Tuesday - 16 June 2020 Available at https://www.oireachtas.ie/en/debates/question/2020-06-16/1057/#pq_1057 
Accessed 06/07/2020 
9https://www.citizensinformation.ie/en/money_and_tax/budgets/budget_2021.html 
10 Programme for Government –Our Shared Future. 2020.54 
11https://www.gov.ie/en/collection/6060e-overall-social-housing-
provision/?referrer=http://www.housing.gov.ie/housing/social-housing/social-and-affordble/overall-social-housing-
provision#local-authority-build 
12 Figures made up of 79 single people and 65 families were supported by COPE Galway plus an additional 40 single 
people were accommodated by COPE Galway in a range of transitional community based shared houses in Galway see 
https://www.galwaydaily.com/news/homelessness-has-not-gone-away-says-cope-galway/ . 
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COPE Galway note that one objective is to work with the private sector to ensure that an 
appropriate mix and type of housing is delivered nationally13. COPE Galway are concerned as to how 
affordability can be put at the heart of the housing system, while also working with the private 
sector. The private sector is involved in the delivery of housing with the goal of making a profit.  It 
views housing as a commodity. 

For example, when examining a Public Private Partnerships in terms of a housing development, the 
private sector is reluctant to take on risk and assumes that the property market will continue to 
grow.  It can lead to a failure to deliver which ultimately leads to a heavy cost for those seeking 
improvements in housing14.  Dr Rory Hearne noted in 2018 that there were major issues with some 
Public Private Partnerships including poor construction and the de-prioritising of social objectives to 
suit the needs of developer and private finance. If the development fails it is individuals and 
communities that suffer15.  

A 2020 report from the Society for Chartered Surveyors found that the delivery cost of a new three-
bed semi-detached home in a private development was €371,311, an increase of €41,000 over the 
previous four years. If developed by a local authority the three-bed unit should cost between 
€210,000 and €230,000 to deliver.  The Society for Chartered Surveyors believes the Government 
should begin a large-scale public-sector house building program via local authorities to take 
advantage of a probable softening in construction costs over the coming years16.  

The State must ensure all its citizens have access to affordable homes. Social and affordable housing 
must be provided by the State through Local Authorities and Approved Housing Bodies.  The State 
should have overall responsibility for the delivery of social, cost rental and affordable housing via 
this route. Therefore, priority should be given to ensuring that local authorities are central to 
delivering housing. COPE Galway welcomes the objective of putting affordability at the heart of the 
housing system.  This necessitates moving away from dependence on the private market and 
ensuring the delivery of social housing by local authorities. 

In terms of the objectives mentioned in the Programme for Government, it is important to note that 
to ‘tackle homelessness’17 does not equate to ending homelessness. While there has been some 

13 Programme for Government –Our Shared Future. 2020.54 
14Reeves, E. 2013, "The Not So Good, the Bad and the Ugly: Over Twelve Years of PPP in Ireland", Local government 
studies, vol. 39, no. 3, pp. 375-395 
15 Dr Rory Hearne. Presentation to Oireachtas Joint Committee on Housing, Planning and Local Government November 
9th 2018. 
https://data.oireachtas.ie/ie/oireachtas/committee/dail/32/joint_committee_on_housing_planning_and_local_govern
ment/submissions/2018/2018-11-14_opening-statement-dr-rory-hearne-maynooth-university_en.pdf 
16Society for Chartered Surveyors .The Real Cost of New Housing Delivery SCSI Cost of Housing Delivery Report 2020 
17 Programme for Government –Our Shared Future. 2020.54 
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decrease in the numbers in emergency accommodation over the past year, in particular in the 
number of families, it is clear that during the lifetime of the previous Rebuilding Ireland policy, 
homelessness manifestly worsened. In July 2016 there were 152 adults, and 69 children from 27 
families homeless in the Western Region while in February 2021 this figure stood at 279 adults, and 
120 children from 52 families.  Within this we are seeing increasing numbers of younger people and 
older people. COPE Galway welcomes that the new policy statement and action plan “Housing for 
All” is now being developed on a Whole of Government basis.  Ending the housing and 
homelessness crisis requires a Whole of Government approach. Ending homelessness not only 
requires the provision of suitable affordable accommodation but also requires tackling the 
economic and societal issues and system failures that lead to homelessness. 

The Programme for Government priority of Reducing and preventing homelessness is important. 
However actions such as  “Move away from dormitory-style accommodation on a long-term basis 
and aim to provide suitable tenancies” and “Increase funding for drug-free hostels”18, while 
extremely important for the dignity, safety and security of those who access them, can be viewed as 
admission that homelessness is here to stay. As said previously ‘tackle homelessness’ does not 
equate to ending homelessness, ‘Housing for all’ must include an overarching objective to end 
homelessness and in parallel with this improve services and accommodation. With the emergence 
of COVID-19, COPE Galway recognized that some of homeless accommodation provision was 
unsuitable in the context of keeping a vulnerable population in Galway safe. We closed our dorm-
style accommodation and moved to single occupancy, en-suite rooms of a much higher standard.  
This, in our opinion, should be considered the level of accommodation provided to those 
experiencing homelessness. A roadmap for the ending homelessness should be drawn up, including 
timescales for the ending of dorm, congregated and unsuitable homeless accommodation, to using 
single room occupancy and own-door accommodation for those who become homeless. From a 
COPE Galway perspective other aspects that need to be addressed include addressing the high 
levels of homelessness among young Traveler families and having a coherent and sustainable 
approach to address the needs of non-HRC migrants sleeping rough on the streets. 

COPE Galway, as a member of the Irish Coalition to End Youth Homelessness, has long advocated 
for a dedicated youth homelessness strategy and are pleased to see a commitment in the 
Programme for Government to “Develop a National Youth Homelessness Strategy”19.  This should 
be a priority. Over the last five years the number of young people aged between 18 and 24 
becoming homeless in Galway has increased. In February 2016 there were 8 young people being 

18 Programme for Government–Our Shared Future.2020. 55 
19Programme for Government–Our Shared Future.2020. 55 
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accommodation by homeless services in the Western Region20.  This had increased to 56 in 
February of this year21. Young people are still maturing at this age, and experiencing homelessness 
at this time can have a long-term impact.  Any strategy must address policies that disadvantage 
young people and establish prevention and early intervention measures and implement a national 
Housing First for Youth Programme22. 

COPE Galway welcomes the commitment to “Improve the supply and affordability of rental 
accommodation and the security of tenure for renters”23. We were particularly pleased to see a 
commitment to legislate for tenancies of indefinite duration and increasing RTB inspections and 
enforcement24. As part of the emergency response to the COVID-19 pandemic, there was a total 
ban on rent increases. While COPE Galway welcomed this measure, it failed to address the issue of 
what we consider were already excessively high rent levels.  For many households we work with, 
most have come into homelessness from the private rental sector. Housing for All must start the 
process of addressing affordability and security of tenure as a priority in order to prevent more 
households entering homelessness.  

Developing a cost rental model was a key action of Rebuilding Ireland, repeated in the Programme 
for Government.  In Budget 2021, €35 million is available to Approved Housing Bodies (AHBs) to 
deliver approximately 350 cost rental homes in 2021 at rates which are at minimum 25% below 
open market values. An additional 50 cost rental units are also due to be completed this year 
supported by the Department’s Serviced Sites Fund25 . COPE Galway welcomed the approval in 
principle for Ireland’s first Cost Rental Homes, but feel delivery targets needs to be at levels that 
ensure adequate provision. Housing for All should ensure Cost Rental Homes are provided at levels 
to ensure adequate provision and provide timeframes for delivery. 

What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

The most recent Residential Land Availability Survey, published in 2014, indicated that the amount 
of land nationally that could be developed under the phasing schedule in relevant Development or 

20The Department of the Environment, Community & Local Government Homelessness Report February 2016 
21Department of Housing, Local Government and Heritage Monthly Homelessness Report February 2021 
22 For more details see Irish Coalition to End Youth Homelessness. Proposals for the Youth Homelessness Strategy. 
Available at https://www.endyouthhomelessness.ie/assets/files/pdf/coalition_to_end_youth_homelessness_-
_youth_homelessness_strategy.pdf 
23 Programme for Government –Our Shared Future. 2020.54 
24 Programme for Government–Our Shared Future. 2020. 56 
25 Programme for Government–Our Shared Future. 2020. 56 
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Local Area Plans amounts to 17,434 hectares.  This could theoretically enable the construction of 
over 414,000 dwellings.  In Galway City, the report notes the availability of 303 hectares with the 
potential of delivering 6,317 dwellings and in Galway County local authority 257 hectares with the 
theoretical potential of  enabling the construction of  5,727 dwellings26. The Government's 
Rebuilding Ireland housing land map details information on over 700 local authority and Housing 
Agency-owned sites, as well as 30 sites owned by other public bodies capable of supporting some 
50,000 homes27. While the figures may have dated, Housing for All must increase delivery of 
housing across tenures with public lands utilised for social and affordable housing. COPE Galway 
also welcomes reports that under proposed new legislation, 20% of new developments will be social 
and affordable housing28. We also note the publication of the Land Development Agency Bill 202129.  
COPE Galway recommends that in order to increase social housing levels, the Land Development 
Agency must prioritise the construction of social homes on public lands. 

Within Galway there is a considerable lack of affordable one-bedroom accommodation, resulting in 
little or no options for single people and couples who wish to live alone. The preferred choice of 
accommodation for many of the people who avail of our homeless service is to live alone. The 
preferred choice of accommodation for many of the people who avail of our homeless service is to 
live alone.  For many who are dealing with challenges in their lives associated with past traumas, 
mental health and addiction, living alone in one bed units is a necessity in the interests of sustaining 
a home and preventing a reoccurrence of homelessness. The acute shortage of one bed units 
presents a significant challenge in Galway and the Western Region in respect of the successful 
delivery of Housing First. 

The Government must show commitment through ‘Housing for All’ to increasing social housing 
building across the nation, ensuring there is an appropriate mix of housing to suit the diverse needs 
of those on social housing waiting lists.   

26 Residential Land Availability Survey 2014 SUMMARY REPORT February 2015 
27 Land Availability Dáil Éireann Debate, Thursday - 27 September 2018 Available at 
https://www.oireachtas.ie/en/debates/question/2018-09-27/6/ 
28 Ryan, P . Gataveckaite, G. March 02 2021. ‘One in five new homes will be required to meet social and affordable 
housing needs’. Independent.ie. Available at https://www.independent.ie/irish-news/one-in-five-new-homes-will-be-
required-to-meet-social-and-affordable-housing-needs-40147556.html 
McGee, H. Apr 15, 2021, Harry McGee ‘Housing Minister wants to double affordable and social homes in new 
developments’. The Irish Times. Available at https://www.irishtimes.com/news/politics/housing-minister-wants-to-
double-affordable-and-social-homes-in-new-developments-1.4538751  
29 Rebuilding IrelandFebraury 2021.’ Minister O’Brien publishes Land Development Agency Bill 2021’. Available at 
https://rebuildingireland.ie/news/minister-obrien-publishes-land-development-agency-bill-2021/ 
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There is currently an over reliance on HAP, which as mentioned above leaves individuals vulnerable 
to the precarious nature of the private rental market and due to high rent levels many find it 
difficult to secure appropriate and affordable accommodation within HAP levels. 

What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities 

It is important to note that home is more than a physical structure, it is our place of warmth, 
security, safety, family, work and community.  Therefore, any objectives, in order to be achievable, 
must work in tandem with objectives regarding community, health, transport, employment and so 
on; essentially other objectives within the Programme for Government must be implemented 
concurrently with housing objectives.  

Providing housing for those assessed as in need of social housing has to be prioritised and the 
building of new and additional social housing units, using universal design principles, for all 
household types and sizes based on local authority housing needs assessment should be prioritised 
so that waiting lists can be effectively tackled.   

Our homeless services are regularly at capacity. We are reliant on private emergency 
accommodation such as B&Bs to address the accommodation needs of newly-presenting homeless 
households and a number of people continue to rough sleep in Galway. We understand that 
homelessness can be a traumatic experience and should be a brief moment in a person’s life.  
However, for many, without the option of appropriate move on accommodation, they will become 
long term homelessness. COPE Galway recognises this and has worked with the local authorities to 
acquire properties within the community that allow individuals to move from a hostel setting into 
shared accommodation. This fosters an environment of independence and empowerment and, we 
feel, is a more appropriate real-world option to homeless provision rather than long term residing in 
an emergency accommodation environment. We do acknowledge that it is not the solution to 
homelessness, rather an appropriate response.  The solution to homelessness is acquiring a home.  
‘Housing for All’ must address the severe shortage of one-bed accommodation to ensure 
homelessness is as short an experience as possible. 

Through our work with families, we know that spending a long time in emergency accommodation 
is not appropriate or acceptable. There are risks of institutionalization and such situations being 
detrimental to a child’s development. We understand that in certain situations, some families who 
are homeless will likely remain in emergency accommodation and have high support needs.  These 
situations require alternative responses such as introducing a Housing First Programme for families. 
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Ensuring that housing is available for all sectors of society means ensuring housing is affordable for 
all.  This requires focusing efforts on increasing social and affordable housing supply. Too many 
households are vulnerable to the precarity of the private rented market.  A shift away from 
dependence of the private housing sector to provide social housing supports through HAP and RAS 
needs to be prioritised. 

COPE Galway believes that a housing policy specifically for older people should consider a planning 
requirement whereby all housing developments be compelled to deliver a number of units designed 
specifically for the needs of older people. 

Ireland’s older population is increasing, thus presenting new challenges in the areas of healthcare, 
pensions and housing. We must plan for these challenges now. While life expectancy in Ireland has 
increased, not all additional years gained are lived in good health. COPE Galway has long believed 
that for many older people most supports can be provided in their own home. To age in your own 
home requires adequate and properly resourced health supports. As the home care system 
currently operates, services can be limited and waiting lists long. The Government has committed to 
increase homecare hours and introduce a Statutory Homecare Scheme, a nutritional assessment 
should be included in the proposed Statutory Homecare Scheme.  Housing adaption grants are also 
vital in supporting older people to live in their own home for longer, funding needs to be increased. 

Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add? 

COPE Galway welcomed Rebuilding Ireland at the time of its publication and has supported its 
implementation.   However, since its introduction, we have witnessed:  

• an increased prevalence of rough sleeping on our city streets,
• an increase in families presenting as homeless.
• the normalization of tourist accommodation as a response to the emergency

accommodation needs of some.
• the introduction of family hubs.
• the increased dependence on the private sector to provide social housing supports.

It was only with the emergence of COVID-19 that we saw an end of the use of dorm-style 
accommodation for homeless people in Galway during the winter months. COPE Galway feel that 
Housing for All must set realistic achievable targets to end homelessness. Unfortunately, we have 
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too much experience working with the impact and consequence of policy failure and the failure to 
hit targets.  This needs to change.   

COPE Galway as part of a broad coalition of the homeless and housing organisations which 
commissioned a study by a panel of international experts to examine the lessons that can be taken 
from the homeless pillar of Rebuilding Ireland. The study will be published later in 2021 and will be 
available to assist the Department and other stakeholders in the implementation and roll out of 
homelessness dimension of 'Housing for All'. 

Achieving targets and successful implementation require real collaboration, participation and 
consultation. This consultation, with its limited time frame, word count and specific questions does 
not reflect a vision of participation. COPE Galway believes that those we work with, clients and staff 
included, are experts by experience, we believe the voice of those we work with should be at the 
centre of all our work. In line with this, COPE Galway asked clients and colleagues for their 
reflections on the upcoming strategy. as they are key stakeholders in previous and any future 
housing and homelessness we have included their voice, views and opinions. The details of the 
wording of the questions asked are provided below and the main themes have been summarized. 
These reflect the views of staff and clients in homeless and housing services, and may not reflect 
the views of COPE Galway. 

We asked clients and staff, considering the goals set out in the Programme for Government, what 
other goals should be considered, what do you think is the most important? 

Feedback that came back from clients and staff of COPE Galway, was the need for the delivery of 
suitable social and affordable housing is important and needs to be prioritised. With the delivery of 
social housing there is also a need to provide support services.  New housing should be designed to 
fit the profile of need of those on social housing waiting lists. 

Ending the use of tourist accommodation, as it is not suitable and can be damaging in relation to 
isolation and mental health. This was also something that was noted in terms of stays in emergency 
accommodation; such stays should be no more than 6 months. It was noted that emergency 
accommodation can institutionalise and can have adverse effects on mental health. Housing First 
was noted as a positive programme that needs to be expanded. 

The need for adequate and fully resourced mental health and primary care teams was noted, with 
services being adaptive and understanding of the needs of clients. The concern that those with dual 
diagnosis were falling through gaps in services was also shared. 
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We asked, what are the main barriers to the delivery of housing? What actions should be taken to 
improve the delivery of homes? 

One of the main barriers that came back from clients and staff was the shortage of affordable 
accommodation available, with little availability in terms of one bed accommodation and it was felt 
that social housing waiting lists are too long. Other areas include the reliance on HAP; many felt 
rents were too high for those on HAP and that it was not attractive to landlords. 

We asked, what do you think should happen to ensure that housing is available for all?  In terms 
of importance what do you think should happen first? 

Making housing affordable was a common theme in the responses to this question.  This included 
building more suitable social and affordable housing including one-bed accommodation and 
lowering rents. Regulation and enforcement in the private rented market was considered 
important. The need for suitable homes to be provided was also highlighted; homes should be 
adapted for the elderly and those who are disabled. Incentives should be provided to free up vacant 
property and offered to older people to transfer to smaller more suitable property. 

We asked, is there anything else you would like to say regarding the new housing policy and plan? 
Are there any reflections you would like to make regarding the last plan? 

There was a variety of feedback in relation to this including the making rents affordable and 
improving services for those who are homeless. It was also noted that targets are not being met and 
that many policy objectives were unrealistic and unattainable. The need for increased social housing 
including housing for single people and Housing First was reiterated. Retrofitting homes for the 
elderly and bringing vacant housing back into circulation were also highlighted. 
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Peter McVerry Trust

2. Briefly describe your organisation?
300 character(s) maximum

Peter McVerry Trust is a national housing and homeless charity which provides low-threshold entry services, 
primarily to younger people and vulnerable adults with complex needs, and offers pathways out of 
homelessness based on the principles of the Housing First model.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

With regards to the Programme for Government and the Section – Housing for All Peter McVerry Trust 
would like to make the following observations.

Homelessness:

Housing First – The Programme for Government sets out a commitment to grow and expand the use of 
Housing First, this is a welcome goal. PMVT would propose the increasing of Housing First targets to ensure 
people who would benefit from the model are included and that the new revised targets be set out over the 
lifetime of the Housing for All strategy to give NGOs the ability to plan and take into account the need for 
housing units for the programme. 

Reuse of Existing Emergency Accommodation Facilities – As the number of people in emergency 
accommodation declines, thought should be given to the reuse of existing emergency accommodation 
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centres. In particular support should be forthcoming to pilot reuse projects that shift existing hostels into 
social and affordable housing, particularly one- and two-bedroom housing units. Such schemes could offer 
additional housing supply and make use of assets already in the ownership of Local Authorities and 
Approved Housing Bodies.

Traveller Homelessness Strategy - Travellers are over represented in homelessness in Ireland. In the 
Programme for Government there is no explicit reference to traveller homelessness. Peter McVerry Trust 
believes a specific sub-strategy is required to better address this issue and follow on from additional 
supports offered to other cohorts such as care leavers in recent years. Any such strategy would be closely 
and appropriately linked to better provision of traveller specific and traveller informed housing delivery. 

Planning and Reform:
SI30 of 2018 – Peter McVerry Trust has formally written to the Minister for Housing seeking an extension of 
SI30 of 2018. This SI has resulted in PMVT securing numerous additional projects for the delivery of one-
bedroom apartments for use as social housing under long term leasing. Extending the scheme and ensuring 
that the Housing Agency play a more active role in this area would see more one-bedroom accommodation 
delivered and more under the ownership model rather than via long term leasing. 

Empty Homes Tax – As part of the reform of CPO legislation bring forward an empty homes tax or levy to 
avoid situations arising whereby individuals, companies and institutional investors leave residential 
properties in areas of need vacant for years negatively impacting property supply and prices, as well as 
communities that suffer from negative issues arising from long term dereliction

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Obstacles in the delivery of Social Housing
The primary obstacles to the delivery of social housing for the homeless special needs category are ;
-        Limited availability and competition for housing development opportunities
-        Costs and costs constraints under CAS thresholds
-        Challenges in securing appropriate housing type mix including continued under supply of one-bedroom 
homes

Actions – Social Housing Delivery
Land:
The Land Development Agency to take adequate account of the need for special needs housing and 
supports in masterplan developments across the country, to include Housing First, Care Leavers etc.
The LDA to consider the need for small scale housing schemes that deliver a quantum of units in line with 
needs of special needs AHBS and to secure land opportunities as presented and as appropriate.
To develop a multi-annual land and buildings use plan combining the work of the LDA, Local Authorities and 
other state agencies to identify and plan the appropriate use of such land and buildings to include the 
provision of housing for special needs group including people impacted by homelessness. 
To identify gaps in the availability of land versus social housing needs assessment and to allow the Housing 
Agency/LDA to pursue and secure options to meet unmet need in each area. 
CAS Costs Thresholds
To note that the current CAS thresholds for the scheme have not been updated since Q1 2019, this restricts 
the delivery of projects given the significant rise in costs of construction and inflation in price of second-hand 
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properties. To note that there also significant increases in building materials in recent months due to Covid. 
Appropriate Housing Mix in Larger Schemes:
Ensure that larger both Local Authorities and AHBs providing units at significant scale include housing units 
that mix a broad range of housing needs and cohorts and that no significant development in an urban area 
should go without units for disability, elderly, homeless, traveller, care leavers etc. Importantly that large 
schemes include an appropriate proportion of one-bedroom accommodation to ensure the undersupply of 
such units is tackled. 
Reusing Existing Buildings:
There remains significant scope to maximise the use of existing vacant buildings be they commercial or 
residential. In order to stimulate greater availability of opportunities the advancement of an Empty Homes 
Levy or Tax should be re-considered to avoid situations arising where individuals’ companies or institutional 
funds are allowed acquire and leave vacant properties without penalty. Such practices undermine any 
reasonable effort to deliver a sustainable housing system, reduce availability or means of delivering housing 
supply, inflate property prices, give rise to issues affecting communities such as anti-social behaviour.  
Reusing such buildings would deliver new social homes in urban areas at significantly reduced levels of 
carbon than compared with new build construction.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Housing for All should set out ambitious plans to effectively and sustainably tackle homelessness. 
Thankfully, there has been a substantial reduction in the official number of people in homeless 
accommodation since early 2020. Taking advantage of the positive momentum could generate more positive 
outcomes and lead to further reductions in homelessness.
PMVT would propose targeting specific geographic areas or cohorts with a view to effectively reaching 
functional zero on homelessness for certain areas or groupings. For example, setting a time bound target for 
all local authority areas with fewer than 50 people in homelessness to reach a figure of 10 or less people in 
homelessness. Similarly, the Housing for All could target all those aged 65 and over to eliminate OAP 
homelessness as a principle around dignity of our elderly population. 
In terms of prevention, a whole of Government response is required to put in place stronger responses to the 
issues that give rise to greater risk of homelessness. This will require significant input, new programmes and 
supports from key departments such as;
-        Social Protection
-        Education
-        Employment
-        Children
-        Health
Housing Supply:
-        Extend the SI30 of 2018 for a further 2 years.
-        Increase the availability of one-bedroom homes in state funded housing schemes
-        Analyse Part V for the delivery of one-bedroom homes
-        Increase CAS construction and acquisition thresholds
-        Ensure all large scale social housing schemes plan for inclusion of special needs groups including 
homeless.
-        Improve the delivery of housing for the traveller community
-        Ensure that Local Authorities recognise better quality, more sustainable housing units when setting 
leasing values to push the private sector to deliver better housing
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6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

PMVT welcome the development of the Housing for All policy statement. We believe that central to the 
success of a sustainable housing system that works for all is a State led model of delivery underpinned by 
the central nature of the Local Authority. The role of AHBs in the Irish housing system will only continue to 
grow as markets forces diminish the possibility for the private sector to deliver both social and affordable 
housing.
The Housing for All policy statement should reflect at its core the right to housing and should set out a date 
to hold the referendum on the right to housing, coinciding with the 50th anniversary of Ireland’s signing of the 
ICESCR. 
The Housing for All Policy document should balance the possibility of reusing existing building stock with the 
need to build new and pay particular attention to how we unlock sustainable urban living in upper floors not 
just for social housing but affordable housing too.
Finally, the Housing for All policy statement should recognise the value and impact of Housing First as a 
means of tackling chronic and long term homelessness and set ambitious far reaching targets for the model 
in Ireland

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

National One Parent Family Alliance

2. Briefly describe your organisation?
300 character(s) maximum

We are an alliance of 9 groups collaborating on issues for lone parent families. We are Barnardos, Children’s 
Rights Alliance, FLAC (Free Legal Advice Centres), Focus Ireland, National Women’s Council, One Family, 
Society of St Vincent de Paul, SPARK (Single Parents Group) and Treoir.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1.        There needs to be a clear commitment to end homelessness.

2.        A comprehensive review of the statutory definition of homelessness to ensure it reflects the changing 
face of homelessness. This should include a review of the statutory framework for access to emergency 
accommodation, including rules around local connection, residency requirements, and a legal underpinning 
to prevent a re-emergence of one night only accommodation and the practice of self-accommodation. 
 

3.        Specific taskforce to review the impact of housing insecurity on lone parent families as they are 
disproportionately represented in homelessness. There should be two distinct strands. Firstly, there needs to 
be an examination of additional housing supports needed for lone parent families, to consider their unique 
challenges. Secondly, there also needs to be a review of government policies that would support the housing 
needs of separating parents, that would help prevent either party entering homelessness. This should 
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include consideration of a reintroduction of Mortgage Interest Supplement that would support children to 
remain in the family home. It should also examine the impact of assessing mortgage payments as 
maintenance payments.
 
4.        Ensure high standards in emergency accommodation, including an evaluation of the use of family 
hubs and ensure accommodation offered to families exiting emergency accommodation is of high standard, 
adequate size and suitable for the needs of the family. Minimum energy efficiency standards in the private 
rental sector and energy retrofitting of local authority housing stock would address high rates of energy 
poverty among lone parents.

5.        Security for tenants when landlords evict to sell or move a family member into a property. Incentivise 
sales of properties with tenants in-situ. Where tenants are at risk of homelessness due to a notice to quit, a 
prevention plan must be used to ensure they do not enter emergency accommodation.  
 
6.        An ongoing review mechanism of rent subsidies which ensures HAP and rent supplement levels 
reflect real market rents, allow for affordable levels of renters’ contributions and eliminate ‘top-ups’ to ensure 
an individual's rent contribution/ top up is within a defined threshold to ensure ongoing affordability. 

7.        In the case, where a family home is sold, both parties can be left without enough to purchase a new 
home. They have reduced means as a family, they are generally older and with a shorter mortgage term 
available to them. For many, they will not be able to buy again and are left relying on the precarious private 
rental market as they get older. A relaxation of rules, to allow separating families to access the same 
government schemes as first-time buyers, could reduce the risk of homelessness for separating families and 
individuals. It is important any changes to rules are clearly signposted both for eligible parties and for those 
administering housing supports and schemes.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

1.        A referendum on the Right to a Home is needed to remove some of the constitutional blockages on 
property rights which prevent the optimal use of available resources for the delivery of housing units. 

2.        The role of the Housing Commission should be clearly defined to ensure long-term delivery blockages 
are identified and addressed in context of 20-year strategic plan for housing. 

3.        Most European member states use the ETHOS Light Classification of homelessness which has six 
operational categories: people living rough, emergency accommodation, homeless accommodation, those in 
non-conventional dwellings, and those with family and friends due to a lack of housing. Of the six categories 
used by other member states, Ireland only calculates its homelessness figures based on two categories: 
those in emergency accommodation and homeless accommodation such as hostels. Without good data and 
a definition that captures a the more complete picture of homelessness, it is not possible to ensure policies 
adequacy respond to the needs of people experience homelessness and housing insecurity. 

4.        We must reduce our reliance on the use of HAP through measures and targets which ensure the 
supply of new social housing built by LA and AHBs. Set a target that 20% of the overall housing stock is in 
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permanent social housing and end the policy that those in receipt of HAP are deemed to have had their long-
term social housing needs met.      

5.        Many family law orders allow for the family home to be retained until the youngest child turns 18. This 
means a non-custodial parent may retain an interest in the family home but derive no material benefit. In 
addition, a court order may require them to discharge the mortgage on the family home, leaving insufficient 
resources for their own housing needs. They are not entitled to go on housing list and don’t qualify for HAP.
Conversely, if the custodial parent leaves the family home, they are deemed to retain a beneficial interest in 
the family home and are not entitled to housing support (unless domestic abuse is proven) and they are at 
risk of homelessness.

6.        Recognition that new social housing needs to be built at scale and in sustainable communities, not 
only for the benefit of people on the housing list, but as a measure which will reduce upward pressure on 
rents by reducing the number of HAP tenancies, and by reducing distorting effect of local authorities 
competing with private individuals for acquisition or long-term leasing of existing available 

7.        We must ensure that in developing cost rental, the LDA is appropriately dividing available public land 
between cost rental and public housing to urgently reduce the number on housing list and in homelessness 
over the next five years.  

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Specific concerns for lone parent families.

1.        A report (Distressed Mortgages, Labour, 2011) showed in 2009 that the average household claim for 
MIS cost €4,079 per claimant household, whereas the average payment under the Rent Supplement was 
€5,490 per household. It is economically more efficient to keep people in their own homes. Due to low 
interest rates, and higher rent, it is likely that this gap has increased significantly, and the argument is even 
stronger. 
Budget 2014, MIS closed to new applicants. It means after family separation, the custodial parent, who may 
have not been working or on minimal hours because of childcare, gets no help towards a mortgage. If they 
are on social welfare, they must pay the mortgage from their social welfare income, which can lead to 
arrears and ultimately into the private rental market (at higher cost to the state) and at greater risk of 
homelessness.
This has come into stark focus again during Covid-19, as PUP recipients who can avail of enhanced rent 
supplement, but no help towards a mortgage. 
2.        In cases where there are mortgage arrears and a partner has left the family home, the partner 
remaining cannot use the Mortgage Arrears Resolution process. It means, even in cases where the person 
can pay the mortgage and the lender is satisfied with restructuring the mortgage, the residential family 
cannot proceed without the consent of the other mortgage holder. 

3.        If a court orders a non-custodial parent to discharge the mortgage, this mortgage payment is treated 
as maintenance payments by social welfare. There is a housing disregard of €95.23 per week, but as the 
housing disregard has not increased in over 20 years, it does not accurately reflect current housing costs. In 
many cases, the custodial parent will forgo a mortgage payment so s/he can get a social welfare payment for 
their day-to-day needs. This will eventually lead to a possession order, entry to the private rental market and 
places the family at risk of homelessness.
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4.        As rent supplement is governed by SWA rules, all means are assessed. One of the conditions of 
OPFA/ JST payments is that recipients seek maintenance. Recipients will submit a maintenance order to 
Social Welfare. Social Welfare deducts the first €95.23 of maintenance from any rent supplement ordered, 
regardless of whether maintenance is received or not. This can lead to rent arrears and possible eviction
/homelessness because of missed maintenance payments.
5.        The availability of civil legal aid is severely limited. Lone parent families of limited means often must 
attend court unrepresented in matters related to housing. In addition, civil legal aid is not available for cases 
heard in the RTB or  Social Welfare Appeals.  It results in an inequality of arms for those who are compelled 
to represent themselves. Civil legal aid must be expanded to cover hearings in the RTB and Social Welfare 
Appeals. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Homelessness is particularly devastating for families – it causes trauma, contributes to malnutrition and can 
do life-long damage to children. 
 
Families that are homeless have different needs to single people – they need child support workers, 
supports with schooling, childcare, nutrition, homes with bedrooms and links to schools. The new strategy 
should reflect the specific needs of families.
     
Policies must be developed in recognition of the requirement to fully uphold its obligations under 
international law protecting the rights of the child.
 
The Public Sector duty requires public bodies to consider the human rights and equality impact of policies, 
services, procedures, and practice.  The strategy should show how the duty has influenced the development 
of the strategy and be reflected in the outcome. Compliance with the Public Sector Duty must be evident in 
the strategy and should show how the requirements of the Public Sector Duty will be met. 
     
We need a rights-based approach to housing and homelessness that recognise how fundamental housing is 
to our ability to engage fully in education, employment, and society. A person-focused approach to housing 
and homelessness must be embedded in the strategy.  
 
A governance structure for implementation of the strategy is important with agreed timeframes, targets, 
metrics, and goals, and ongoing evaluation which is communicated with other agencies, departments, 
stakeholders and organisations. 

7. Do you have any supporting data or other material that you would like to upload?

Yes - Link Here - https://www.childrensrights.ie/sites/default/files/submissions_reports/files/Home%
20Works%20Study%20on%20the%20Educational%20Needs%20of%20Children%20Experiencing%
20Homelessness%20-%20Full%20Report.pdf

Please upload your file
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What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All”
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Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

HSE National Disability Services

2. Briefly describe your organisation?
300 character(s) maximum

HSE National Disability Services oversee services provided to those with physical, sensory, intellectual 
disability and autism in community, day, respite and residential settings.  Services are delivered through a 
mix of HSE direct, voluntary section 38 / 39 and private providers.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

•        Deliver homes to Universal Design standards.  Ensuring new and refurbished social housing properties 
are completed to UD standards and that significant targets are set for all private developments.
•        Reference  and commitment to the UNCRPD is needed  
•        Intentional planning for people with disabilities  is needed similar to the objectives for the ageing 
population.  The Programme for Government and Housing For All policy provide many references to the 
provisions and planning for older people recognising changing housing need over a person’s lifetime and 
based on changes to mobility, access to community and other support needs and family composition.  This 
needs to be mirrored for people with disabilities. 
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4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

From the perspective of HSE Disability Services and representing the experience of the disabled people we 
support:
Main Obstacles  
•        The lack of appropriate accommodation-. Internal features such as universal design, accessibility, 
additional space for equipment/support needs and external features such as  transport links, outside space, 
located close to amenities.
•        HIQA regulation of any location deemed to be a disability residential setting can drive up the cost of 
housing provision when additional environmental features are required to achieve regulatory compliance. .  
This makes people with a disability or the service provider less attractive tenants to landlords  due to the cost 
and work involved. 
•        Disabled people may not be seen as prospectively “good tenants” by the private rental market due to 
concerns over capacity, role of the support services and concerns that properties will be vacated due to 
changing/fluctuating health . 
Actions needed
•        Tenancy regulation and the recognition of rights of person with a disability to hold tenancy and have 
capacity.  This needs to be actively promoted and supported 
•        All homes should be subject to “building regulations” including fire safety in rented properties  and  the 
service element or supports  subject to service regulation only. 
•        Configuration of accommodation that supports co-habitation of non-familial people  and/or people who 
require in- home support ( full or part time basis)
•        More individual accessible accommodation that is internally configured from UD perspective but also 
located strategically to support independence and  inclusion in thriving communities. 
•        Long term planning and multi-annual investment and a house-building programme based on Disability 
Capacity review to deliver housing in response to known demographic needs.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

Strengthen  the National Housing Strategy for People with Disabilities  and introduce greater  cross 
departmental commitment to align government and national policies and the resources attached to housing 
and support services. 

Develop an overarching sustainable inclusive communities piece that overarches older people  and disabled 
people, recognising all citizens as part of mainstream society.  This should be embedded in county 
development plans and planning regulation.

Develop the housing options approach for people with disabilities similar to older persons.  Building on the 
Housing Disability Steering Group  strategic plans  and securing greater resources to step-up capacity and 
delivery. 

Review and update all public schemes and grants to increase accessibility for people with disabilities 
including families where one member of the household is a person with a disability  to support sustainability 
in their homes or in new homes in their community.   This will recognise the  value of supporting people to 
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remain in their own home within their own community and part of their natural support network. 

Provide a clear pathway and rolling investment to support significant adaptation , use of Assistive 
Technology, use of equipment that requires maintenance , building of extensions etc  that require substantial 
“up front” investment but provide long term sustainability for people with disabilities in their own homes
/communities .  

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

It is recommended that the following actions feature in the new policy:
•        Action to pilot the development of an intentional / sustainable mixed community housing project 
•        Action  to create a pilot of smart communities, utilising advanced AT in housing projects  and 
community wide AT supports in new developments
•        Prioritise and plan for the population of younger people currently living  in nursing homes  who wish to 
live in the community with clear delivery targets.
•        Commitment  is needed to the delivery of sufficient housing stock on a year to year basis to align with 
the forecasted demand for housing for people with disabilities captured in the  Disability Capacity Review ( 
circa 400 homes per annum) 

7. Do you have any supporting data or other material that you would like to upload?

The HSE Disability Services recommends that as part of the review process the following reports are 
considered.  These files are too large to upload.
•        UN Convention of the Rights of People with Disabilities
•        Wasted Lives: Time for a better future for younger people in nursing homes Ombudsman report 
•        Department of Health. Forthcoming. ‘Disability Capacity Review to 2032 - A Review of Disability Social 
Care Demand and Capacity Requirements up to 2032’. Dublin: Department of Health.
*  Time to move on from Congregated Settings : A Strategy for Community Inclusion  www.hse.ie
/timetomoveon/

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
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Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P
 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Institute of Professional Auctioneers and Valuers (IPAV)

2. Briefly describe your organisation?
300 character(s) maximum

IPAV represents over 1400 qualified licensed auctioneers, property service providers, estate agents and 
valuers. Known as ‘The Voice of Auctioneers & Valuers in Ireland’, IPAV is the only Irish body solely catering 
for the professional and educational requirements of Auctioneers and Valuers. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1. Establish a Housing Commission - IPAV since 2013 has been asking that a Property Council be set up 
comprising of members from the property sector. 

2. Attract construction workers to return home - Clearly, meeting the country’s housing needs will fall way 
short of the 35,000 plus per annum units needed due to Covid-19 and other factors. 

3.Remove VAT of new homes for a period - We need to bring the cost of housing down and not increase the 
amount of borrowing for First Time Buyers (FTB) and other purchasers. VAT does not apply to new housing 
in Northern Ireland or the UK. For those who secure new homes by way of mortgage finance, must pay VAT 
as an upfront cost, and continue to pay interest on that VAT for the lifetime of the mortgage. 

4. Extend the Help-To-Buy scheme to second-hand homes - This simple initiative would take pressure off 
purchasers to purchase only new builds and allow them the option to purchase a second-hand property to 
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enjoy the same tax back refund as FTB.

5. Radically overhaul the conveyancing process principally through the introduction of a ‘‘The Legal Sellers 
Pack for Buyers Bill 2021’  IPAV has already drafted this bill which will be brought through the Dáil by Deputy 
Sean Canney TD after the summer recess. 

6.Overhaul the planning system to reduce the huge time delays between applying for planning permission 
and the start of construction. County Councils need to zone more land for building throughout the country 
instead of de-zoning land.  There needs to be more houses built in rural areas to accommodate the influx of 
people now working from home. The planning refusals and local needs for one-off housing needs to be 
examined especially under the Flemish Decree.  

7.Review the current Residential Tenancy Acts with a view to introducing a far simpler, and user-friendly 
system to reduce the current exodus of private landlords from the system.

8. RPZ - The policy of allowing first time rental of new property to be outside the PRZ needs to be 
abandoned as it is causing the continuation of higher rents through the availability of comparable 
information. 

9. Vacant properties need to be considered as a real alternative to new housing for FTB’s especially vacant 
residential and commercial premises in our rural towns. The GEO Directory identifies some 95,000 of these 
properties. IPAV recently carried out a small local survey and using those figures to come up with a nation 
figure we believe there could be as many as 125,000 vacant properties. These properties need to be brought 
back into the housing living stock and now the amount of people working from home has provided is an 
excellent opportunity to immediately tackle the problem. 

Additional Information on points 1 – 9 is available in Appendix 1

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

As far back as October 2014, in IPAV’s Pre-Budget Submission 2015 (which is enclosed) we highlighted in 
item 8 the need for a Rent-To-Buy Social Housing Scheme (RTBSHS). The advancement of the current 
standalone rental scheme over 20/25 years while is helpful for the current crisis is not the answer in the long 
term. There has to be a purchase element linked and built into this scheme, if not we will find ourselves back 
in the same situation after the 20/25-year term has elapsed with all the rents paid out and not one extra 
property purchased.

IPAV made two proposals in its Pre-Budget Submission 2015

These proposals are still relevant today but need some modernisation. It appears now that thousands of 
private landlords have exited the market but there are new players, we are now speaking about international 
pension funds buying into the social housing leasing schemes. These investors from Germany, Singapore 
Amsterdam, London, Zurich, USA and J.P. Morgan, are examining the social housing leasing schemes in 
Ireland not because they love us but because the present deal is too good to pass up.

We have allowed and continue to allow the current International Funds and Professional landlords to remain 
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outside the RPZ when they purchase a new property hence keeping rents excessively high in Ireland. Every 
time they buy a new property, they can charge whatever rent they can get for it as they are creating 
Comparables. These Comparables is what determines the rents for private landlords and tenants and also 
the current social housing leasing scheme that other institutional pension funds are queuing up to take 
advantage of. 

These schemes are a good idea, but we need to add in the purchase of the rental properties over the term 
for the Irish taxpayers.

IPAV proposes very simply:

A)        Closing the door on the exemption of new properties from the RPZ.
B)        The Formulation of Rent-To-Buy Social Housing Scheme (RTBSHS)

The value of these properties can be agreed at open market value (OMV) on the day the scheme comes into 
play and instead of a mortgage as in our scheme proposal of 2014, an equal share of this OMV can be 
spread and paid over each year. The government get very little tax from these international investors in 
comparison to private Irish landlords. 

Additional Information on the above is available in Appendix 1

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

We have included a submission by a business trading in Naas, Co Kildare on the Naas Local Area Plan 2021
/2027. The targets in this plan on current estimates will be reached by 2023. If this situation is allowed to 
continue throughout the country, the target of 35,000 new homes will never be meet. Local Area Plans need 
to be frozen for a period until national figures are in line with the current building targets and working from 
home requirements are considered and can be built in nationally. 

The answers to Question 3 and 4 outline some of the major impediments to delivering an adequate housing 
programme. In regard to the aging population and people with disabilities, an accurate survey should be 
undertaken as to the exact housing requirements of both these cohorts. Without this information, it is very 
difficult to plan for them in any meaningful way. In this regard, the representative bodies for older people and 
people with disabilities should be consulted. Retirement villages should be considered as a real option to the 
retirement homes of today, which can accommodate people from a much younger age that will use the 
different accommodation facilities and services as they move through their older age and death. 

Incentives should be offered to builder/developers to make housing disability-friendly, and with a percentage 
of all schemes designed with older people in mind. Given the aging profile of the Irish population, this will be 
become more acute in the future.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum
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The answers to the above questions are just some highlights of IPAV’s proposals on housing and related 
matters. IPAV has made numerous submissions on various aspects of housing to the Government in recent 
years, both in Budget submissions, submissions to the Department of Housing, Local Government & 
Heritage and to relevant Oireachtas Committees.  These are readily available if required from info@ipav.ie 

7. Do you have any supporting data or other material that you would like to upload?

Yes, please see 6 supporting documents; appendix 1;appendix 2; appendix 3;appendix 4;appendix 5;
appendix  6

Please upload your file
8f30756c-b54b-4be1-a827-7746c9bad4a9/IPAV_Submission_04.05.21_-_Appendix_1_-_Housing_For_All.
pdf
ca0dec67-3c1f-44da-a7c7-0ed9b174ddea/IPAV_Submission_04.05.21_-_Appendix_2_-
_Review_of_Rebuilding_Ireland_Action_Plan_for_Housing_and_Homelessness_-
_IPAV_Submission_August_2017.pdf
518453f7-ab70-4330-856e-3a658fac6fd9/IPAV_Submission_04.05.21_-_Appendix_3_-_IPAV_Pre-
Budget_Submission_2015.pdf
8cd94392-ec2c-478a-8c62-a13e3280cafa/IPAV_Submission_04.05.21_-_Appendix_4_-_IPAV_Pre-
Budget_submission_2021.pdf
b22811da-ec24-46e4-94d3-551f12f33528/IPAV_Submission_04.05.21_-_Appendix_5_-
_Rebuilding_Ireland_-_Strategy_for_the_Rental_Sector_-_IPAV_Submission_November_2016.pdf
8c5dbd49-c7cd-4792-bdb5-6c302f23645c/IPAV_submission_04.05.21_-_Appendix_6_-
_SF_O_Reilly_Naas_Local_Area_Plan_2021-2027.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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This appendix forms part of IPAV’s response to the Stakeholder Consultation on “Housing for All”, to support 
IPAV’s answers to the Department’s Survey Questions submitted online. 
 
The Institute of Professional Auctioneers & Valuers (IPAV) was established in 1971 as a representative 
professional body for qualified, licensed auctioneers, property service providers, estate agents and Valuers. It 
is the only Irish representative body catering solely for the professional and educational requirements of 
Auctioneers and Valuers. Among its aims are the representation of its members at national and European level. 
IPAV currently has more than 1,400 members and one of its primary objectives is to protect, advance and 
promote professional standards and competence among its members.  IPAV is known as ‘The Voice of 
Auctioneers & Valuers in Ireland’. 
 

1. Programme for Government: “Housing for All” - Key Objectives To be Considered 
The “Housing for All” section of the Programme for Government sets out a number of largely generalised 
aims and targets.  IPAV believes these must now be broken down and translated into practical goals and 
targets.  In addition, IPAV wishes to propose the following measures: 
 
1. Establish a Housing Commission 
IPAV since 2013 has been asking that a Property Council be set up comprising of members from the property 
sector whose members would advise the government on issues inside the housing and wider property sector.   
 
The final paragraph of the Programme for Government (p66) states the Government “will establish a 
Commission on Housing to examine issues such as tenure, standards, sustainability and equality of life issues 
in the provision of housing.” IPAV urges that the immediate establishment of this Commission is now more 
urgent than ever. It should be much broader in its remit than outlined, represent all stakeholders and examine 
all aspects of housing.  It would provide regular reports and advice on issues such as planning, density levels, 
and building standards, supply/demand issues, building costs, land acquisition, property prices and the rental 
market. Crucially, it would monitor the progress of the work of the newly established Land Development 
Agency (LDA) and the planning regulator and would guard against and identify solo runs or knee-jerk reactions 
that may address one or two urgent problems but fail to address the medium and long-term sustainability 
issues of the Irish property market. 
  
2. Attract construction workers to return home 
Clearly, meeting the country’s housing needs will fall way short of the 35,000 plus per annum units needed 
due to Covid-19 and other factors. Firstly, in the post-pandemic period, effort must now be given to ramp up 
residential house construction and to take whatever action is necessary to ensure costs in the sector do not 
escalate further. A critical factor is the lack of qualified tradespeople in the construction industry. Innovations 
such as the enticement of workers back from abroad through tax incentives etc. should be considered as an 
urgent priority.   
 
3. Remove VAT of new homes for a period.  
We need to bring the cost of housing down and not increase the amount of borrowing by FTB and other 
purchasers. VAT does not apply to new housing in Northern Ireland or the UK. With VAT, those who secure 
new homes by way of mortgage finance, must pay VAT as an upfront cost and continue to pay interest on 
that VAT for the lifetime of the mortgage.  
 
Currently, according to the Central Bank of Ireland, Ireland’s weighted average interest is more than double 
that of the euro area average. The removal of VAT needs to be done in agreement with builders in such a way 
that the saving does accrue to buyers and not simply add to builder/developer profits. It can be done with 
the help of an allowable claim back from the Government by the builder after a sale is closed. 
 
4. Extend the Help-To-Buy scheme to second-hand homes.  
This simple initiative would take pressure of purchasers to buy a new home only, and would allow purchasers 
their tax back when they buy a Secondhand Home either.  
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5. Radically overhaul the conveyancing process  
Principally through the introduction of a ‘Seller’s Legal Pack’. IPAV has already drafted ‘The Legal Sellers 
Pack for Buyers Bill 2021’ this bill will be brought through the Dáil by Deputy Sean Canney TD after the 
summer recess. This is a badly needed step to eConveyancing which the government should set up through 
the PRA and all parties such as Banks, Solicitors, and Auctioneers etc. who could all feed into the process. 
Presently it can take up to 15/25 weeks to compete a sale from the property going sale agreed to the deeds 
been transferred.  

 
6. Overhaul the planning system  
To reduce the huge time delays between applying for planning permission and the start of construction. This 
applies, in particular, to local authorities.  
 
There is a need to have the Planning regulator on the same page as planners. Co Councils need to zone more 
land for building throughout the country instead of de-zoning land.  There needs to be more houses built in 
rural areas to accommodate the influx of people returning home and working from home.  The planning 
refusals and local needs of one off housing needs to be examined especially under the Flemish Decree.   
 
7. Review the current Residential Tenancy Acts  
With a view to introducing a far simpler, and user-friendly Act that both tenants and landlord can understand.  
 
8. RPZ 
A) The policy of allowing first time rental of new property to be outside the PRZ needs to be abandoned as its 
causing the continuation of higher rents through the availability of comparable information.  
 
B) When RPZ was introduced, private landlords, many of whom were receiving rents well below market rent 
could not and were not allowed to increase their rents to market rent. This leaves it impossible for them to 
sell those properties which are purchased for their yields with tenants paying current under the market rent 
in situ. The landlord has no choice but to evict tenants to sell the property with vacant procession adding to 
homelessness. 
 
C) If the tax treatment between private and commercial landlords is equalized it will also help to stem the 
exodus of private landlords from the market. 
 
9. Vacant properties  
They need to be considered as a real alternative to new housing for FTB’s especially vacant residential and 
commercial premises in our rural towns. The GEO Directory identifies some 95,000 of these properties. IPAV 
recently carried out a small local survey and using those figures to come up with a national figure we believe 
there could be as many as 125,000 vacant properties. Some of these properties are owned by people on the 
fair deal scheme, and as they are being double or tribble taxed, they with neither rent nor sell them. These 
properties need to be brought back into the housing living stock and now the amount of people working from 
home has provided is an excellent opportunity to immediately tackle the problem.  
 
The following will help to alleviate the problem:  
 
A) A survey from each County Council area to form a national vacant homes index with the properties with 
the best prospects of becoming livable immediately forming top place.  
 
B) A target for each County Council to bring a percentage of these properties back to production each year.  
 
C) Government grants and loans under the Rebuilding Ireland Home Loan should be extended to cover 
Secondhand buyers, including a reduction of commercial stamp duty of 7.5% to the residential rate of 1% in 
the event of vacant commercial shops been purchased and turned to residential use.  
 
D) An extension of the FTB grant or part of it to Secondhand Buyers.  
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E) An easing of the CBI Macro Prudential rules to allow earners of up to €50,000 to borrow 4.5 times income 
just like under the Rebuilding Ireland Home Loans.  
  
F) A levy on vacant homes if after consultation with the owners on getting the house back to the livable stock 
does not yield results.  
 
G) Broadband services are as important now as rural electrification was in the 1950 or the EEC was in the 
1970’s. A respectable broadband signal need to be rolled out immediately to rural Ireland and the current 
scheme needs to post monthly figures so progress and accountability can be assessed by prospective 
purchasers. 

 
2. Overcoming Obstacles to Deliver Housing Across Tenures & Household Types 
 
There is number of obstacles to the delivery of housing including the lack of suitably qualified tradespeople, 
an over-burdensome planning system, lack of finance at realistic interest rates, etc. 
 
Co-Development plans need to be reviewed through the country and extra land needs to be zoned to allow 
extra building take place. 
 
Local Authorities, in particular, appear to be hamstrung in the construction of houses by a myriad of 
bureaucratic tendering procedures both domestic and European.  These need to be reviewed urgently so that 
local authorities can set to work to deliver residential housing schemes on a realistic timeframe. 
 
As far back as October 2014, IPAV’s Pre-Budget Submission of 2015 highlighted in item 8 the need for a Rent-
To-Buy Social Housing Scheme (RTBSHS). This is very much still the case. The advancement of the current 
standalone rental scheme over 20/25 years while is helpful for the current crisis is not the answer in the long 
term. There has to be a purchase element linked and built into this scheme, if not we will find ourselves back 
in the same situation after the 20/25-year term has elapsed with rents paid out and not one extra property 
purchased. 
 
IPAV made two proposals in its Pre-Budget Submission 2015 
 
1) The Local Authority and the property owner would agree a selling price; the Local Authority would 
agree to pay the seller the equivalent of a mortgage, principal and interest on a monthly basis over a period 
of time to be agreed with the seller. 
 
2) Over the same term as the mortgage agreement the Local Authority and the owner would both sign 
a rental agreement at market rent, minus 10%, with a CPI built in over the term. The rent would be paid 
monthly to the owner. The seller of the property would be given full tax relief on the money received for 
rental purposes, along the lines of the forestry tax allowance. This would provide an incentive for the owner 
of the property to engage in the transaction. 
 
These proposals are still relevant today but need some modernization. Thousands of private landlords have 
exited the rental market but there are new players, we are now speaking about international pension funds 
buying into the social housing leasing schemes. These investors from Germany, Singapore, Amsterdam, 
London, Zurich, USA and J.P. Morgan are examining the social housing leasing schemes in Ireland not because 
they love us but because the present deal is too good to pass up. When these deals are set up they have a 
very marketable product to flip for their shareholders or investors at the expensive of the Irish taxpayer for 
large profits. 
 
We have allowed and continue to allow the current International Funds and Professional landlords to remain 
outside the RPZ when they purchase a new property hence keeping rents excessively high in Ireland. Every 
time they buy a new property, they can charge whatever rent they can get for it as they are creating 
Comparables. These Comparables is what determines the rents for the rest of landlords and tenants and also 
the current social housing leasing schemes that other institutional pension funds are queuing to take 
advantage of. 
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These schemes are a good idea but we need to add in the purchase of the rental properties over the rental 
term for the Irish taxpayers. 
 
IPAV proposes very simply: 
 
A) Closing the door on the exemption of new properties from the RPZ. 
B) The Formulation of Rent-To-Buy Social Housing Scheme (RTBSHS) 
 
The value of these properties can be agreed at open market value (OMV) on the day the scheme comes into 
operation and instead of a mortgage as in our scheme proposal of 2014 an equal share of this OMV can be 
spread and paid back every year to the investment fund. The Government gets very little tax from 
international funds in comparison to traditional private landlords, another reason so many landlords are 
leaving and have left the market.  
   
One of the major fallouts from the Covid-19 pandemic appears to be that many people will work either full-
time or part-time from home in the future.  This is particularly true in the financial and IT sectors. Therefore, 
it would appear that a large percentage of current space, particularly in Dublin and the larger cities, currently 
being developed for office use, could be converted for residential accommodation.  A special Task Force to 
examine this area should be immediately established.  Working above, or close to, the office or from a rural 
IT hub, could become the norm for many workers in the future. 

 
3. Recommended Action to take to provide Housing for all sectors of Society 

We have included a submission by a business trading in Nass, Co Kildare on the Nass Local Area Plan 2021/2027. 
The targets in this plan on current estimates will be reached by 2023. If this situation is allowed to continue 
throughout the country the target of 35,000 new homes will never be meet. Local Area Plans need to be frozen 
for a period until national figures are in line with the current building targets and working from home 
requirements are considered and can be built in nationally.  

 
Regarding the aging population and people with disabilities, an accurate survey should be undertaken as to the 
exact housing requirements of both these cohorts. Without this information, it is very difficult to plan for them 
in any meaningful way. In this regard, the representative bodies for older people and people with disabilities 
should be consulted. Retirement villages should be considered as a real option to the retirement homes of 
today, which can accommodate people from a younger age that will use the different accommodation facilities 
and services as they move through their older age and death.  
 
Incentives should be offered to builder/developers to make housing disability-friendly, with a percentage of all 
schemes designed with older people in mind. Given the aging profile of the Irish population, this will become 
more acute in the future. 
 
This appendix highlights just some of IPAV’s proposals on housing and related matters.  
 
IPAV has made numerous submissions on various aspects of housing to the Government in recent years, both 
in Budget submissions, submissions to the Department of Housing, Local Government & Heritage and to 
relevant Oireachtas Committees.   
 
These are readily available if required from info@ipav.ie 

 
Additional to this Appendix 1, the following documentation was uploaded with IPAV’s online submission: 

- IPAV Submission 04.05.21 – Appendix 2 - Review of Rebuilding Ireland Action Plan for Housing and 
Homelessness - IPAV Submission August 2017 
 

- IPAV Submission 04.05.21 – Appendix 3 - IPAV Pre-Budget Submission 2015 
 

- IPAV Submission 04.05.21 - Appendix 4 - IPAV Pre-Budget submission 2021 
 

- IPAV Submission 04.05.21 – Appendix 5 - Rebuilding Ireland - Strategy for the Rental Sector - IPAV Submission 
November 2016 

 

- IPAV submission 04.05.21 – Appendix 6 - SF O'Reilly Naas Local Area Plan 2021-2027 768
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Date: 04/05/2021 17:58:11

Stakeholder Consultation on “Housing for All”
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social,
affordable, rental and private housing. The Government will seek to address challenges in the sector,
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing whichProgramme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential
services, offering a high quality of life. The provision of more housing across all tenure types has a
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth,
the Government will work with the construction sector to ensure that the number of new build homes
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Association of Consulting Engineers of Ireland (ACEI)

2. Briefly describe your organisation?
300 character(s) maximum

ACEI, established in 1938, is a voluntary, self-regulatory professional body representing the business and 
professional interests of firms and individuals engaged in Consulting Engineering on the island of Ireland. It 
contributes to the development of relevant public policy via a number of fora.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The Association of Consulting Engineers of Ireland (ACEI) welcomes the Budget 2021 provision of €10.1 
billion for capital expenditure, the largest amount in the history of the State.  This clearly indicates the 
Government’s commitment to capital investment and the establishment of a financial framework to build on 
its vision to stimulate the economy post-pandemic.

While recognising this commitment to capital investment, and to the €116 billion spending envelope within 
the National Development Plan (NDP), ACEI believes that level of capital spend should be increased 
further.  The cost of borrowing for capital projects is lower than ever and there is a very real opportunity now 
to develop the required infrastructure to meet the needs of the projected population growth of an additional 
one million people by 2040.  

In particular, ACEI believes that significant investment is still needed in housing, and that it should be a 
priority objective for capital expenditure. ACEI therefore recommends that the Dept: 
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1)        Ensures that local authorities, in partnership with the Land Development Agency, are central to 
delivering housing as an immediate priority and the funding doubled to achieve this.
2)        Enable local authorities to implement a delivery programme of affordable, high quality housing 
through the provision of increased discretionary funding for social housing projects.
3)        Move to increase social housing stock by more than 50,000 in the next five years, emphasising new 
builds, mostly provided by local authorities and approved housing bodies.
4)        Expand the Living Cities Initiative to the Growth Centres designated in the National Development 
Plan (NDP) / Project Ireland 2040 and encourage infill development.

ACEI is further of the view that:
•        Increased capital investment in the following is required for national housing targets to be feasible and 
realistic: Transport, Drainage, Flood Alleviation, Water and Wastewater. These are critical issues in each of 
these where existing infrastructural constraints in many urban areas, identified as major growth centres, are 
preventing planning consent being obtained and stifling both short and long-term project delivery. 
•        Flexibility for development-led solutions would be a helpful provision in relation to local network and 
infrastructural constraints. It is recommended that this is carried out in consultation with local authorities. 
•        Introduction of a mechanism / framework to enable for fair and reasonable offset of costs of developer-
led infrastructural delivery against planning levies and contributions should be adapted. This would help to 
achieve a key objective of the Housing for All policy, i.e. “put affordability at the heart of the housing system”.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

•        The availability of capital infrastructure piece is the biggest obstacle to housing i.e. the ability to free up 
land to undertake housing developments. One of the biggest problems now is the difficulty in getting water 
connections. 

•        Currently there are no tranches of available land and even if there were, there are no plans on how to 
service the land in relation to required services including water, wastewater, roads, telecoms and power.   
Once a local authority ‘zones’ an area for redevelopment it is imperative that there an associated, integrated 
plan on how to service that land.  

•        The establishment of an infrastructure priority list is crucial to identify strategic national, regional, and 
local infrastructure projects that specifically address constraints in urban growth areas identified for future 
population growth and housing delivery. While large infrastructural projects continue to progress, there are 
extensive local network constraints at Local Authority level which are not prioritised or funded. These are 
very real obstacles to planning and development.

•        Current delivery of housing across all types is in the order of 20,000 per year. The construction and 
built environment sectors as a whole will need a co-ordinated approach to achieve the social housing targets 
in the plan, notwithstanding the overall housing need.
 
•        A further potential obstacle to the future provision of housing is in relation to Structural and fire defects 
prior to the introduction of BC(A)R in 2014.  Working groups and committees considering these matters 
should expand their remit to include all defects, especially damp and mould. There are indications that up to 
600,000 people currently live in poor accommodation with leaks, damp or rot. Many defects have also 
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occurred in housing since 2014 and there have been at least 25,000 ‘opt out’ commencement notices which 
may mean that inadequate supervision / certification was provided at the time of construction.

•        A Town Centre First Policy should be supported in terms of regeneration of underutilised / derelict / 
unused city and town centre property.  It is particularly appropriate to cities and large regional towns. 
Typically, town centre regeneration may involve both residential and other commercial uses, and while there 
are huge benefits, the scale of town centre urban regeneration is likely to contribute only a small proportion 
of the overall future housing demand. In the review of Local Authority Development Plans and Local Area 
Plans, appropriate zoning of non-town centre lands need to continue in tandem with the Town Centre First 
Policy in order to meet the future housing targets.
 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

•        There are very few purpose-built schemes for elderly people and even fewer available sites. One of the 
biggest obstacles to people downsizing after their grown-up children have moved out, is the lack of adequate 
sheltered housing with access to medical care. 
•        Retirement villages will be needed to facilitate an ageing population living as independently as possible 
for as long possible.  This kind of accommodation is much more cost effective than nursing home care which 
should only be used as a last resort towards the end of life.
•        There are estimations of approximately 11,000 homes in Ireland being vacant due to owners being in 
long term health care accommodation and not being able to rent out their houses due to punitive taxation. A 
joined-up-thinking approach across a number of government departments could help to alleviate this 
problem. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

•        ACEI made a submission re the LDA Bill in 2019, many points of which are still relevant.

•        Recent Local Authority reviews of County Development Plans & Local Area Plans include some de-
zoning of development designation back to agricultural usage. This should be reviewed and only undertaken 
“as a last resort”.  Many zonings could be retained, with the local authority adopting a core strategy of 
development in a sustainable and sequential fashion that can facilitate the projected significant increase in 
housing deliver required to meet the ambitious 5 years Housing For All targets and objectives. A separate 
Court for Planning and Environment would speed up the process

•        The introduction of an e-submission for planning applications is very welcome and will help to 
streamline the process. 

•        Many strategic infrastructural Capital Investment Projects & Strategic Housing Developments (SHD’s)  
are experiencing significant delivery delays post planning due to a rapidly growing tendency for Judicial 
Reviews (JR). ACEI welcomes proposals to review the Judicial Review process to prevent an abuse of the 
process where trivial or unarguable cases proceed and impede public authorities unnecessarily.   

•        ACEI would also suggest an accelerated screening process of judicial review litigation at the leave 
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stage be adapted to provide an effective filtering process to weed out claims which have no merit or are 
unarguable while at the same time not ruling out genuine claims.

7. Do you have any supporting data or other material that you would like to upload?

Yes. 
1.        ACEI Submission on LDA Bill October 2019
2.        Engineers Ireland State of Ireland Housing Report 2019 https://www.engineersireland.ie/Professionals
/News-Insights/Campaigns-and-policies/Reports/The-State-of-Ireland
3.        CIC Technical Group BC(A)R review paper

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 69098066-855c-4cdf-a9b9-17017d3c091f
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Raise the Roof

2. Briefly describe your organisation?
300 character(s) maximum

A housing campaign comprised of trade unions, housing/ homeless agencies, women’s groups, political 
parties, representatives of older people, children’s advocacy groups, community organisations, student 
unions, Traveller groups and housing experts: https://www.raisetheroof.ie/about-raise-the-roof

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

In the first instance, that public land is retained in public control for the provision of public housing, affordable 
homes to purchase and cost rental units. Current plans around these key elements of housing policy - 
specifically proposals contained in the Affordable Housing Bill and the Land Development Agency Bill - are a 
source of serious concern and, as set out, it would seem highly unlikely that they will deliver on affordable 
homes in sufficient quantity, at the prices required and in the locations where they are needed. 

Thus, neither the Affordable Homes Bill nor the LDA proposals contain no remit or overarching mandate on 
the part of any agency to deliver affordable homes,  no explicit guarantee that the measures will deliver on 
affordability homes and not even a definition of what constitutes affordability. 

To date, the only clarification on this has been vague promises from the Housing Minister to the effect that 
homes would be priced below ‘market rate’. According to research by the Nevin Economic Research 
Institute, the average house price in Dublin had effectively doubled in recent years and stands at some 
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€390,000. Under current Central Bank rules some 85% of the population would not be eligible for a 
mortgage at this level. Market rate or ‘just below’ market rate does not constitute affordability. 

Of equal concern is the fact the proposals on the LDA contain no guarantee that State land will be retained 
in public control and used exclusively for public housing, affordable homes and cost rental. 

The original LDA concept derives from a proposal from the National Economic & Social Council (NESC). 
However the original NESC proposal demanded that public land be retained in public control. 

In addition, proposals around Cost Rental are far to small to have the impact required. 
All serious studies to date on Cost Rental show that delivery must be significantly scaled in order to make 
the impact required. The Affordable Homes Bill, for example, has provision for some 400 Cost Rental units, 
which is entirely insignificant when set against the estimated 300,000 private tenancies in the sector. 

More worrying if the apparent view of the Housing Minister that seems to betray the development of a new 
form of ‘for-profit’ Cost Rental, that is entirely at odds with the normal not for profit model. https://www.
independent.ie/irish-news/news/private-investors-to-be-allowed-make-profit-on-cost-rental-homes-40371547.
html
Current government policy/ legislation must be repurposed and framed or underpinned by 1) a guarantee to 
retain all state land in public control for the provision of public housing, affordable homes and cost rental; 2) 
a clear definition of affordable; 3) a new mandate or remit for all housing policy to deliver affordable homes 
for all. 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The principle problem is that housing policy has been effectively captured by private developers and other 
property interests and all measures are now directed to ensuring that developers are suitably ‘incentivised’ to 
build. 

Between 2008 and 2014, State funding for public housing effectively collapsed, falling by some 88.4%. This 
led directly to a fall in public housing output of over 91%. 

Public housing provision has never recovered. n 2019 the combined build output from all 31 local authorities 
was 2271.The four Dublin local authorities built just 381 homes (DCC figures included 24 Priory Hall 
rebuilds).

he role of the State’s has been constrained to that of incentivising and subsidising the private sector, in the 
misguided belief that developers will then be freed to deliver the appropriate number of homes in appropriate 
locations and at affordable prices. 

This has not happened. We now a yawning ‘affordability gap’, with the majority of households effectively 
locked out of the housing market.

The chronic unavailability of affordable housing leads to additional pressure on an already troubled and 
precarious rental sector and this has caused a massive spike in the cost of the annual subsidy the State 
pays to private landlords in the form of Housing Assistance Payment (HAP) and similar supports. 
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In Budget 2021, more than €1 billion was allocated for all forms of rental subsidy and leasing costs. Overall, 
some 30% of the total national housing budget for 2021 is accounted for by direct subsidies to landlords and 
the leasing of private properties.

This has lead directly to a chronic unavailability of affordable homes to purchase or rent and a severe lack of 
public housing provision. 

Indeed, some prominent housing experts have voiced the belief that at the core of ‘developer-led’ policy is a 
deliberate decision that the State will not compete with private developers.

And that suspicion hardens when it becomes clear that the State can deliver homes at up go half the cost of 
private developers and therefore holds the solution to the affordability crisis entirely within its own hands. 

A February 2021 Irish Times report said figures from the Department of Housing confirmed that “local 
authorities can deliver housing at significantly cheaper rates than the private sector.” 

The report set out figures provided by the Housing Minister, in response to a recent parliamentary question. 

These showed the average construction cost across all local authorities for a two-bed apartment in 2019 was 
estimated at €230,300, with a three-bed house averaging €214,076.

As the state owns land for an estimated 100,000 plus homes, there appears to be no impediment to an 
active state-led programme of affordable and public housing that would help bring the crisis to an end. 

There is no significant obstacle - other than political/ ideological opposition - to the State resuming a leading 
role in housing provision. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

See above

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

See above

7. Do you have any supporting data or other material that you would like to upload?

https://www.nerinstitute.net/blog/back-future-housing
https://www.nerinstitute.net/blog/cost-rental-housing-model-ireland
http://files.nesc.ie/nesc_reports/en/145_Urban_Development_Land_ExSum.pdf
http://files.nesc.ie/nesc_reports/en/150_Housing_Policy.pdf
http://www.nuigalway.ie/chlrp/news/nui-galway-report-supports-large-scale-state-investment-in-cost-rental-
housing.html
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Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 5bb5b3ae-020b-410f-a089-b1c18cddb8fc
Date: 04/05/2021 18:00:10

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Sophia 

2. Briefly describe your organisation?
300 character(s) maximum

Founded in 1997 by Jean Quinn D.W Sophia works exclusively on providing homes as the solution to 
homelessness. It is a Tier 3 AHB with a strategic focus on serving people with complex support needs 
including  people with mental health and addiction  support needs and who are also  homeless.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

1.        Housing with Support:
The “Housing with Support” is a model supported by the Local Authorities, the HSE & the Local Authority. 
There’s significantly more people being supported in this model across than in the other models  of service 
delivery. Sophia's Housing Stability Data for 2020 illustrates that over 90% of the cases referred to Sophia 
remained out of homelessness through a Housing with Support model.
2.        Housing with Support for Families:
Sophia works in a niche where the families that are referred to it by the Local Authorities not only need to be 
provided with housing but they also need to receive specific support. This support is critical to successfully 
supporting families to merge out of homelessness. Any strategy that aims to assist families with multiple 
needs to successfully move out of homelessness must invest in providing  support so that these  families 
don’t relapse back into homelessness.
3.        Adapting Housing First to an Irish Context:
Sophia was an early pioneer of the principles & values outlined in Housing First. Sophia’s collaborative 
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partner Midlands Simon Community organised the first National Housing First conference in the state that 
was opened by then Minister for State with Responsibility for Housing, Jan O Sullivan & key note speakers 
were Dr Sam Tsemberis & Dr Eoin O’Sullivan.  However, Sophia has learnt from its own practice & from 
observing models across the E.U that there is a better way to adapt housing first for the Irish Context. An 
example of this can be seen in the Sophia Sean McDermott Street Project in Dublin which is funded by the 
DRHE & the H.S.E. In this project couples with a history of homelessness & who also present with multiple 
needs were offered a home of their own with intensive visiting supports. The main difference from the 
Housing First model as developed by Dr Tsemberis is that the homes offered are on a single site as 
opposed to being on a scattered site. In 2020 the housing stability levels in this project was 98%
4.        National Quality Standards Framework for Homelessness:
The development of NQSF for Homeless Services is a very welcome development but these standards need 
independent oversight which should ideally be carried out not by the commissionaires of services but rather 
by an agency whose sole remit is to access the level of compliance with the NQSF. State funding should be 
dependent on reaching an acceptable level of service delivery. On site reviews, review of case files & key 
working notes, interviews with Service Users should be cornerstones to ensure that quality services are 
being delivered to people in homeless services.
5.        Phasing out the use of  Family Hubs:
Having families living on a temporary basis in Family Hubs where they have to share common areas is not a 
satisfactory solution to the housing needs of families. There is a risk that Family Hubs will become a part of 
the permanent infrastructure within homeless services.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Capital Assistance Funding:
The CAS process needs to be reviewed so that is can lead to the delivery of homes in a quicker timeframe.  
The timeframes from  Stage 1 of the  CAS  application being made by an AHB to the getting to Stage 4 
simply takes too long. Sophia would be willing to participate in a working group aimed at reviewing the 
current process.

One Bed Units:
In many regions 1.5 bed units or 2 bed units can be sourced easier than one bed homes, flexibility should 
exist to allow AHBs to acquire these units so that homes for single people who are homeless can be 
sourced. 

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum
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The Voice of people with direct experience of homelessness in Government Policy:

Beyond set piece communications pieces arranged by Service Providers, the voice of people with direct 
experience of homelessness is rarely brought forward so that those responsible for policy formation at a 
national level can consider their feedback.
The feedback of those who have experienced or who are experiencing homelessness would be a valuable 
and essential resource to the Department of Housing, Local Government and Heritage.
Sophia and its collaborative partner the Midlands Simon Community have invested in building Service User 
participation. Sophia would be willing to work with the DHLGH so that there is direct access to this feedback 
when developing policy.
Trauma-Informed Care
The majority of people who have been homeless have been negatively impacted by the experience of being 
homeless. Prior to becoming homeless there is a large cohort of people who have been negatively effected 
by social exclusion, poverty & early childhood trauma.
The DHLGH’s Housing First Manual recognises the existence of Trauma and the need to respond 
appropriately. The Trauma Informed Care model needs to be a central part of how homeless service 
respond to the needs of Service Users. Commissioners of homeless services should ensure that each 
Service  Provider  has a competency in delivering Trauma-Informed Care and State funding needs to be at a 
sufficient level that supports these type of interventions.

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Contribution ID: 45b4a957-2e8d-46c7-afe8-ee07e76ceaef
Date: 04/05/2021 18:01:15

          

Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Hibernia REIT plc (Hibernia)

2. Briefly describe your organisation?
300 character(s) maximum

 Hibernia is an Irish real estate investment trust headquartered in Dublin which was established in late 2013 
and is listed on Euronext Dublin and the London Stock Exchange. Our portfolio, which consists of both 
investment properties and development sites, was worth c.€1.5bn as at 31 March 2021.  

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The principal obstacle to the increase in supply of new homes is viability.  In essence this viability is caused 
by the fact that due to current cost structures it is difficult, if not impossible, to deliver new homes at prices 
that purchasers can afford while generating an appropriate return to the home construction sector. This 
mismatch of cost and affordability is particularly pronounced in the apartment sector in respect of which 
various authoritative reports (by SCSI and Linesight) have set out the extent of the cost differentials. 

The clear and logical prioritisation of the construction of apartments and other higher density housing unit 
typologies in order to promote compact growth is a key aspect of the Government’s spatial policy.  However, 
as Government and Central Bank recognise that this mismatch cannot be resolved by increasing the price 
that purchasers can pay, then the only possible solution is that the cost of construction is reduced.

The reduction of the cost of the supply of new homes should therefore be a key objective, and whilst this is 
implicit in the first stated target in the Housing for All section (page 54) of the Programme for Government 
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which is that the Government will “Put affordability at the heart of the housing system”, it is not explicit.

A further key objective should be the promotion and prioritisation of large scale residential projects that are 
capable of both delivering a large number of new homes of an appropriate type/s in geographical locations 
where they are needed, and by virtue of their scale can provide the other key amenities - social, recreational, 
educational and commercial - that are needed to create a vibrant sustainable community.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The principal obstacles to the delivery of housing are: viability of the delivery of new homes; availability of 
serviced land in appropriate locations; the zoning of available serviced land; and access to the capital 
resources required to construct new homes.

The short term actions that the government should take to address these obstacles are as follows:
•        Fully investigate the cost of new home delivery to establish clearly and definitively the current cost 
structures of residential construction with a view to taking the necessary practicable steps to reduce the cost 
of new homes to affordable levels with particular reference to apartments.  The appropriateness of all the 
cost elements, including government imposed costs such as development levies and VAT, should be 
considered.

•        Promote modular construction as it could both reduce the cost of the construction and accelerate the 
rate of the delivery of new homes in a more sustainable and in a less disruptive appropriate manner for local 
communities.

•        Set up a task force to focus on large serviced sites whose owners have all the resources required to 
deliver significant numbers of new homes quickly.  Priority should be given to zoning (if not already zoned) 
and fast-tracking through the master planning and approval processes with the relevant local authority,  large 
already serviced sites in appropriate locations, which are in the hands of entities who have both the technical 
and financial resources to deliver significant numbers of new homes in conjunction with all the amenities to 
service the residents and create vibrant new communities and/or improve the quality of the amenities 
available to existing communities.   A small number of very large sites could deliver a large number of new 
homes expeditiously thereby making a significant contribution towards the achievement of the goals of 
Housing for All.  

The longer term measures that the government should consider are:

•        The delivery of key infrastructure to service lands in strategic locations. There are significant 
infrastructural deficits, including inter alia waste water, road and transport, to unlock the potential of lands 
which are well located but unavailable for development due to such infrastructural deficits.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum
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Government should consider a detailed cost/benefit analysis of the existing regulatory framework in regard 
to provision for disabled access.  Currently the laudable and well intentioned measures that have been taken 
to cater for disabled access have imposed significant costs on new home delivery in terms of both the cost 
and the quantum (due to increased minimum dimensions of various elements) of new homes. The question 
of whether this universal approach rather than a more targeted approach – such as retrofitting/adaptation 
based on the specific needs of persons with, or who develop, disabilities - could provide a better outcome for 
people with disabilities whilst inducing a greater supply of more affordable new homes.  Mechanisms to 
capture a proportion of any cost savings to developers of any such amendment in standards to fund more 
targeted interventions should be considered.

Government should consider what steps it can take to promote the location of accommodation for the elderly 
in locations that better integrate the elderly into the wider community. Accommodation for the elderly is 
frequently built  in relatively isolated locations which are neither stimulating for the elderly nor allow them to 
coordinate their abundance  of time with the much younger age cohorts of society, such as children, who  
are also time rich and enjoy and benefit from interaction with older cohorts.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

7. Do you have any supporting data or other material that you would like to upload?

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final_Privacy_Statement_on_Stakeholder_Consultation_on__Housing_for_All__Policy_Statement_and_Action_P

 pdf

Contact

housingforall@housing.gov.ie
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Simon Communities of Ireland

2. Briefly describe your organisation?
300 character(s) maximum

The Simon Communities support over 18,000 men, women and children. We have 50 years of experience 
providing homeless, housing and treatment services to people facing the trauma and stress of 
homelessness. We are a network of independent Communities based in Cork, Dublin, Dundalk, Galway, the 
Midland

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The Government must show a high level of ambition in the Strategy and make a commitment to ending long-
term homelessness within a specified timeframe as one of the fundamental objectives of the strategic period. 
The strategy should be developed in the context of the human rights to housing which Ireland is obliged to 
realise for everyone who lives here. The European Parliament and Portuguese Presidency of the EU has 
made Ending homelessness a priority issues with 2030 set as a target. The Irish government should match 
that level of ambition and commit to ending long-term homelessness by 2030.

To meet the key objective of ending homelessness, the following recommendations should be pursued in the 
areas of homelessness prevention and provision of homeless services.

Prevention
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· Ensure Housing Assistance Payments match realities of private rental market over the coming years, 
particularly for single people for whom availability of affordable properties is chronically low, and extend the 
50% Homeless HAP top-up to regions outside of Dublin.

· Tenancy law should be reformed to allow a three-month extension of the notice-to-quit period of a private 
tenant where the local authority has deemed that household at “risk of homelessness,” with this extension 
period triggered enhanced supports from local authority homelessness prevention teams to assist a 
household secure alternative accommodation.

· Examine tenancy protections for informal and other non-mainstream living arrangements, and what 
supports are necessary to minimise the risk of homelessness for those living in such arrangements 
(accommodation for season-workers etc.)

· Ensure Housing for All meets the needs of young people at risk of homelessness through establishing 
Housing First for Youth, early intervention measures and tackling the policies that disadvantage young 
people.

· Progress the PfG commitment to ensure that Traveller accommodation funding is spent in full by local 
authorities, as a homelessness prevention measure.
Homeless Services

· Housing for All should provide a roadmap for the move away from congregated settings in emergency 
accommodation, to single room occupancy and own-door accommodation for those who become homeless.

· Housing for All should ensure that the reforms brought in during the pandemic period, such as the 
enhanced collaboration between agencies, ending of the local connection rule and flexibility for couples who 
are rough sleeping are made permanent.

· 24/7 crisis mental health services tailored to the needs of those experiencing homelessness are critically 
needed.

· Enhanced funding for dedicated addiction services for the homeless population and for those amongst the 
homeless population who have a dual mental health and addiction diagnosis.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The Simon Communities of Ireland believe that the chronic lack of affordable housing is the key driver of 
homelessness in Ireland. Therefore, a focus should be placed in Housing for All on identifying and 
addressing the key obstacles to delivery of social and affordable housing. Key to this is a clear 
understanding of affordability. The target should be less than 30% of household income. Current market 
rents should not be used a benchmark of affordability.

Obstacles to the delivery of social and affordable housing include;

· Over reliance of HAP as a model of delivery of social housing. HAP pushes many households who qualify 
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for social housing to compete on the private rental market, putting further pressure on supply and pushing up 
private rental market prices.

· Inadequate building of social housing over last decade- there remains an enormous disconnect between 
the need for social housing and the level of social housing building, while there has been a welcome pick up 
in the numbers of social homes being built in recent years.

Actions to increase the scale, speed and delivery of housing

· Social housing building is the key action necessary to increase affordability across the housing system, by 
moving households from the welfare-subsidised (HAP) private rental market into permanent, long-term social 
housing.

· To increase social housing building there must be a high level of ambition from the government. This 
should include;

o The Land Development Agency prioritising building public homes on public lands

o Ramping up of support for Approved Housing Bodies that are pursuing social housing building projects

o Ensuring a mix of unit types, including units for single people, are included in social house building projects.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

The Simon Communities of Ireland believe that the solution to homelessness is a home. An adequate supply 
of affordable housing will allow people who are at risk of homelessness to find alternative accommodation 
without every becoming homeless, and it will enable for the quick move on from homelessness for those who 
do end up in emergency accommodation. Housing for All must therefore show a very high level of ambition 
for increasing the supply of social and affordable housing.

In terms of specific groups, Housing for All must focus on ensuring the chronic lack of accommodation for 
single people is addressed (see full document for elaboration of this area)

and assist those particularly intractable instances of long-term homelessness though an ambitious 
expansion of Housing First. Ireland should take a leadership position in Europe on expanding Housing First, 
and seeking to become one of the first countries in Europe to end long-term homelessness.

Moving On from Homelessness

· Housing for All should lay out explicit targets for the building of social housing, including the mix of units, 
and support for Approved Housing Bodies.

· The Strategy should lay out explicit targets for the expansion of Housing First.

· The Strategy should lay out explicit targets for the development of the cost rental model of housing 
provision.

· Housing for All should set out a strategic direction for the Land Development Agency that places an 
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overwhelming focus on the building of social homes on public lands.

· Consider increasing local authority allocations to the priority list to 50%, putting a particular focus on 
moving people out of homelessness, while local authorities are increasing their housing output.

· The Strategy should mandate the CSO to work with local authorities and other stakeholders, utilising 
quantitative and qualitative methodologies, to develop research tools to identify the levels of housing 
exclusion and hidden homelessness in Ireland, examine pathways into hidden homelessness and 
recommend appropriate data metrics for the monitoring of progress.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

See uploaded document for full rationale and recommendations.

7. Do you have any supporting data or other material that you would like to upload?

attached.

Please upload your file
05e00ff7-ad9b-4ac6-8f9a-3e4321743f9c/SCI_Housing_for_All_Submission-compressed.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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 Overview of SCI  
The Simon Communities support over 18,000 men, women and children. We have 50 years of 
experience providing homeless, housing and treatment services to people facing the trauma and 
stress of homelessness. We are a network of independent Communities based in Cork, Dublin, 
Dundalk, Galway, the Midlands, the Mid West, the North West and the South East, responding to 
local needs and supported by a National Office in the areas of policy, research and communications. 
We share common values and ethos in tackling homelessness and, informed by our grassroots 
services, we campaign for more effective policies and legislation regionally, nationally and at 
European level. Whatever the issue, Simon’s door is always open for as long as we are needed.  

 
 

Introduction 
The Simon Communities of Ireland welcomes the opportunity to contribute to the development of a 
new Housing and Homelessness National Strategy to replace Rebuilding Ireland. This new strategy 
must be ambitious and demonstrate a determination to end long-term homelessness in Ireland over 
a medium-term period.  
 
Homelessness remains at an unacceptably high level in Ireland. While the numbers of adults and 
children in emergency accommodation has fallen over the period of the Covid-19 pandemic, there is 
a real and serious risk that the numbers will begin to increase as Covid-19 emergency measures are 
lifted. Factors will include the contraction of supply of new housing as a result of construction 
stoppages, the increased demand for separate accommodation growing amongst households 
currently in enforced sharing arrangements, and higher unemployment than pre-Covid levels 
impacting people’s ability to pay rent and mortgages. The lifting of the general moratorium on 
evictions creates the risk that one of the key drivers of family homelessness over the past six years, 
terminations of tenancies of families living in private rental accommodation, will begin to rise again.  
 
During the pandemic period, the Simon Communities have worked closely with local authorities, the 
HSE and government agencies across Ireland to ensure that the capacity is there to meet the needs 
of people experiencing homelessness while adhering to all public health measures. We have also 
continued our focus on homelessness prevention and assisting people to move on from 
homelessness. It is important to acknowledge this successful collaboration between state agencies 
and NGOs during the period. The new Housing for All Strategy should be cognisant of capturing the 
positive innovations and progress made in tackling homelessness during the pandemic period.  
 
The Government response to Covid-19 has demonstrated what concerted state action in the face of 
a crisis can achieve.  The number of people experiencing homelessness in Ireland was identified as a 
humanitarian crisis prior to the onset of Covid-19, and the pandemic has shown us what is required 
in terms of proactive action to bring this long lasting crisis to an end.  
 
In February 2020 there were 10,148 people in emergency accommodation in Ireland. This fell by 

nearly 19% to 8,238 by February 2021, the first annual fall in homelessness numbers in six years. This 

Strategy must now take advantage of this progress and continue to drive these numbers down. It 

must formalise the innovations introduced during the pandemic period, and provide a mechanism 

for ensuring that they are consistently implemented across the country. 

It must be recognised in the Strategy that the progress of the past twelve months has been uneven. 

The number of families living in homeless emergency accommodation has fallen 42% from 1610 in 

February 2020 to 935 by February 2021. However, there has been a 7% rise in the number of single 

adults in homeless emergency accommodation over the period, from 4292 individuals to 4590.  
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This submission will lay out the recommendations of the Simon Communities of Ireland on what is 
necessary to ensure that long-term homelessness can be ended for all household types in the 
coming years.  
 
This submission will be structured under the following areas; 

1. Overarching Ambition for the Strategy 
2. Homelessness Prevention 

3. Provision of Homeless Services 

4. Move on from Homelessness and Housing Supply 

 

1. Overarching Ambition of the Strategy 
 

Ending Long-Term Homelessness 

It is important that the new Housing and Homelessness National Strategy sets out a clear vision for 

what our housing system will look like by the end of the strategic period, and where the country will 

be in terms of the homelessness crisis and access to secure housing for all.  

The Strategy should set out a vision for an Ireland in which homelessness is rare and short-term. The 

Strategy must provide a timeline for achieving this vision, and set out measurable targets and 

milestones along the way. While good progress was made during the Rebuilding Ireland strategic 

period, it is important that this new strategy incorporate a clear, measurable outcome of ending the 

current homelessness crisis. The European Parliament and Portuguese Presidency of the EU has 

made ending homelessness a priority issue with 2030 set as a target. The Irish government should 

match that level of ambition and commit to ending long-term homelessness by 2030. 

The best international practice example of Finland should be considered when determining the 

ambitious but achievable timeframes for driving long-term homelessness to functionally zero.1 1054 

people were considered long-term homeless in Finland in 2020, with long-term homelessness falling 

from over 3,500 in 2008. Finland is seeking to halve homelessness again in the period 2020-2023 

with a three-year cooperation programme.  

The housing section of the Programme for Government (PfG) makes a commitment to ‘tackle 
homelessness.’ The Housing for All Strategy must show a high level of ambition in the area of 
homelessness, and put the State on the path to ending long-term homelessness, rather than just 
“tackle homelessness”. Ending homelessness has been the ambition of previous governments, and it 
is important that this goal is retained as the centrepiece of the national housing strategy, with the 
necessary corresponding actions.  
 
The PfG states that it is the mission of the Government that ‘everyone should have access to good-
quality housing to purchase or rent at an affordable price, built to a high standard, and located close 
to essential services, offering a high quality of life.’ The Programme shows a high level of ambition 
on social and affordable housing, committing the State to taking on ‘a fundamental role in enabling 
the delivery of new homes and ensuring the best use is made of existing stock.’ The Simon 
Communities of Ireland support the view that expanding public housing is the key component 
necessary to ending homelessness in Ireland. 
 

                                                           
1 https://www.ara.fi/en-
US/Materials/Homelessness reports/Report 2021 Homelessness in Finland 2020(60242)  

799



 

This new strategy should be developed using the European Typology of Homelessness and Housing 

Exclusion (ETHOS) which is international best practice.2 The strategy should ensure that policy is 

informed by a full understanding of the scale of homelessness and housing exclusion in Ireland, by 

tackling the causes of hidden homelessness and circumstances where people are living in precarious 

accommodation.   

A comprehensive Strategy must engage an all-of-government approach which identifies individuals 

or families who are currently experiencing hidden homelessness, or are at risk of homelessness. 

Preventing homelessness must be a priority across public services, for public servants in education, 

the care system, the welfare system and the health system, as well as those mostly directly involved 

in homelessness services in local authorities.  

The overall ambition for the new strategy must be shared across government, and ending 
homelessness must be recognised as one of the great challenges of this era in government, 
alongside the public health crisis and environmental and climate action.  
 
The Simon Communities of Ireland believe that successfully achieving the vision of this Strategy will 

require an enabling amendment to the Constitution, to remove barriers for policy-makers and to 

enable the government to take the necessary steps needed to fulfil the right to housing for our 

population. It is very welcome that the PfG commits to holding a referendum on housing, and that 

cabinet members have clearly stated that this referendum will be on a right to housing.  

The Constitutional amendment would allow for the Government to respond to the current housing 

and homelessness crisis in a manner that is fairly balanced against the competing interests of 

property rights. It will also frame the State’s long-term role in housing in Ireland, as a protector of 

property rights and as a protector of the human right to safe and secure housing.  

The Simon Communities of Ireland is an active member of the Home for Good campaign for a right 

to housing, and supports Home for Good’s proposed legal wording for this amendment.3 The new 

Housing and Homelessness Strategy should incorporate plans for the referendum on a right to 

housing. The strategy must have a level of ambition that meets the standard of a progressively 

realised right to housing in Ireland.  

The PfG commits to establishing a Commission on Housing, which will consider matters such as 

“tenure, standards, sustainability, and quality-of-life issues in the provision of housing.” The 

Commission on Housing’s remit must be orientated towards considering long-term reforms of 

housing policy in Ireland that guarantee a right to housing and bring an end to long-term 

homelessness. 

One area that will require particular attention is the provision and procurement of properties by 

AHB’s to ensure we have an adequate supply of new housing units to address homelessness and 

housing exclusion.  

 

Monitoring, Evaluation and Learning 

Regularly published reporting is a normal part of any strategy and should provide updates on 

progress in relation to the actions in the report. One of the notable factors in the development of 

                                                           
2 https://www.feantsa.org/download/article-1-33278065727831823087.pdf  
3 https://www.homeforgood.ie/resources/  
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the homeless crisis in Ireland has been the changing nature of aspects of the crisis and the frontline 

learning that has emerged.  

To meet the challenge that this creates Housing for All needs to be a living document, which can 

develop and change in response to changes in circumstances of homelessness and housing. For 

example, family homelessness grew significantly throughout the Rebuilding Ireland strategic period, 

and that strategy may have required updating to reflect those changing circumstances. As the 

Housing for All strategy rolls out, challenges in many cases will be appropriately managed at the 

local level. However ongoing monitoring and evaluation should be in place with consultation and 

input from service providers and civil society. These consultative processes will allow the 

Department to develop and enhance the national strategy and its targets and outputs as required.  

As an example, the Simon Communities of Ireland has joined with other leading NGO’s in the area of 

homelessness to commission a review of Rebuilding Ireland by international experts, and make 

recommendations on the pathway forward to end long-term homelessness in Ireland. Initial findings 

and emerging recommendations from this research could be available to the Department in June 

2021, and may be useful in the development of this Strategy.  

Recommendations for Overarching Ambition of Strategy; 

 Develop a vision to ‘End Long-Term Homelessness’, with a defined timeline to end long-

term homelessness by 2030 

 Ending homelessness is actioned as an All-of-Government priority 

 Develop the Strategy in alignment with the measures required to progressively realise a 

right to housing for the population in Ireland 

 Establish in the remit of the Commission on Housing the policy goal to end long-term 

homelessness and operationalise the right to housing.  

 Build into the Strategy an ongoing process of monitoring, evaluation and consultation with 

key stakeholders to appropriately reflect changes, progress and challenges on the ground. 
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2. Homelessness Prevention Measures 

2.1 Introduction to Homelessness Prevention 
The Programme for Government states that “Reducing and preventing homelessness is a major 

priority for the Government. We recognise the particular challenges of homelessness, for families 

and for individuals.” 

The inclusion of homelessness prevention is very welcome, and it should now form a key pillar of the 

new national housing and homelessness strategy. Homelessness prevention measures will be a key 

factor in whether the Government can bring an end to long-term homelessness in Ireland. 

In February 2020 there were 10,148 people in emergency accommodation in Ireland. This fell by 

nearly 19% to 8,238 by February 2021, demonstrating that following six consecutive years of 

increases in homelessness in Ireland, the measures introduced during the pandemic period have 

altered the trajectory of homelessness in Ireland. During the first public health lockdown, enhanced 

homelessness prevention measures worked in tandem with increased housing supply to successfully 

bring down the number of people in emergency accommodation.  

New homelessness prevention measures which stopped people becoming homelessness in the first 

place included; 

o Moratorium on rent increases 

o Moratorium on evictions 

o Greater flexibility in relation to housing related social welfare payments 

o Enhanced outreach by local authority teams to prevent families becoming homeless 

by securing alternative accommodation 

 

Increased supply of units to support move on from homelessness services was achieved through 

capturing properties which came onto the private rental market from the short-term rental market.  

In the period, homelessness prevention measures were rapidly introduced. By their nature, the 

measures were temporary and a response to the public health emergency. Homelessness prevention 

measures should now be formalised as a key pillar of the new Strategy.  Prior to the pandemic 

period, successive Irish governments had recognised homelessness prevention should play a part in 

tackling homelessness and prevention has been included in previous strategies.  

In 2002, the Irish government published ‘Homeless Preventative Strategy’4 which had a particular 

focus on people leaving institutional care, such as the care system or criminal justice system, who 

were identified as being at high risk of entering homelessness. The strategy sought to take a holistic 

approach to preventing homelessness by focussing on health needs, education and training in 

addition to provision of housing for particularly vulnerable individuals. 

Prevention measures were included in the 2014 ‘Implementation Plan on the State’s Response to 

Homelessness’ and ‘Action Plan to Address Homelessness.’ In particular, in response to the high and 

increasing rate of households entering homelessness from the private rental market, the 

government introduced the Tenancy Protection Service, provided by Threshold, funded under 

Section 10 of the Housing Act 1988. This service is particularly dedicated to assisting people to 

sustain their tenancies.  

                                                           
4 https://www.drugsandalcohol.ie/5588/1/DOHC_Homeless_preventive_strategy.pdf 
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In 2016, the ‘Rebuilding Ireland- Action Plan for Housing and Homelessness’5 government policy 
included homelessness prevention policies around services for women at risk of domestic violence, 
young people leaving State care, and increasing rent supplement and Housing Assistance Payment 
for those at risk of homelessness.  

The 2020 prevention policies, i.e. the moratorium on evictions, rent freezes, enhanced outreach and 

greater flexibility in relation to welfare payments, have been part of a highly effective effort to 

reduce the numbers of people entering homelessness during the pandemic. 

 

2.2 What is Homelessness Prevention? 
Homelessness prevention measures are those policies designed to stop homelessness from 
occurring.6 Preventing homelessness stops people experiencing homelessness.  Prevention measures 
may operate to keep people in their current accommodation, or they may help people secure new 
accommodation where a move is necessitated, rather than face homelessness. 
 
Examples of homelessness prevention measures which keep people in their current accommodation 
include; 

 A process which prevents eviction (such as an appeal based on tenancy rights or a new, 
mediated agreement with a landlord), 

 A moratorium on evictions more broadly, 

 A moratorium on rent increases, 

 A tenancy sustaining measure such as mediation, legal assistance or advice on a 
landlord/tenant dispute, 

 Social welfare assistance to supplement rent and allow a person to meet their rental 
obligations, 

 Education, training, health, mental health or welfare supports to assist a person or 
household to sustain their tenancy. 

 
Examples of homelessness prevention measures which facilitate and make possible a move to new 
accommodation and avoid homelessness include; 

 Adequate supply of housing, including social and affordable homes, 

 Local authority/NGO assistance to help secure a new tenancy for a household, 

 Flexibility with/ extensions to notice to quit periods in tenancy law to allow adequate time to 
secure new accommodation. 

 
Simply put, homelessness prevention services either assist a household to remain in their home, or 
assist a household to find a new home, and avoid becoming homeless. 
 
A robust homelessness prevention system must be a key part of an effective integrated strategy of 
tackling homelessness. An effective strategy should also include a rapid rehousing system, so that 
where homelessness does occur it can be brought to an end quickly for that household. 
 
An adequate supply of affordable and high quality housing is therefore a critical measure in both 
preventing homelessness when a household is forced to find new accommodation, and also a critical 
measure in quickly ending homelessness when it does occur. The adequate supply of housing is at 
the heart of an effective, integrated strategy to address homelessness. 

                                                           
5 https://rebuildingireland.ie/wp-content/uploads/2016/07/Rebuilding-Ireland Action-Plan.pdf  
6 Pleace, Nicholas. (2019). Preventing Homelessness, A Review of the International Evidence. Simon 
Communities of Ireland.  
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2.3 Benefits of Prevention 
The primary benefit of homelessness prevention measures is the potential to help an individual or 
household avoid the trauma, stress and damage that having an experience of homelessness can do 
to their lives. Prevention is a key way to avoid the serious human cost associated with homelessness. 
It is established that homelessness presents a risk to people’s health, mental health and wellbeing. 
In children, homelessness has been shown to risk development and impact life chances. 
 
For the State, homelessness prevention measures are also beneficial. The financial costs associated 
with homelessness are high. Homeless funding from the Department of Housing increased from €45 
million in 2013 to €218 million in 2021. The community and voluntary sector continues to contribute 
significant additional funding to meet the costs of homelessness. Cost effective prevention 
measures, such as enhanced tenancy protections or increased funding for local authority outreach 
teams, can have the effect of preserving State resources, by avoiding the need to fund expensive 
emergency accommodation, or source new, more expensive private rental accommodation for a 
household.  
 

2.4 Effective Homelessness Prevention 
In 2019, the Simon Communities of Ireland commissioned research by the Centre for Housing Policy 

at the University of York to review the international evidence on preventing homelessness.7 

The Pleace review found three essentials for effective homelessness prevention- 

1. Prevention must be part of an integrated homelessness strategy.  

2. Effective prevention is both flexible and connected, adapting to peoples’ needs by 

working effectively with other services.  

3. Prevention requires a sufficient housing supply in order to work well. 

 
The research indicates that for homelessness prevention to be effective, it needs to be part of a 
broader, integrated homelessness strategy. Other measures such as homelessness services, Housing 
First, rapid rehousing must also work in tandem with homelessness prevention to address 
homelessness. Broader structural infrastructure, both physical and legal, are also needed for 
prevention policies to operation. On the legal side, strong tenants’ rights and protections are 
necessary to provide a framework in which prevention supports, such as legal advice and assistance, 
can operate to secure a tenancy.  
 
On the physical side, there simply must be an adequate supply of affordable housing available so 
that where a person is at risk of entering homelessness, an alternative accommodation option can 
be sourced. Homelessness prevention will only be effective therefore in the context of a private 
rental system with adequate protections for renters, and a housing system with adequate supply to 
meet the housing needs of the population as a whole.  
 

                                                           
7 Pleace, Nicholas. (2019). Preventing Homelessness, A Review of the International Evidence. Simon 
Communities of Ireland. 
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2.5 Types of Prevention Measures 
This submission has outlined that homelessness prevention measures should either prevent a 
household leaving their current home, or find a new home for that household, and has given 
example of policies that address both those aims. 

 

Prevention policies can also be categorised in terms of the nature of their intervention. The Pleace 
research8 indicates that prevention measures can be categorised as; 

1. Structural prevention- such as increasing the supply of housing in the market and broader 
social welfare policies that reduce poverty and social exclusion. 

2. Systems prevention- addressing barriers to support from systems and institutions that 
contribute to the risk of homelessness. This includes policies that seek to identity who may 
be at particular risk of homelessness, e.g. those leaving institutional care, those at risk of 
domestic violence etc.  

3. Early intervention- policies that help people at actual risk of homelessness, including support 
services, or targeted welfare supports. 

4. Evictions prevention- including legislation, legal aid, advice, mediation and other services. 

5. Housing Stability- such as rapidly rehousing those who become homeless, or who are at 
imminent risk of homelessness. 

 

2.6 Key Recommendations for Prevention Measures 
The Simon Communities of Ireland believe we must build on the progress made in 2020 on reducing 

the numbers of people entering homelessness, by introducing the following policies in the area of 

homelessness prevention; 

2.6.1 A legislative underpinning and a ring-fenced budget for homelessness prevention 

work in Local Authorities 

A legal underpinning for local authorities to provide homelessness prevention support to individuals 

should be introduced. An examples of this legislative provision is the Welsh 2014 Homeless Act 

which sought to put a duty on local authorities to prevent homelessness where possible9.  Such 

legislation would seek to formalise and extend and build upon the sound prevention work that local 

authorities already undertake in Ireland, in partnership with the community and voluntary sector.  

For example, the granting of the additional 50% homeless HAP uplift in Dublin is a prevention 

measure that Dublin local authorities can take where they deem a person to be at risk of 

homelessness. The latest data from the Department of Housing for Q4 202010 show that of the 1,544 

families who presented in the Dublin region in 2020, 55% were prevented from having to enter 

emergency accommodation by way of tenancy created. Without the assistance of their local 

authority, those families would likely have been forced to enter emergency homeless 

accommodation.  

                                                           
8 Pleace, Nicholas. (2019). Preventing Homelessness, A Review of the International Evidence. Simon 
Communities of Ireland. 
9 https://www.feantsaresearch.org/download/article-4592410342917616893.pdf  
10 https://www.gov.ie/en/press-release/8ff02-homeless-quarterly-progress-report-for-quarter-4-monthly-
homeless-report-for-december-
2020/#:~:text=The%20quarterly%20progress%20report%20shows,from%20homelessness%20have%20been%
20achieved.  
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To build on this work homeless prevention services must be designed to meet diverse needs of 

different groups. For example, youth homelessness should form a designated focus of this work, 

particularly for young people who engage with care services, and those leaving the care system. 

Prevention of homelessness means every local authority should have outreach teams to identify and 

support those at risk of homelessness. This work should be informed by the ETHOS definition of 

homelessness with a designated funding line.  In practice these initiatives could include outreach to 

communities; for example, through schools and doctors’ surgeries, to provide timely advice and 

information where the pressures that can lead to homelessness may be detected.  

Recommendation:  

Establish homelessness prevention measures in legislation and dedicate funding to 

implementation.  

Develop a public awareness campaign around homeless prevention services and supports, as 

currently people are presenting to prevention services when they are already at very high risk of 

imminent homelessness. 

 

2.6.2 Increase Rent Supplement and HAP rates 
The Programme for Governments commits to ensuring “that Rent Supplement and Housing 

Assistance Payment (HAP) levels are adequate to support vulnerable households, while we increase 

the supply of social housing.” 

Due to the ongoing upward trajectory of rents in the private rental market, and the continued 

chronic lack of supply, rents continue to outstrip the rates of rent supplement and Housing 

Assistance Payment.  

Increases in rates of welfare payments that relate to housing will not fix the problem of the shortage 
of supply of affordable housing. The State’s over-reliance on the private rental sector to provide 
social and affordable housing has been a key driver of the homelessness crisis. Indeed, this has been 
recognised in the Programme for Government, with the commitment to “reduce our reliance on the 
use of HAP for new social housing solutions, as the supply of social and public housing increases.” 
 
The scale of the challenge is exemplified when we look at the growth in numbers in private rental 
housing supports compared to social housing. The Housing Assistance Payment was initially piloted 
in 2014. The social housing needs assessment for 2020 showed that 58,802 households are active 
HAP tenancies.11 15,885 new HAP tenancies were created in 2020, while just 5,073 new social 
houses were built.12  Nevertheless, in the short-term, until supply of housing is ramped up, increases 
in housing welfare rates are a crucial homelessness prevention measure, and are necessary to 
ensure people can find affordable alternative accommodation on the private rental market when 
they are faced with imminent homelessness.  
 
To meet the Programme for Government commitment, Housing for All must address the disparity 

between the cost of private rental accommodation and the rates of HAP across the country. 

                                                           
11 https://www.gov.ie/en/publication/970ea-summary-of-social-housing-assessments-2020-key-findings/  
12 https://www.gov.ie/en/collection/6060e-overall-social-housing-provision/  
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The Simon Communities of Ireland regularly conducts analysis of the private rental market, with our 
Locked Out of the Market research series.13 This quarterly analysis consistently demonstrates that 
there is a severe shortage of affordable properties available within affordable prices across the 
country. This chronic shortage applies to single people, couples, and families with children. Lack of 
affordable rental accommodation for people in sudden need of finding new accommodation has 
been a key driver of homelessness in Ireland.  
 
Our research indicates that there are regularly no properties available in different cities and towns 
across the country within Housing Assistance Payment limits across these household categories. This 
is particularly the case outside of Dublin, where the discretionary top-up on HAP is limited to 20% 
increase, rather than the 50% increase permissible in Dublin where an applicant is at risk of 
homelessness. 
 
The Programme for Government commits ensuring that HAP is set at a level that continues to 
support vulnerable households. The current HAP rates, including the discretionary top-up of 20%, 
does not adequately meet the levels of cost associated with private rental accommodation across 
most of the country. A 50% homeless HAP top-up for areas outside of Dublin would be a welcome 
reform to increase the options available to vulnerable households at risk of homelessness.  
 
The Simon Communities consistently meet clients who are paying unsustainable large top-ups to 
their rents on top of their HAP payments in order to avoid homelessness.  Simon Communities also 
are aware of a trend whereby clients often accept inappropriate or inadequate tenancies using 
Homeless HAP that are not suited to their needs. When their tenancy becomes untenable, clients 
must source a new property on the decreased budget of mainstream HAP, as it is not possible to 
move from one Homeless HAP tenancy to another.  
 
Given the severe uncertainty the coming years will bring in light of the ongoing pandemic, flexibility 
and adaptability in the provision of the Housing Assistance Payment should be core principles of the 
coming strategy period.  
 
In relation to the current Covid-19 crisis, as a key homelessness prevention measure, the 

amendments to and flexibility in the rules to qualify for rent supplement made during the Covid-19 

crisis need to be retained on a permanent basis.  Those in receipt of the Pandemic Unemployment 

Payment and eligible for rent supplement during the Covid-19 crisis, but who were unaware of their 

eligibility, should be notified of their eligibility, and enabled to retrospectively claim rent 

supplement, particularly given the risk of rent arrears accruing during the pandemic period.  Those in 

arrears who have returned to employment (and therefore no longer eligible for rent supplement) 

should be facilitated to apply for and receive an emergency needs payment in respect of arrears. 

Recommendations:  
 Adopt a flexible and adaptable approach to provision of Housing Assistance Payments over 

the coming years, given high levels of uncertainty.  

 Conduct regular analysis of availability of affordable accommodation in the private rental 
market, and, ensure that Housing Assistance Payment rates match the realities of the 
private rental market.  

 Extend the 50% Homeless HAP top up to regions outside of Dublin.  
 

                                                           
13 https://www.simon.ie/Publications/Research.aspx  
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2.6.3 Increase HAP rates for single people 
As stated earlier, the downward trend in people in emergency accommodation over the past year 

has not been uniform, with a 7% growth in the number of single people in homelessness by February 

2021 on the previous year, to 4590.  

The gender breakdown of adults experiencing homelessness also indicates that fall in homelessness 

numbers has been primarily due to a fall in family homelessness. There has been an almost 20% fall 

in the number of female adults experiencing homelessness by the end of 2020, whereas there has 

been a 1.65% rise in adult male homelessness. These figures would indicate that adult females are 

more likely to be homeless as part of a family unit, whereas adult males are more likely to be single 

and homeless. 

Both the moratoria on evictions and rent increases, combined with some increased supply in the 

private rental market, created the conditions for the fall in the numbers of people in emergency 

accommodation throughout 2020. However, it is striking that the moratoria and increased supply did 

not lead to an equally distributed fall across different cohorts. In fact, despite increased supply of 

properties and a softening of rental prices in some areas, single person homelessness continued to 

increase throughout the year.  

The Department of Housing annually publishes the Social Housing Need Assessment, which presents 

a detailed profile on the size and demographics of those who are eligible and have qualified for 

social housing, but are currently awaiting placement. 

In 2020,14 61,880 households qualified for social housing support. By far the biggest category of 

household on the list awaiting support was single person households.  52% of all households on the 

list were single individuals, accounting for 32,204 individuals.   

The overall housing list fell by nearly 10% from 68,693 in 2019 to 61,880 in 2020. Despite the 10% 

fall in households on the housing list, there was no equivalent fall for single person households, 

which remained the same at over 32,000. Therefore, it can be concluded that while progress is being 

made finding social housing accommodation for larger household sizes, there remains a continued 

issue in relation to capacity to house single person households, with that group now grouping as a 

proportion of the overall housing list to over half of all households.  

The Locked Out of the Market15 series consistently demonstrated throughout 2020 that while 

increases in supply on the private rental market had come about during the pandemic, that supply 

was primarily within rates that families on HAP could afford, rather than individuals on HAP. 

The September 2020 Locked of the Market study showed just 1 property was available across a total 

of 2,543 properties was available within single person standard HAP rates. A further 44 properties 

came within standard HAP rates for single people. This compared with 6 properties within standard 

HAP rates for couples with one child, and 351 properties within discretionary HAP rates for families 

with one child. 11 properties were available within standard HAP rates for families with two 

children, and a further 465 properties were available within discretionary HAP rates for couples with 

two children. This indicates that there was relatively good supply of properties within HAP rates for 

families, particularly in Dublin where the majority of those properties were located. 

The contrast in availability in properties within HAP rates for singles versus families with children 

may be an important factor in explaining the drop in emergency accommodation numbers for 

                                                           
14 https://www.housingagency.ie/sites/default/files/2021-03/SSHA-2020.pdf  
15 https://www.simon.ie/Publications/Research.aspx  
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families during 2020, while single person homelessness continued to rise. The difference in 

availability continued to be demonstrated in the December 2020 Locked Out of the Market study. 

The December study found that supply on the market had risen again after the dip in the September 

study, with 3,019 properties available at any price across the 16 study areas in December. There was 

a significant increase in properties which came within at a HAP rate, up 57% on the September 

study. It should be noted that 95% of the properties that came within HAP rates were located in 

Dublin, partially explained by the 50% additional discretionary HAP rate in Dublin. 

While supply of properties within HAP rates for singles increased slightly on the September study, it 

still lagged far behind supply for families. There were just 4 properties available within standard HAP 

rates for singles, and 95 properties available within discretionary HAP rates for singles, across the 

3,019 properties. This compared to a significant 568 properties within standard or discretionary HAP 

rates for families within one child, and 674 properties within standard of discretionary HAP rates for 

families with two children during the period. Our Locked Out of the Market data consistently 

demonstrates that single people are face with the most difficult conditions on the private rental 

market in terms of supply.  

Recommendation 

 Consider prioritising raising standard HAP rates for single people and households without 
children across Ireland, given the particularly chronic lack of supply faced by that group, 
and growing homelessness amongst that cohort. 
 

2.6.4 Increase protection for renters to ensure that tenants cannot be evicted into 

homelessness.  
Homelessness is a crisis in this country, and it is a crisis in each person’s life who is experiencing 

homelessness. Evictions are a key driver of homelessness. The termination of tenancies leaves many 

individuals and families with no feasible housing option and in recent years many have consistently 

end up in emergency accommodation as a result, sometimes for extended periods.  

The moratorium on evictions in 2020 had a clear impact in reducing family homelessness. In 2020, 

family homelessness fell significantly, falling 42% by February 2021 on February 2020. Statistics from 

the Department of Housing16 show that family exits from homelessness into a tenancy in Dublin in 

2020 increased 10% on same period in 2019. The driver of the significant fall in family homelessness 

has been the prevention measures which avoided new families entering homelessness in 2020 to 

replace those exiting. This is borne out in the data in relation to family homeless presentations in 

Dublin. During 2020, family presentations in Dublin were down 24% compared to the corresponding 

period in 2019. The number of families in Dublin entering emergency accommodation fell 32% in 

2020 as compared to 2019. 

It is clear that for families, the evictions moratorium has been effective in preventing homelessness. 

With the removal of the evictions moratorium, there is a risk that the welcome downward trend in 

family homelessness will be reversed. The conditions that led to family homelessness before the 

pandemic are still with us, i.e. lack of affordable supply on the private rental market, rent increases, 

lack of security of tenure in circumstances where a landlord wishes to sell or renovate their 

property. Without strengthened protections for tenants, there is a risk that we will return to the 

                                                           
16 https://www.gov.ie/en/publication/3a843-homeless-quarterly-progress-report-for-q4-2020/  
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previous trend of approximately 100 families a month entering homelessness, primarily through 

evictions from private rental accommodation.  

It is welcome that the PfG commits to legislating to allow for tenancies of indefinite duration, 

however further reform of tenancy law is necessary in order to tackle homelessness.  

The Simon Communities of Ireland believe that no individual or family should be evicted into 

homelessness. Tenancy law must be reformed so that a tenancy cannot be terminated if emergency 

accommodation is the only option available to that tenant.  The Covid-19 pandemic has 

demonstrated that a moratorium on evictions is possible where there is a pressing public need on 

the basis of a crisis. The homelessness crisis is of equivalent magnitude in the lives of those 

impacted. A ban on evictions that leads to homelessness is both a necessary and desirable measure 

to stop homelessness before it starts. 

The Simon Communities of Ireland are proposing that tenancy law be reformed so that where a 

tenant has been served notice to quit, but has failed to secure alternative accommodation, that the 

local authority may deem that household “at risk of homelessness”. Being categories as “at risk of 

homelessness” should trigger a three-month extension to the private tenancy notice period, and the 

local authority should then be mandated to use that three-month period to work closely with that 

household to secure alternative accommodation, once that three-month notice period extension has 

ended. This reform of tenancy law would create a new duty on local authorities to rigorously engage 

with a local household that is at risk of homelessness because of an impending eviction. It also 

balances the rights of the landlord, through a modest three-month extension period only in the 

circumstances where the household is at imminent risk of homelessness. 

The new Housing for All strategy should also examine informal or non-conventional tenancy 

arrangements, such as those informal tenancies that are not registered with the RTB and those 

whose accommodation is linked to their employment (like seasonal agricultural workers.) Such living 

arrangements are granted much less protection under tenancy law, and can lead to a serious risk of 

homelessness. 

Recommendation 

 Tenancy law should be reformed to allow a three-month extension of the notice-to-quit 

period of a private tenant where the local authority has deemed that household at “risk of 

homelessness”. 

 This extension period should trigger intensive work by the local authority to assist the 

household to find alternative private rental accommodation during the three-month 

extension period, to avoid entering emergency accommodation and to avoid overstaying 

their eviction notice.  

 Examine tenancy protections for informal and other non-mainstream living arrangements, 

and what supports are necessary to minimise the risk of homelessness for those living in 

such arrangements.  

 

2.6.5 Homeless Prevention for Particular Groups 
It is well established that particular groups are at a heightened risk of homelessness for a multitude 

of interacting factors.  
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Those at heightened risk of homelessness include those leaving institutional settings, such as the 

care system, the mental health system or prison system, and those from certain minority groups, 

such as Travellers, ethnic minorities and people with disabilities. 

The Programme for Government recognises this, and makes the very welcome commitment to 

“ensure that aftercare and transition plans and protocols are developed for vulnerable homeless 

people or those at risk of homelessness leaving hospital, state care, foster care, prison, or other 

state settings.”  

Housing for All must now set out in detail the substance of this commitment in the PfG. Agencies 

must be engaged in their role in the relevant aftercare plans, and the necessary relationships 

between local authorities and relevant agencies should be spelled out in Housing for All. Agencies 

such as the probation service, the prison service, Tusla, local authorities, the Department of Justice, 

the Department of Education, the Department of Children, Equality, Disability, Integration and Youth 

must all be engaged with Housing for All, and have specific actions in relation to aftercare and 

transition plans which they are responsible for named in the Strategy.  

The PfG makes the welcome commitment to develop a National Youth Homelessness Strategy. 

Housing for All should align closely with the vision of a National Youth Homelessness Strategy. 

The Simon Communities of Ireland are members of the Irish Coalition to End Youth Homelessness.17 

We support the policy recommendations of the coalition.  

1. Housing First for Youth 

2. Prevention and Early Intervention 

3. Address Policies that Disadvantage Young People 

The PfG makes a very welcome commitment to “ensure that the housing needs of the Traveller 

Community are met by local authorities and ensure that existing funding is fully drawn down and 

utilised.” 

This is a crucial homelessness prevention measure for the Traveller population. Travellers are 

disproportionately over-represented amongst those living in emergency accommodation. A report 

by the ESRI has found that while Travellers make up 1% of the overall population, they make up 9% 

of the homelessness population.18 

Housing for All must set out in detail how this commitment will be met. Consideration should be 

given compliance measures to tackle the persistent underspent by local authorities of their Traveller 

accommodation budgets. 

Recommendations 

 Include cross-departmental and inter-agency actions in the Strategy in relation to 

aftercare and transition plans with specific goal of preventing homelessness 

 Ensure Housing for All meets the needs of young people at risk of homelessness through 

establishing Housing First for Youth, early intervention measures and tackling the policies 

that disadvantage young people.  

 Progress the PfG commitment to ensure that Traveller accommodation funding is spent in 

full by local authorities, as a homelessness prevention measure 

                                                           
17 https://www.endyouthhomelessness.ie/assets/files/pdf/iceyh call for government action.pdf  
18 https://www.ihrec.ie/discrimination-and-inequality-in-housing-in-ireland/  
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3 Provision of Homeless Services 
This section will outline the priority policy areas that Housing for All should pursue over the strategic 

period in relation to the provision of homeless services. 

 

3.1 Pandemic Period Reforms 
The Covid-19 public health restrictions have had a short-term transformative impact on the delivery 

homelessness services in Ireland. A move away from congregated, multi-person dormitories to single 

bed units and own-door accommodation have been critical public health measures to avoid the 

spread of the virus within services.  

Additionally, the move away from congregated settings has had broader positive impacts on 

outcomes and engagement for people using homelessness services. The Simon Communities of 

Ireland have undertaken research into the pandemic experience of frontline services, and the 

lessons to take from the period.19   

The Programme for Government makes the very welcome commitment to “Move away from 

dormitory-style accommodation on a long-term basis and aim to provide suitable tenancies.”  

The key recommendation of the Simon Communities of Ireland is to endorse a policy approach 

which moves permanently away from provision of homelessness services in congregated settings, 

towards own-room and own-door accommodation. The Simon Communities have found that single 

unit emergency accommodation is crucial to the privacy, dignity, physical and mental wellbeing of 

people using homeless services. The provision of single room accommodation would also have a 

significant impact on reducing the number of people who are rough sleeping, particularly those who 

sleep rough to avoid sharing a room and in doing so don’t access specialist support that could help 

them to move on from homelessness.   

During the first lockdown period, homeless services, local authorities and HSE social inclusion teams 

were required to very rapidly implement public health guidelines in services, particularly around 

social distancing and reducing the numbers of people sharing accommodation. The primary changes 

required related to reducing congregated settings in homelessness services, particularly dormitory 

and multi-person occupancy rooms.   

The ability to reduce capacity and move away from congregated settings was facilitated by the 

prevention measures stemming the flow of people into homelessness, and the increased rental 

market capacity to move people on from homelessness into the private rental market.  These 

factors, prevention and increased private rental market stock, are external to the provision of 

homelessness services. Any effort to move away from congregated settings requires a broader plan 

to strengthen homelessness prevention measures, and increase the supply of long-term housing 

units.  

Within homelessness services themselves, the following measures were put in place, despite serious 

challenges of practicability and resources; 

 Decanting Existing Residents- working in close collaboration with local authorities, homeless 

services sought to capture increased short-term rental supply in the period to allow for more 

own-door emergency accommodation. 

                                                           
19 https://www.simon.ie/Portals/1/Simon%20Systems%20Accelerant-
%20Report%20on%20Homeless%20Services%20in%20First%20Wave%20Covid%2019.pdf  
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 Decreasing Density- reducing the numbers of individuals in shared dormitories and 

bedrooms also involved the use of hotel rooms and the takeover of private hostels to 

increasing the capacity of emergency accommodation.  

 Isolation and Cocooning Facilities- public health measures required that contingencies be 

developed whereby emergency accommodation centres had specific spaces allocated for the 

scenario that a client would test positive for the virus and require isolation. In 

oversubscribed services finding the space for isolation rooms proved extremely challenging. 

 

Cost to Homelessness Services 

 Budget 2020 had allocated €166 million for the cost of providing homelessness services 

under Section 10 of the Housing Act in 2020. 

 Budget 2021 has indicated that the actual spend on homelessness services in 2020 will have 

been €196 million, due to the impact of Covid-19 public health requirements.  

 Budget 2021 announced a €22 million increase in spending on homelessness, bringing the 

budget to €218 million.  

Therefore, it can be surmised that the cost of implementing the public health requirements and 

capturing short-term rental accommodation for emergency accommodation during the course of 

2020 was €30 million. Homeless services are further subsidised by funding from the community and 

voluntary sector, meaning the true cost of providing homeless services is significantly higher than 

the state-funded level. Housing for All should commit to retaining this level of funding to maintain 

the level of physical distancing and single-room occupancy accommodation over the coming 

strategic period. 

 

Benefits of Move Away from Congregated Settings  

The Simon Communities of Ireland has published qualitative research with the School of Applied 

Social Science in UCC into the experiences of homelessness services during the early pandemic 

period.20 Frontline service staff from Simon Communities, as well as local authority and HSE staff, 

have reported significant successes during the period, which were linked in particular to providing 

people with own-room or own-door accommodation. The collaboration and partnership across the 

government, NGOs, charities and other agencies at the onset on the pandemic was critical to 

ensuring the safety and wellbeing to clients and staff across the sector.  

Finding from the research have found that; 

 Long-term rough sleepers with complex needs were more likely to accept an offer of own-

room or own-door accommodation during the pandemic period than they had been to 

accept the offer of multi-person dormitory accommodation pre-pandemic. 

 In a number of cases this led to very positive outcomes for long-term rough sleepers with 

complex needs- providing clients with their ‘own space’ was seen as pivotal in engaging with 

rough sleepers. 

 Fast-tracking of families living in family hubs into social housing occurred with the increased 

supply of private rental accommodation. 

                                                           
20 https://www.simon.ie/Portals/1/Simon%20Systems%20Accelerant-
%20Report%20on%20Homeless%20Services%20in%20First%20Wave%20Covid%2019.pdf 
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 The pandemic period raised public awareness of the importance of a home for staying safe. 

The public messaging of “stay home” to stay safe has cut through in demonstrating the 

importance of providing people with their own space in order to live secure and safe lives. 

 In 2020, there was increased flexibility shown by DRHE in relation to placing couples in 
placements together who were not formally registered as a couple, which helped to reduce 
rough sleeping. Continued flexibility and creativity is required from local authorities to move 
people from the streets to accommodation. 

 The local connection criteria was removed as a block to accessing emergency 

accommodation for people from outside of Dublin which significantly helped with 

supporting people away from rough sleeping and into accommodation.  

Housing for All must capture the progress made in relation to reforms of our homeless services 

during the pandemic period. 

Recommendation 

 Housing for All should provide a roadmap for the move away from congregated settings in 

emergency accommodation, to single room occupancy and own-door accommodation for 

those who become homeless. 

 Housing for All should ensure that the reforms brought in during the pandemic period, 

such as the enhanced collaboration between agencies, ending of the local connection rule 

and flexibility for couples who are rough sleeping are made permanent.  

 

3.2 Mental Health and Addiction Services 
 

The Simon Communities of Ireland provides a range of mental health related services, and 

recognises the inter-related nature of mental health and homelessness. Homelessness can be a 

cause of trauma and serious mental health issues for a person, while mental health issues can also 

play a factor in an individual becoming homeless, or becoming stuck in a cycle of repeated entry into 

homelessness. While the increase in homelessness since 2013 was driven by the housing crisis, we 

must also acknowledge that those who become entrenched in homelessness will usually have 

experienced a number of traumas in their life. This can often lead to addiction or mental health 

issues that become increasingly pronounced in homelessness. To address these needs, we require 

tailored, low threshold alcohol and drugs services, including treatment, detoxification, rehabilitation 

and aftercare services. 

It is therefore very welcome that the Programme for Government commits to meeting the specific 

mental health of those experiencing homelessness, where it states that “Importantly, Sharing the 

Vision recognises that many vulnerable groups, including those who are homeless, or who have an 

intellectual disability or an eating disorder, have specific needs, which our mental health services 

should be equipped to meet.” 

The Simon Communities of Ireland support the Programme for Government’s recognition of the 

need for homeless specific mental health services, and for the need to expedite the implementation 

of the national mental health strategy “Sharing the Vision.” 

As a strategy, Housing for All must take a holistic view of homelessness, and recognise the role that 

our health and social services have to play in addressing our homelessness crisis. Housing for All 

should include specific, measurable actions for the HSE and health and social care providers in 
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relation to provision of the necessary mental health and addiction supports to those experiencing 

homelessness. Interagency work between the health and housing agencies should be built into the 

strategy.  

The Programme for Government makes the very welcome commitment to “ensure that the HSE 

provides a dedicated funding line and resources to deliver the necessary health and mental health 

supports required to assist homeless people with complex needs.” This action must be named in 

Housing for All, with HSE buy-in and accountability for that action point in the Strategy over the 

strategic period.  

The PfG also commits to increasing the number of residential beds for those stabilising, detoxing 

and/or seeking drug-free services. This commitment should be spelled out in Housing for All, with 

timelines attached. The PfG also makes a welcome commitment to the opening of the pilot 

medically supervised injecting facility in Dublin City, and to support the roll-out of access to and 

training in opioid antidotes. 

The pandemic period has brought reforms in how opioid and methadone treatment has been 

dispensed across the country, which has made access easier for individuals. This learning should be 

captured, and incorporated into Housing for All.  

The Simon Communities continue to find that access to services for people with dual-diagnosis is 
challenging, whereby people are rejected from mental health services due to their substance issues, 
and rejected from addiction services due to their complex mental health needs. There is an urgent 
need to develop services specialising in dual-diagnosis and also to provide training and resources for 
existing services to ensure that substance use is not a barrier for people requiring mental health 
care. 
 
There is increasing awareness of the prevalence of childhood trauma among the homeless 
population, but also that homelessness in itself is a trauma. The roll-out of trauma informed care 
across health and social care services is of huge importance and adequate funding should be 
allocated for training all staff, particularly in homeless organisations.  
 
In particular, SCI recommends the following services be funded and incorporated into the overall 

Housing for All strategy for homeless services; 

Recommendations 

 24/7 crisis mental health services tailored to the needs of those experiencing homelessness 

are critically needed 

 Enhanced funding for dedicated addiction services for the homeless population and for 

those amongst the homeless population who have a dual mental health and addiction 

diagnosis. 

 Align Housing for All with the homelessness-related actions in the national mental health 

strategy ‘Sharing the Vision’ and the national drugs strategy ‘Reducing Harm, Supporting 

Recovery.’ 

3.3 Education and Child Supports 
Widespread family homelessness in Ireland has meant that many thousands of children have 
experienced the trauma of homelessness. The impact for these children has been captured in a 
number of reports.21 The primary policy response as outlined elsewhere in this document should be 

                                                           
21 https://www.oco.ie/app/uploads/2019/04/No-Place-Like-Home.pdf  
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to work with families in crisis to prevent homelessness in the first instance and to support families to 
move on from homelessness as quickly as possible.  

However, entering homelessness in the first instance can be a traumatic experience for a child. To 

meet their needs, each child should have access to a child care worker should they require one. 

There have also been instances of children who have special needs entering homelessness and there 

should be a needs based discretionary fund to meet their requirements. 

It is welcome that the Programme for Governments commits to providing “additional supports for 

students who are homeless, resident in family hubs, or in direct provision. Further develop access 

programmes to Higher and Further Education for students from disadvantaged groups, including 

members of the Traveller Community, those in direct provision, and those who are socio-

economically disadvantaged.” 

This commitment should be incorporated into Housing for All, with the relevant departments, such 

as the Department of Education named in the strategy, and accountable over the strategic period. 

The Simon Communities of Ireland believe that given the traumatic nature of homelessness for 

children, every child in homelessness should have access to a child care worker should they require 

one. Housing for All as a strategy should include actions for Tusla and the Department of Children in 

relation to provision of child care worker supports.  

Recommendations 

 Housing for All must engage with the relevant education and child related agencies and 

government departments to ensure those departments are bought into the strategy, and 

are accountable for actions in relation to improving the education and welfare of homeless 

children. 

 

3.4 Case Worker Supports 
The Simon Communities are concerned that people in private emergency accommodation (PEAs) do 

not have the same access to case management, support and expertise as those in supported 

accommodation. On this basis, we advocate for an increase in the available key-working resources 

for people who are using PEAs. Support from a skilled and qualified keyworker is an invaluable tool 

when moving on from homelessness.  

Specialised staff in day services who can support people with moving on from homelessness 

(housing applications, PPS numbers etc.) would greatly benefit people who are not accessing 

supported accommodation. Local authorities could also offer more flexibility in meeting people 

where they are, by providing drop-in clinics in day services for example, rather than having a fixed 

location with specific opening hours.  

Recommendation 

Ensure that those in private emergency accommodation have access to the support and 

expertise of keyworkers to assist in expediting their path out of homelessness. 
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4 Move on from Homelessness and Housing Supply 
 

4.1 Building Social Housing 
The Programme for Government has committed to increasing the social housing stock by 50,000 
units over the five-year term. The social housing needs assessment for 202022 shows that there are 
61,880 households assessed as qualified for housing supports.  Housing for All must set out 
ambitious targets social housing to meet this level of need. The Simon Communities of Ireland 
believe that approximately 15-20,000 new social homes need to be added to the social housing stock 
each year. Supporting Approved Housing Bodies will play an important role in providing long-term 
social housing. 
 
A particular focus should be given in the strategy to ensuring that the mix of units matches the 
evidence base for social housing needs. As identified in the single person prevention measures 
section of this submission, there is a particularly chronic lack of affordable one and two-bedroom 
accommodation suitable for single people and small households. Single adults make up 52% of the 
households on the 2020 social housing needs assessment list, and couples with no children make up 
a further 8%. Therefore 60% of households on the social housing list are currently competing on the 
private rental market using inadequate HAP payments for the small number of one-bedroom units 
that are available.  
 
To achieve the level of one and two-bedroom units required, Local Authorities and Approved 
Housing Bodies have to be supported to transition away from ‘turnkey’ procurement and proactively 
develop one and two-bedroom homes. The Covid-19 economic stimulus has now presented an 
opportunity to release funds for social and affordable house building on a more ambitious scale.   
 
To date, the State has tackled the escalating need for social housing through welfare payments to 
individuals to meet the cost of private rental accommodation.23  In 2020, of the 24,625 new social 
homes delivered by the government, 60% of these were through the provision of rent supplement of 
the housing assistance payment. In effect, 60% of social homes are tenancies on the private rental 
market that the State is supplementing. The overreliance on welfare payments such as HAP to meet 
social housing need is recognised in the PfG, with the commitment to “reduce our reliance on the 
use of HAP for new social housing solutions, as the supply of social and public housing increases.” 
 
It is welcome that the PfG commits to ensuring “that an appropriate mix of housing design types is 
provided, including universally designed units, and accommodation for older people and people with 
disabilities.”  The PfG further commits the Government to avoiding “over-concentration of particular 
housing types in areas, by requiring local authorities to complete Housing Need and Demand 
Assessments to inform the delivery of an appropriate mix of housing typologies to cater for the 
needs of disparate household types and sizes.” Housing for All must ensure that that there is a 
concerted focus on the provision of one and two bedroom units in the delivery of the social housing 
programme.  
 
In order to really end-long term homelessness, consideration should be given to increasing the 
allocation of local authority housing to the priority list, to put a greater focus on moving people out 
of homelessness. 
 

                                                           
22 https://www.gov.ie/en/publication/970ea-summary-of-social-housing-assessments-2020-key-findings/  
23 https://www.gov.ie/en/collection/6060e-overall-social-housing-provision/  
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The Programme for Government makes a welcome commitment to “continue to expand the Housing 

First approach, with a focus on the construction and acquisition of one-bed homes and the provision 

of relevant supporting services.” 

The PfG also commits to developing “a cost rental model for the delivery of housing that creates 

affordability for tenants and a sustainable model for the construction and management of homes. In 

doing this, we will be informed by international experience of the delivery of cost rental, such as the 

‘Vienna Model’.” 

Key to this is a clear understanding of affordability. The target should be less than 30% of household 

income. Current market rents should not be used a benchmark of affordability. 

Both of these specific housing models, Housing First and cost-rental model, are crucial tackling the 

homelessness crisis. Tangible targets should be put beside both models in Housing for All, so 

progress can be monitored and tracked in relation to their roll-out. Ireland can be a European leader 

in terms of its embrace of Housing First, and truly make inroads on the path to ending long-term 

homelessness for those most vulnerable individuals.  

Simon Communities have found that there are many individuals who would benefit from Housing 

First who do not currently meet its threshold. Increasing the availability of Housing First tenancies 

would allow for a lower threshold of access, focusing on those that are experiencing the longest 

periods of homelessness and those that have the most complex needs. In addition, flexibility is 

required in terms of the use of properties with more than one bedroom for Housing First, given the 

chronic lack of one bedroom properties is currently a constraint on the expansion of the programme.  

There is a continued need for long-term supported accommodation in addition to Housing First, and 

the new strategy should include provision for such long-term supported accommodation. 

Increased funding for CAS and CALF has been very welcome, and this should be built into the 

strategy. Funding should be committed to over the 4-5 year cycle, with annual CAS and CALF budgets 

available to local authorities and approved housing associations for procurement and building.  

In the context of the increased role of Approved Housing Bodies in the provision of social housing, 

the strategy should commit to a review and update of the guidelines for capital funding models, 

including the forms and documentation, for AHB projects.  

In addition the strategy needs to review procurement processes and ensure that AHB’s have the 

flexibility required to close sales and advance developments in a timely fashion.  

With the expiration of Rebuilding Ireland, this coming strategic planning period provides an 
opportunity to reset the level of ambition for social housing building in Ireland, and to ramp up 
support for Housing First that the cost-rental model. In addition, the Simon Communities of Ireland 
are part of the Housing First Platform, as such we endorse the submission made by the Housing First 
Platform to this consultation process. 
 
Recommendations  

 Housing for All should lay out explicit targets for the building of social housing, including 
the mix of units, and support for Approved Housing Bodies undertaking social housing 
projects 

 The Strategy should lay out explicit targets for the expansion of Housing First, and funding 
of long-term supported accommodation, CAS and CALF 

 The Strategy should lay out explicit targets for the development of the cost rental model of 
housing provision.  
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 Consider increasing local authority allocations to the priority list to 50%, putting a 
particular focus on moving people out of homelessness, while local authorities are 
increasing their housing output.  

 Planning permissions for developments should be specific regarding the type, mix and 
location of units to be provided as part of the Part V provision within the housing 
development, rather than a negotiated agreement where less attractive units are often 
put forward for social housing.  

 The need for procurement processes with both the Local Authority and within AHBs 
regulatory requirements for due diligence creates a longer process than that for private 
developers. This includes the procurement of consultants and contractors to deliver the 
developments. The streamlined use of approved frameworks with specifically agreed 
parameters for assessment would potentially speed up the process. This would involve the 
expansion of the existing available frameworks of contractors and consultants. 

 Given the challenges that the current tight and fast moving housing market presents. The 
Department should examine the potential for the provision of bridging finance to be 
provided to AHBs to secure the properties whilst the full approval and due diligence 
processes take place.  

 

4.2 Land Development Agency  
The Simon Communities of Ireland welcomes the established of the Land Development Agency on a 

statutory basis, and its stated goal of leveraging public lands to deliver housing. Housing for All 

should set targets for the LDA to ensure that the majority of homes built on public lands are 

additions to the stock of public housing. 

Where homes are built on public lands for sale, these should be affordable homes. Housing for All 

should set out a definition of affordability, defined in relation to median household incomes, rather 

than current housing market prices. 

Recommendation 

 Housing for All should set out a strategic direction for the Land Development Agency that 

places an overwhelming focus on the building of social homes on public lands 

 

4.3 Hidden Homelessness  
It is well rehearsed that emergency accommodation numbers represent a narrow count of those 
experiencing homelessness, and does not include those who are sleeping rough, those in institutions 
with no place to move on to, those registered as homeless and accommodated in ‘own door’ 
homeless accommodation. Those suffering housing exclusion or ‘hidden homelessness’ are also not 
included. This group are recognised in the European typology of homelessness ‘ETHOS’ and we 
believe that understanding the pathways that lead to this group entering homelessness is valuable in 
understanding how we can prevent the individuals and families in this situation from entering 
homeless accommodation. The progression from insecure housing to homelessness is described in a 
Housing Agency report from 201524; “Typically, these families went through a period of less stable 
accommodation – often living with friends or families – before approaching homeless services.”  
 
The Social Housing Needs Assessment for 2020 found that there were 61,880 households qualifying 
for social housing. 5.7% of those households needed social housing primarily as a result of 

                                                           
24 https://www.housingagency.ie/sites/default/files/45.%20Family-Experiences-Report-PDF.pdf  
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overcrowding while 30% were living in accommodation deemed unsuitable. It is likely that large 
numbers of households on the social housing list are experiencing hidden homelessness. 24% of 
households listed their current tenure as “living with parents” while 10.4% described their current 
tenure as “living with relatives/friends”. However, there is a lack of data to demonstrate how many 
of these households, if any, subsequently experience homelessness, whether this information 
reflects the true scale of the problem, and what measures can be implemented to intervene with 
these households to prevent them from accessing emergency accommodation.  
 
Understanding the levels of hidden homelessness in Ireland is necessary in order to strategically plan 

to address homelessness. The Department should incorporate into its Statement of Strategy an 

action for researching hidden homelessness. In February 2021 there were 8,238 people living in 

emergency accommodation. It is well rehearsed that this is a narrow count of those experiencing 

homelessness, and does not include those who are sleeping rough, those in domestic violence 

refuges, those in institutions such as direct provision or the health system with no place to move on 

to, those registered as homeless and accommodated in ‘own door’ homeless accommodation. 

 

Recommendation 

 The Strategy should mandate the CSO to work with local authorities and other 
stakeholders, utilising quantitative and qualitative methodologies, to develop research 
tools to identify the levels of housing exclusion and hidden homelessness in Ireland, 
examine pathways into hidden homelessness and recommend appropriate data metrics for 
the monitoring of progress.  
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Stakeholder Consultation on “Housing for All” 
Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

Irish Traveller Movement

2. Briefly describe your organisation?
300 character(s) maximum

Member-led national advocacy platform, founded in 1990. Network of over 40 local Traveller organisations. 
Working from community development principles, we develop collective policies on issues faced by 
Travellers across Ireland and represent Traveller interests in national governmental spaces. 

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

The Programme for Government commits elsewhere to ensuring “that the housing needs of the Traveller 
Community are met by local authorities and ensure that existing funding is fully drawn down and utilised” (p.
77), with no outline of how this will be achieved under Housing for All. A significant way that this can be 
achieved is through the implementation of all 32 recommendations of the Expert Review. Budgets, priorities 
and corresponding timelines for the implementation of each of the recommendations should be described in 
the Housing for All action plan as a priority; reflecting the decisions already made by the Expert Review 
Programme Board. The implementation should be grounded in Traveller consultation and representation. 

Include enumerated targets for Traveller-specific accommodation, in the commitment to increase the social 
housing stock by more than 50,000. The emphasis should be on new builds. The Expert Review found that 
54.1% of output between 2006 and 2018 involved the refurbishment of existing Traveller specific units rather 
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than new output. 

Any future moratorium on the termination of tenancies should include Travellers living on unofficial sites, as 
per the original wording of The Emergency Measures in the Public Interest (Covid-19) Act 2020. 

Section 24 of the Housing (Miscellaneous Provisions) Act 2002 which prohibits nomadism, a core element of 
Traveller culture, should be repealed. Current eviction procedures should be reviewed and an appeals 
process introduced, to remedy Ireland’s breach of the European Social Charter, and reduce the trauma 
inflicted on Travellers by eviction procedures. 

The national rollout of the new preferential caravan loan scheme, post-pilot, should be set out in the strategy 
with a budget and timeline in place, ensuring residential standard mobiles are supplied to Travellers who 
wish to avail of the scheme. 

Percentage allocations for Traveller-specific accommodation should be included in the Land Development 
Agency, the National Development Plan, and in the City and County Plans. 

Enhance role of CENA and Approved Social Housing Bodies in developing Traveller specific 
accommodation.

Traveller specific accommodation be provided under the Single Stage Planning Process.

Expansion of the choice-based lettings system website - Travellers are statistically less likely to have WiFi 
access and more likely to have literacy difficulties meaning that CBL is not universally accessible. This 
proposal should be equality proofed, given the barriers to navigation of the service for some Travellers
. 
Introduce a social housing passport to allow households move from one local authority list to another - We 
welcome this Housing for All commitment. Recent Mercy Law research, available here, as well as case 
studies and anecdotal evidence from across the country, show Travellers are disproportionately affected by 
the local connection rule, and the passport system may alleviate this.

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

Lack of accountability for lack of drawdown of Traveller accommodation budget, and the lack of plans for 
delivery of Traveller specific accommodation 

Actions:
Establish the National Traveller Accommodation Authority to provide independent accountability and 
monitoring of planning and delivery of the TAPs. 
Ring fence and protect a national budget for Traveller accommodation and injunct a midterm review of 
progress and assign projects delayed to the Planning Regulator.  

823



4

The “Part 8” process where elected representatives vote on Traveller-specific accommodation. 

Intrenched discrimination and lobbying of councillors by some factions of the public means this often halts 
plans for Traveller-specific developments committed to under TAPs.

Action:  Amendment to the Planning and Development (Housing) and Residential Tenancies Act 2016 to 
circumvent the current Part 8 process to An Bord Pleanála, should be applied.

3) The continued overreliance on HAP as a primary mode of delivery of accommodation, failing to recognise 
the unsuitability of private rental accommodation for many Travellers given both the high levels of 
discrimination experienced by Travellers in the private rental sector, and the the lack of rental properties 
suitable for larger family sizes. 

Actions: Housing for All should prioritise the delivery of good quality local authority social housing stock, 
including Traveller specific accommodation.

Travellers who currently avail of HAP/RAS should be able to continue to be eligible to apply and be 
considered for Traveller-specific accommodation. 

4) Sites for Traveller specific accommodation not identified under City or County Development Plans, or 
within Traveller Accommodation Programmes. 

Actions: sites to be identified in TAPs and aligned with CDPs. 

5) Widespread inconsistencies in approach between local authorities in planning, target to deliver to meet 
current need, mode of delivery for provision, redress for emergency or homeless needs, and adequate 
growth planning meaning many TAPs do not meet current or future need. 

Within the current TAPs,  five Local Authorities did not  account for any new family formations over the 5 
year Programme, meaning that young couples reside in the worst conditions, sharing overcrowded bays or 
houses or are forced to avail of emergency accommodation on a long term basis, and children are born into 
hidden homelessness or emergency accommodation. 

Action: Local authorities should assess future need for accommodation over the 5 year period of the 
Traveller Accommodation Programmes and include these in their targets. 

6) Lack of constructive action to combat homelessness, including hidden homelessness, of Travellers. 

Action: Redress the high level of discrimination encountered by Travellers in accessing homeless options, 
and work with the community in the provision of culturally appropriate options

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum
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Travellers should be named as a group disproportionately affected by the housing crisis, alongside ageing 
population and people with disabilities; and to whom the government, under the Housing (Traveller 
Accommodation) Act 1998 has a statutory responsibility in planning for and delivering Traveller specific 
accommodation. The specific needs of Travellers with intersectional disadvantages, for example Travellers 
with a disability and aging Travellers should also be recognised within the strategy. 

The current Housing for All outcomes says “Ensure that an appropriate mix of housing design types is 
provided...” this should be expanded to include:

the provision of quality Traveller specific accommodation, and increased targets for same. Last year, while 
there was an increase in budget drawdown due to Covid emergency measures, just 7 group housing units 
were constructed, and it is unclear if these were new builds or refurbishments. No halting site bays were 
constructed.

Traveller-specific accommodation included in Social Housing Construction Projects Status Reports

Targets identified for Traveller-specific and standard housing including single instance housing that caters 
for larger Traveller families, given that more than 1 in 4 Irish Traveller households had 6 or more persons 
compared with less than 1 in 20 households overall.  Only 4% of new social housing units in Dublin City 
Council and Cork City Council areas comprised four or more bedrooms.

A network of transient sites established to cater for the needs of nomadic families 

National Traveller Accommodation Authority established to oversee planning and delivery of Traveller 
Accommodation Programmes. 

A nationwide survey of Travellers should be undertaken, to quantify needs and the levels of hidden 
homelessness that currently exist - those living in chronic overcrowded accommodation or on unauthorised 
sites and redress same. 

Restore the Traveller Accommodation Budget to pre-recession levels. 

Ensure sufficient resourcing of Expert Review programme board projects to fully implement its 
recommendations.

Reduce structural barriers for Travellers across entry points such as in social housing equity, family size, 
barriers in Housing Assessment applications, in discriminatory practices in accessing private rental 
accommodation, accessing mobility adapted Traveller specific provision and in accessing medically required 
appliances where there is no stable electricity supply on sites

Ring fence retrofitting quotas in the National Retrofit Scheme for Traveller Accommodation 

Introduce rent to buy scheme for Travellers wishing to buy their own home and address barriers to Travellers 
obtaining planning permission to build their own homes. 

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum
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Consultation and evaluation processes in partnership with all stakeholders at a local and national level 
should be a key part of the development and implementation of the policy and action plan. 

It should be aligned with the plan of the Programme Board for the implementation of the recommendations of 
the Traveller Accommodation Expert Review.

It  should reference Ireland’s relevant commitments under international human rights bodies, and findings 
against Ireland in relation to provision of accommodation, and corresponding plans to remedy these 
breaches. 

One of the Programme for Government’s commitments is “Review the National Traveller and Roma 
Inclusion Strategy 2017-2021 and ensure that the successor strategy has a stronger outcomes focused 
approach.” This should include strong outcomes and targets for Traveller accommodation. 

The strategy should include a post-Covid 19 recovery plan, ensuring those most affected by Covid 19, and 
who have been identified under the joint HSE-DHLGH Traveller Accommodation Covid 19 Preparedness 
Checklist, receive adequate supports, ensuring the same stark vulnerabilities to Covid 19 and other 
infectious diseases that were highlighted throughout the crisis are not allowed to perpetuate into the future. It 
should ensure that any temporary measures provided under the Covid 19 response such as sanitation 
facilities are upgraded to permanent facilities, with clear guidelines given to local authorities.

7. Do you have any supporting data or other material that you would like to upload?

No

Please upload your file

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Policy Statement and Action Plan

Stakeholder Consultation on “Housing for All” Policy Statement and 
Action Plan

Introduction

The State recognises that an output of approximately 33,000 new homes per annum will be needed each 
year from 2021 to 2030. In order to achieve that, we need delivery across all tenures, including social, 
affordable, rental and private housing. The Government will seek to address challenges in the sector, 
including viability, access to finance, land availability, the delivery of infrastructure, building quality, building 
standards and regulation, and an adequate supply of skilled labour.

A key mission outlined in the  is the delivery of a new plan for housing which Programme for Government
will be called ‘Housing for All’. It is Government policy that everybody should have access to good-quality 
housing to purchase or rent at an affordable price, built to a high standard, and located close to essential 
services, offering a high quality of life. The provision of more housing across all tenure types has a 
profound benefit socially and economically and the State has a fundamental role in enabling the delivery of 
new homes and ensuring that best use is made of existing stock.

There have been large increases in the building of new homes over the past four years. However, far more 
homes are needed. While the COVID-19 crisis has presented challenges in maintaining the level of growth, 
the Government will work with the construction sector to ensure that the number of new build homes 
continues to grow in the years ahead.

Over the next four years the Programme for Government commits to:

Put affordability at the heart of the housing system.
Prioritise the increased supply of public, social, and affordable homes.
Progress a state-backed affordable home purchase scheme to promote home ownership.
Increase the social housing stock by more than 50,000, with an emphasis on new builds.
Tackle homelessness.
Ensure that local authorities are central to delivering housing.
Work with the private sector to ensure that an appropriate mix and type of housing is provided 
nationally.
Improve the supply and affordability of rental accommodation and the security of tenure for renters.
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The new policy statement and action plan, “Housing for All”, is now being developed on a Whole of 
Government basis. As part of this work to develop Housing for All, we would like to hear from a wide range 
of expert stakeholders to gather thoughts and ideas on improving the delivery of housing in Ireland.

Guide to Completing the Survey

The consultation period will run . Any submissions received after this date may not be until 4 May 2021
considered.

In responding to this consultation you are invited to:

Give your organisations views on the specific questions set out below. You do not have to answer 
every question – you may choose to answer all of the questions or only those which are relevant to 
you. You can provide additional information by way of electronic link or attachment.
Provide details of any issues or concerns you feel should be considered in dealing with the particular 
topic being addressed in your response.

Survey Questions

1. Name of Organisation:

SOA Research CLG

2. Briefly describe your organisation?
300 character(s) maximum

SOA are a not-for-profit action research think tank formed in 2017 to research and promote cooperative and 
collaborative approaches to housing. We study proven and successful UK, European and North American 
strategies and look at how these might be adapted to Ireland.

3. Having regard to the housing objectives set out in the , what other Programme for Government
key objectives should be considered? How should these objectives be prioritised? 

3000 character(s) maximum

Key Objective: Community-led Housing

Community-Led Housing empowers communities to develop solutions which address their particular housing 
needs. This approach provides a framework for residents and communities to collaborate in the creation and 
revitalisation of new and existing neighbourhoods.

The unique feature of Community-Led Housing is the empowerment of future residents to meaningfully 
participate in both the design and long-term management of their homes. Community-Led Housing is an 
umbrella term, encompassing a wide range of approaches, including cooperative housing, cohousing, 
Community Land Trusts (CLTs), and self-help housing.
 
Although no two Community-Led Housing projects are the same, they all share a common goal of meeting 
specific local housing needs via collaboration, empowerment and mutual support. 
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Community-Led Housing (CLH) is premised on the conviction that a house is not just a building, 
or an asset, it is a home: a place to live. As such, community-led approaches take a holistic view of housing 
and strive to ensure the social, environmental and economic well-being of inhabitants. CLH is a ground-up 
approach, which enables groups of people to pool their assets and collective resources to create homes and 
communities which meet their particular needs, whatever they may be, in a sustainable manner.

Community-Led Housing prioritises and advances the following Key Objectives:
–Delivering Affordable Homes, via approaches which prioritise long-term affordability, both for initial owners 
and for future generations
–Town Centre Renewal, facilitating Infill Development and Compact Growth
–Community integration and social cohesion, and addressing loneliness and isolation
–Empowerment of residents to have greater ‘agency’ and inclusivity in the creation of their homes
–Innovation in the design of environmentally sustainable housing and neighbourhoods
–Bringing disused and neglected buildings back to life, by renovating small sites or empty buildings that 
other developers don’t consider 
–Addressing the integration and empowerment of people with support needs (disability, older age, single 
families, homeless people) and low incomes
–Addressing multi-generational and inclusive living: Creating Better Housing Options For Our Ageing 
Population, which prioritise community integration and social cohesion, addressing loneliness and isolation
–Developing new forms of housing to accommodate the present and future needs of residents
–Addressing the issue of working and living 
–Providing skills training and education to those who would otherwise not have the means to access them.
–Advancing lifelong learning in sustainable communities
–Creating Sustainable, Inclusive and Empowered Communities, delivering strong neighbourhoods as well as 
homes

4. What are the main obstacles to delivery of housing across tenures (e.g. social, affordable, private 
rental and private homeownership) and household types (e.g. single person households & 
families)? What short or long-term actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum

The following are the primary common roadblocks which have been identified. Solving these barriers would 
have the most immediate impact in facilitating the realisation of Community-Led Homes in Ireland. 

01 LACK OF RECOGNITION – There is no common understanding in Ireland of what Community-Led 
Housing is, or the benefits of this approach, among local authorities, state agencies, or the general public. 
Better understanding is required of the capacities and capabilities of local communities to house themselves, 
using their own resources. 

02 LACK OF DEFINITION – Associated to lack of recognition, there is no clear definition of Community-Led 
Housing to aid creation of a policy framework, and no legal clarity on the viability of a Community Land Trust 
in the current Irish legal context. 
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03 ACCESS TO LAND – There is no clear and transparent mechanism for allocation of public land to 
Community-Led Housing initiatives, nor via competition based processes incorporating ‘social value’ criteria. 

04 ABSENCE OF AFFORDABLE FINANCE – Associated to lack of recognition and policy base for 
Community-Led Housing approaches, there is no affordable source of finance for: 
a. Project development/construction 
b. Long-term financing 

05 LACK OF SUPPORT – There is no centralised resource to support community-led groups with advice 
and to advocate for the sector.

5. What actions should be taken, in order of priority, to ensure that housing is available for all 
sectors of society, including our ageing population and people with disabilities? 

3000 character(s) maximum

In the area of Recognition of Community-Led Housing in Ireland:
Cross-stakeholder agreement as to what constitutes Community-Led Housing in the Irish context. 

Insertion of a statutory definition of the Community Land Trust in the Housing (Regulation of Approved 
Housing Bodies) Act 2019.

In the area of Proving the Concept and Capacity Building the Sector:
That stakeholders including the Departments of Housing & Finance, the Housing Agency, the Land 
Development Agency and relevant local authorities collaborate with one or more Irish CLH groups to create 
a ‘demonstrator’ project, proving the model.

In the area of support for and de-risking of Community-Led Housing projects:
A Community-Led Housing Fund to build capacity in this nascent sector. 
The creation of a support ‘Hub’ for Community-Led Housing in Ireland.

In the area of Land Policy for allocation of sites for Community-Led Housing
Empowerment of public agencies, by government, to adopt policies for sale or allocation by lease of public 
land for development on the basis of a competitive procedure, according to social value criteria and financial 
viability.

In the area of Financing long-term affordable Community-Led Housing homes
Targeted low-interest loan products, for construction and long-term financing, which can support sustainable 
development and independent cooperatives.

6. Do you have any further comments on the development of the Housing for All policy and action 
plan that you would like to add?

1500 character(s) maximum

Throughout 2020, SOA Research CLG coordinated a multi-stakeholder process to roadmap a Community-
Led Housing infrastructure for Ireland. This project was supported by the Housing Agency, the Land 
Development Agency, Ó Cualann CoHousing Alliance and the Goethe Institut Irland. A community of 
practice of stakeholders included policymakers, local authorities, state and private sector financial bodies, 
housing practitioners and professionals, along with expertise from other European countries.
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Eight Irish Community-Led Housing groups from eight counties across Ireland also contributed. These 
groups are pioneering approaches to community development that prioritise inclusivity, participation, urban 
and rural regeneration, in addition to creating long-term affordable homes and community assets.
The primary goal of the project was to identify obstacles these groups are facing, and to recommend short- 
and medium-term policy measures to overcome these in order to establish a Community-led Housing sector 
in Ireland. A further goal was to provide a template for Irish CLH groups to develop their own projects.
The resulting publication, ‘Roadmapping a Viable Community-Led Housing Sector for Ireland,’ comprises a 
series of handbooks on the subject of Community-Led Housing, offering guidance in the areas of Policy, 
Finance, Land and ‘Getting Your Group Ready’.
A copy of the publication has been sent to the Minister for Housing. 
It may be downloaded at www.soa.ie from May 13, 2021

7. Do you have any supporting data or other material that you would like to upload?

Yes

Please upload your file
fee0ea97-c639-421d-bcdb-321798ba6bd5/SOA_Launch_Flyer.pdf

What we will do with your responses

Thank you for taking the time to consider and respond to this consultation.

Please note any submission made may be published.

Download
Final Privacy Statement on Stakeholder Consultation on Housing for All Policy Statement and Action P

 pdf

Contact

housingforall@housing.gov.ie
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Residential Tenancies Board 

RTB Submission for the Stakeholder Consultation on “Housing 

for All” Policy Statement and Action Plan 

 

1.Name of Organisation 

 

The Residential Tenancies Board (RTB) 

 

2.Briefly describe your organisation?  

 

The RTB was established in 2004 to support and develop a well-functioning rental housing 

sector with a remit that extends to the private rental, Approved Housing Bodies (AHB) and 

Student Specific Accommodation (SSA) sectors.  The RTB regulates the rental sector, provides 

information and research to inform policy, maintains a national register of tenancies, resolves 

disputes between tenants and landlords, initiates investigations into Improper Conduct by a 

landlord and provides information to the public to ensure tenancies run smoothly and that 

landlords and tenants understand their rights and responsibilities. 
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3.Having regard to the housing objectives set out in the Programme for Government, 

what other key objectives should be considered? How should these objectives be 

prioritised?  

 

These are currently very challenging times for both landlords and tenants operating and living 

in the tenancy rental sector. The impact of Covid 19 across society and the economy has been 

profound with significant unemployment, public health issues and changes to services 

required.  The landscape ahead will be unpredictable, and it is still unclear the full impact the 

pandemic has had, and will continue to have, on the housing and rental sectors which were 

already under great stress.  

Security of tenure and affordability were key areas of focus before and during the pandemic 

and will continue to dominate.  Looking to the future, there are also concerns around 

increased risk of homelessness, risk of increasing debt levels for both landlords in relation to 

mortgage arrears and tenants with rent arrears.  There is also an underlying and increased risk 

to supply if landlords are compelled to exit the sector to address increasing mortgage arrears 

or if their continued or future intention to remain in the sector is more generally impacted. 

 At the core of RTB’s remit and focus over the next number of years will be continuing to 

support both landlords and tenants through their difficulties with the delivery of targeted 

enhanced services.  As has been the trend over the last number of years, it would be 

anticipated that there would be an emphasis on the further broadening and strengthening of 

the capacity and powers of the RTB to assist in that regard.  The RTB is fully supportive of 

extended powers and focussed adjustments to legislation targeting the current issues in the 

sector to ensure we are better able to support tenants and landlords through an increasingly 

complicated and difficult environment and would have a number of proposals in that regard.    

Any new proposed measures and approach will need to be carefully considered and be fully 

cognisant of the RTB role and the capacity of the organisation to deliver on its remit.  With 

potentially significant changes, ideally a formal change management process should be 

adopted, giving careful consideration to among other things the organisational capacity of the 

RTB, the appropriate timing for the delivery of measures and the need to confirm resources 

and financial requirements to ensure the proposed measures can be successfully delivered. 
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4.What are the main obstacles to delivery of housing across tenures (e.g., social, 

affordable, private rental and private homeownership) and household types (e.g., single 

person households & families)? What short or long-term actions should be taken to 

increase the scale and speed of delivery and improve approaches to delivery of 

housing?  

 

Housing delivery, focussed on affordable options, is critical to creating more housing options 

and increasing supply. The RTB welcomes initiatives to improve security of tenure, that 

increase the diversity of supply of rental accommodation in the sector, particularly 

through the provision of increased affordable rental options including cost rental model 

options.     

Given the increasing demand and numbers of households that rent in Ireland and that will 

continue to do so into the future, there is an imperative to change the nature of renting 

and ensure the regulatory framework supporting it reflects options that are better aligned and 

do not create unnecessary barriers for those who wish to invest and those who wish to live in 

the sector.  The strengthening of security of tenure protections to meet the longer-

term needs of a rental population that will choose to or will be restricted to renting homes for 

much longer periods than previous generations is particularly important in that regard.  

At the core of RTB’s remit over the next number of years will be continuing to support both 

landlords and tenants, through the delivery of targeted effective services for those in difficulty 

and in dispute.  The RTB is very supportive of the need to focus further measures of 

intervention towards supporting those impacted by issues such as arrears and affordability.    

The measures should be balanced and support the development of a well-functioning rental 

housing sector that is fair, accessible, and attractive for all those who want to continue to 

invest and live in the sector.  Emergency legislation was implemented quickly to support those 

in most need during the pandemic.  However, those issue were already acute before the onset 

of the pandemic.   While supply issues continue to dominate the sector, it is also important 

that interventions deemed necessary to support those impacted by arrears, to control rents or 

840



any other proposed measures have appropriate regard to wider impacts, including the supply 

and availability of rental accommodation. 

While Rent Pressure Zones (RPZ’s) have made positive inroads in relation to curtailing the level 

of rent increases, COVID has highlighted the need for flexibility in terms of rent reviews. 

During the pandemic landlords were asked to show forbearance and many landlords and 

tenants came to their own arrangements and agreed rent reductions to manage impact of 

COVID. Rent Pressure Zone (RPZs) designations are due to end in December 2021. The RTB 

would welcome the opportunity to review the current structure and would ask that any new 

measure be first and foremost balance and non-bureaucratic to allow for a downward review 

of the rent that would not adversely impact on the landlord and to ensure there is no adverse 

effect on supply for tenants. 

Over the last numbers of years significant regulatory change has been introduced and the 

regulatory framework has now, become extremely complex to operate within, particularly for 

smaller landlords. The RTB recognises that it is critical to support landlords in complying with 

their obligations. Education and awareness remain as a key strategic priority for customers 

and stakeholders for the RTB, in addition to promoting a holistic approach to dispute 

resolution with an emphasis on early prevention. Despite this focus, as long as the legislation 

remains complex, there is more risk that landlords and tenants will end up in a dispute and 

tenancies will not be maintained. Having a clear, unambiguous legislative framework would 

make it easier for landlords and tenants to understand and comply with their responsibilities, 

which would have a positive impact on the sector overall by sustaining tenancies, encouraging 

more landlords coming into the market, and ensuring the sector is a more attractive prospect 

for tenants. 

Ultimately the focus should be transitioning the rental sector so that tenants see it as one that 

offers security, quality while at the same time landlords see it as one, they can invest in with 

certainty. 
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5.What actions should be taken, in order of priority, to ensure that housing is available 

for all sectors of society, including our ageing population and people with disabilities?   

 

The RTB is cognisant of the increasing diversity of stakeholders in the rental sector.   As the 

rental sector has grown, the profile of tenants and landlords has become more diverse. The 

RTB is learning through engagement and from our research and data about the changing 

nature of the sector.   The diversity and profile of landlords has changed substantially over the 

last number of years with increased provision by Approved Housing Bodies, Student 

Accommodation Providers and Institutional investors.  The profile and needs of tenants have 

also been changing. The RTB recognises that the deeper the understanding of the needs of 

stakeholders, the more appropriate the response to those needs can be.  

Recent research carried out by the RTB has provided new insight into the profile of those living 

and working in the rental sector.  Non-Irish citizens accounted for 38% of all private tenants 

surveyed while older renters (those aged 45+) accounted for 17% of those surveyed. The 

survey found that both groups have less disposal income due to renting then the general 

population surveyed and had a higher-than-average proportion unable to work due to sickness 

or disability. The survey highlights that while issues in the rental sector are already acute for 

many a high number of already vulnerable people are renting and may need more focussed 

protections to better cater for their needs. Affordability and security of tenure are of 

particular concern for these renters and increased risk and vulnerability is associated with the 

ageing profile of tenants and more permanent nature of renting as a tenure of necessity.  Any 

measures addressing these elements should be particularly cognisant of the needs of our 

more vulnerable renters.    

 The RTB is also committed to improving our services and ensuring that they become more 

accessible and prioritised towards the needs of our more vulnerable customers and that these 

needs are integrated into the day-to-day operations of all our business functions. In order to 

meet the needs of stakeholders, the RTB have introduced a number of measures, such as the 

extension of our telephone call and contact centre opening hours; introduced a free voluntary 

landlord accreditation scheme and redeveloped the RTB website. A key priority is ensuring 
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that information is more widely available and accessible, including the increased provision of 

information and services in multiple languages reflective of the profile of those living in the 

rental sector.  

 

6.Do you have any further comments on the development of the Housing for All policy 

and action plan that you would like to add?  

 

Complexity of legislation  

There has been significant regulatory change introduced over the last number of years and the 

regulatory framework now, while seen as being necessary, is extremely complex to operate 

within, particularly for smaller landlords.  

The RTB understands that it is critical to support landlords in complying with their obligations.  

Consequently, education and awareness remain as a key strategic priority for customers and 

stakeholders, in addition to promoting a holistic approach to dispute resolution with an 

emphasis on early prevention. 

Despite this focus, as long as the legislation remains complex, there is more risk that landlords 

and tenants will end up in a dispute or subject to the new regulatory powers of the RTB.  

Having a clear, unambiguous legislative framework would make it easier for landlords and 

tenants to understand and comply with their responsibilities, which would have a positive 

impact on the sector overall. The RTB recommend that creating a new consolidated legislative 

framework with a focus on a more simplified approach is considered to better support those 

operating in the sector. 

 

Rental Sector Data and Research 

Rental sector data and research are required to effectively regulate the sector and to inform 

policy. The RTB is in a unique position to provide insights as it has access to comprehensive 

rental data through elements such as its tenancies register, dispute resolution cases, Rent 

Index and comprehensive landlord and tenant surveys.  The RTB wishes to promote a better 
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understanding of the rental sector, to monitor trends, assess their impacts, and influence 

policy and outcomes based on evidential data.  The RTB is committed to broadening our 

existing data set to further the rental sector and policy.  The introduction of annual 

registration and soon to be delivered system improvements will improve the accessibility and 

timeliness of data held by the RTB which can provide for enhanced regulation and ensure 

stronger support and enhanced evidence basis for policy formulation, future legislative 

proposals and ongoing monitoring of trends. 
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Housing for All Submission 

 

1. Name of Organisation:  

 

Society of Chartered Surveyors Ireland  

 

2. Briefly describe your organisation? 

 

The SCSI has approx. 5,000 members nationwide and in conjunction with RICS, awards the 

chartered surveyor professional qualification which is the internationally recognised mark of 

excellence in the construction, land and property sectors.  The Society act in the public 

interest: setting and maintaining the highest standards of competence and integrity among 

the profession; and providing impartial, authoritative advice on key issues for business, 

society and governments. 

Members of the profession are typically employed in the construction, land and property 

markets through private practice, in central and local government, in state agencies, in 

academic institutions, in business organisations and in non-governmental organisations. 
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3. Having regard to the housing objectives set out in the Programme for Government, 

what other key objectives should be considered? How should these objectives be 

prioritised?  

 

Within the Programme for Government, Our Shared Future (published October 2020) it 

states that,  

“We believe that everybody should have access to good quality housing to 

purchase or rent at an affordable price, built to a high standard, and located 

close to essential services, offering a high quality of life. We understand that the 

provision of more affordable housing has a profound benefit socially and 

economically and believe that the State has a fundamental role in enabling the 

delivery of new homes and ensuring that best use is made of existing stock”. 

The delivery of new housing supply is the only long-term, sustainable solution to address the 

protracted housing crisis, address price volatility of the housing sector, and safeguards 

Ireland position an attractive place for international investment by ensure that appropriate 

accommodation is available for staff.   

CSO data reports that family formation sizes are plateauing.  An average family formation 

size now stands at 1.38 according to the data from the Census in 2016, but this has fallen 

markedly compared with the period 1996 to 2006. This suggests that we need to plan for an 

adequate mix of unit sizes (i.e. to include one and two bedroom homes) as opposed to 

applying too much emphasis on the traditional 3- or 4-bedroom house delivery. This is an 

obvious consideration of national planning policy, however, the Housing for All plan must 

take account of these changing demographics in a way to ensure the new apartment 

delivery model for example, is adequately supported to meet the changing needs of society.  

Latest forecasts from the CSO report that Ireland’s population could grow by as much as 1 

million people in the next 20 years. Whilst there are many estimates regarding the number 

of new homes needed over the next ten years, it is believed that this is somewhere in the 

region of 30,000 and 35,000 as an overall need’s requirement to 2030. To put this into 

context, new housing unit requirements could be as high as 400,000 new homes during this 

period.  
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At present, Ireland’s home mortgage market has liquidity of €9.21Bn.  New housing 

completions for 2020 amount to 20,600, well below what is needed to meet current 

realisable demand.  Based on an estimated total new home’s requirement of 400,000 in the 

next 10 years, a total liquidity of €200Bn may be required to fund new mortgages. Recent 

decisions by at least two major banks to leave the Irish market is a significant concern for 

future investment plans including the ‘Housing for All’ and therefore it is imperative that 

this Strategy takes account of the financial capacity of the investment market to fund any 

ambitious plans and clearly identify other risks that may result in missed new home targets.  

How we currently deliver new homes to the market is derived from a mix of offsite 

construction and traditional building methods.  Innovation in construction has advanced in 

recent years, but more can be done to deliver more efficiency in the industry.  Through the 

SCSI’s involvement in the Construction Sector Group and the Department of Public 

Expenditure and Reform, plans are underway to research the best approaches to help 

educate and innovate the sector so that more can be delivered with less and automation 

improves efficiency, output and standards. While this initiative is to be lauded, significant 

momentum is important so that the outcome of innovation plans supplement initiatives 

that stem from the Housing for All plan.  

 

Affordability should be at the centre of the Plan 

The challenge of delivering new, affordable and appropriate accommodation to the market 

for current and future needs is a complex one. Affordability must be at the heart of the 

solution to address our housing crisis. Recent studies published by the SCSI in relation to 

new house and new apartment construction/delivery, highlights that a new 3-bedroom 

semi-detached costs €371,000 (2020,Dublin) to deliver, while the delivery of two-bedroom 

apartments in Dublin can range from €315,000 to €551,000 (ex. VAT) (report provides 

average costs across a number of apartment categories). The borrowing limit for an average 

income earning couple is €308,000 and by adding the 10% deposit requirement as per 

1 Banking and Payments Federation of Ireland 
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Central Bank of Ireland macroprudential rules for first -time buyers, a shortfall of c €25,000 

exists (excluding Help to Buy scheme). For new apartments (Greater Dublin Area), there is 

an affordability issue for those households earning less than €90,000 per year and therefore 

new apartments being delivered are well outside of the purchasing capacity of FTB’s.  

It is clear from this data that viability and affordability are the key concerns and challenges 

facing the industry. There is no one solution to address the challenge, but a number of 

measures to increase supply are needed if housing targets are to be met.  

 

Owning your own home  

Home ownership is at 67% (CSO, Census 2016) and has seen a drop from 69% from 2011. A 

wider policy conversation with stakeholders is required to establish objectives for a 

satisfactory longer-term housing tenure mix to work towards. Decisions must be taken as to 

the appropriate mix between home ownership, private rented, public rented during the 

lifetime of this strategy. Utilising a Commission for Housing to establish an agreed objective 

such as adequate tenure mix (owner occupation and rented) is a good starting point to set 

objectives for the next 10 years.  

Earlier in this submission, we highlighted the affordability and viability issues uncovered 

within our cost data reports.  The Help to Buy scheme supports first time buyers who may 

find themselves unable to meet the purchase price of a home due to mortgage borrow 

limitations. The CBI lending rules have indirectly influenced national property price inflation 

by creating a purchase ceiling on those requiring mortgages for purchasing homes. 

Mortgaged buyers can often be disadvantaged when competing against non-mortgaged 

buyers for property for reasons such as additional bidding/purchase restraints placed on 

mortgage buyers.  

It is also important to remember that the property market is no longer a single market, but 

rather a series of micro-markets and a ‘one size fits all’ approach may be inappropriate. A 

more tiered or phased approach to the loan to income and deposit requirements should be 

considered depending on location. 
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The CBI lending rules are focussed on de-risking over-lending by banks to individuals. The 

3.5 LTI ratio is working well and achieving this, however, the rigidity of this ratio does not 

currently account for external factors which are influencing the volume and costs of 

housing, such as the viability and delivery costs of construction. The SCSI understands that 

there is a concern from the CBI, that if the LTI ratio is increased, then this may result in 

property price inflation.   

One way to mitigate this risk and concern is to permit an increase in this ratio for certain 

property types/locations/ values. This policy approach would also align with other important 

Government policy such as promoting the purchase of higher density property types in 

urban locations.  It would further support the Project Ireland 2040 Plan and Ireland’s 

National Planning Framework. Current LTI’s may be disincentivising some purchasers from 

purchasing homes in urban centres (cities) in favour of more affordable locations such as 

commuter towns and suburbs. 

The push towards higher density living by the Government is part of an effort which seeks to 

reverse urban sprawl to promote more compact living. Therefore, it is likely that 

Government policy and the Housing for All strategy must evolve further to manage the 

impact that the mortgage lending rules are having on some buyer profiles and their 

tendency to purchase in less urban locations in favour of more affordable areas 

 

Further consideration should be provided to the availability of a variety of housing types to 

meet the varying needs and affordability threshold of all society. Ireland’s population 

increased by almost 1.9 million between 1956 to 2016, rising from 2,898,264 to 4,761,8652. 

It has also been well documented that life expectancy has risen by several decades over the 

last 100 years and is projected to accelerate over the coming years3. This trend of an overall 

an ageing population underpins the importance of considering housing tenure and housing 

2 
https://www.cso.ie/en/media/csoie/releasespublications/documents/population/2017/Chapter 1 Population

change and historical perspective.pdf 
 
3 https://publichealth.ie/wp-content/uploads/2020/04/20200416-AGEING-PUBLIC-HEALTH-SUMMARY.pdf 
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type in terms of demographics and overall societal need for different types of housing and 

means by which to own and occupy property.  

Once a high-level vision is agreed by all Stakeholders, only then can more detailed targets be 

applied to meet the objectives. Utilising a Commission for Housing represented by all 

Stakeholders is an important avenue to examine such targets.  

It is clear from our delivery costs studies that there is no one solution to address the 

affordability issues pertaining to the delivery of new apartments and houses.  It is 

multifaceted and requires incremental changes in multiple areas to bring down delivery 

costs with involvement and support from both the public sector and the private sector.  

Whilst the introduction of the Help to Buy scheme and the proposed Shared Equity Scheme 

may also assist first time buyers own their own homes, the focus must be on the overall 

delivery costs and managing these to ensure housing remains affordable.  

Land cost is one factor that if addressed, will help to reduce overall costs. Land and 

acquisition costs are on average €61,000 in the delivery of a 3 bedroom semi-detached 

house in the Greater Dublin Area, equating to approximately 16% of total costs.  The 

establishment of the Land Development Agency to strategically manage state assets such as 

development land has a crucial role to play, to ensure that lands are made available to 

deliver much needed housing at an affordable level.  However, agreement or discussions on 

‘affordability’ is required to ensure that homes, when made available is at an affordable 

price point that is achievable for aspiring homeowners in regular employment.  

It is well versed and acknowledged by many that access to affordable housing to purchase 

or rent in our cities, namely Dublin, is a major challenge for this government. Our ‘Real Costs 

of New Apartment’ report highlighted that new apartment purchase is either not available 

in the city or well beyond the price point of most aspiring purchasers.  

Our report highlights that apartment development is showing positive signs of growth in 

many urban centres across the country and this is to be welcomed. Planning permissions for 

apartments are increasing and for the first time are higher compared with the number of 

planning permissions for houses. Much of this positive change is attributed to the good 

work of the Department of Housing, Local Government and Heritage. Apartment 

development is primarily driven by the build-to-rent sector, with less supply of available 
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units for those wishing to purchase new apartments. Because of the expensive nature of 

apartment development, it is often difficult to ensure the viability of new units for the sales 

market; instead, investors and developers seek a long-term yield from the development to 

make the investment viable.  

Apartment total development cost across the four categories examined in our apartment 

costs report varies from €315,000 to €551,000 (ex. VAT) depending on design and car 

parking strategy. The site cost is another large variable with lots of underlying, 

interconnected cost drivers. The site cost included in this report ranges from €28,500 to 

€80,000 per apartment. Therefore, there is still an issue with apartment affordability 

whereby a couple need to have a combined salary of €97,500 to afford a suburban 

apartment at the lower end of the scale. While the Help to Buy Scheme is available to 

qualifying first time buyer applicants, this initiative is a short-term measure, updated and 

renewed from time to time. But again, what is the long-term strategy to tackle housing 

affordability concerns?  

The Central Bank macroprudential rules require that first-time buyers provide a 10% 

deposit, yet second and subsequent buyers are required to have a 20% deposit. Taking a 

wider look at the various regulations and initiatives shared between Government and the 

Central Bank of Ireland, perhaps there is a better way of incentivising and supporting home 

buyers to purchase in urban and suburban centres in the interest of compact growth and 

sustainability for the environment. For renters, and chiefly those renters who find 

themselves unable to apply for social housing and also unable to apply for a mortgage due 

to insufficient income, a cost rental model is a very positive and achievable solution. The 

development of government policy and schemes for the roll-out of a more active cost rental 

model is one to be supported to assist families and ultimately reduce the high burden on 

the private rented sector to cater for all renter types, both private tenants, and public and 

publicly supported tenancies. 

In terms of suggested key priorities to address housing delivery, we believe the following 

merits consideration to bring about effective and positive change; 

- Establish the Commission on Housing as set out in the Programme for 

Government and engage with Stakeholders to agree and implement a Strategy 
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for Housing. The strategy must be measurable so that all entities are accountable 

and responsible for meeting targets.  

 

- The Commission should have a broad scope to examine and make 

recommendations to improve social and private housing delivery to achieve an 

affordable and sustainable housing model. This should set out any taxation 

treatment changes, or incentives needed to stimulate more affordable housing 

supply.  

 

- Develop a research project through the National Centre of Excellence to examine 

innovation initiatives to support modern methods of residential construction as 

part of its initial research work.  

 

- Leverage the Land Development Agency and Local Authorities to deliver new 

alternative models of delivery for social housing.  

 

- Commence a large-scale public-sector house building programme via Local 

Authorities to take advantage of a likely softening in construction costs over the 

coming two years. 

 

- Review Public Procurement of social housing procedures to allow more efficiency 

in preparation for increased activity in social housing delivery. Significant 

procurement delays are a common feature including additional design and 

related costs often encountered when delivering public projects. 

 

- Develop a public development land sales’ register of all development land 

transactions to inform stakeholders and policymakers in shaping public policy. A 

lack of available data for the cost of land for housing is an issue that has been 

identified in this report.  
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- A full independent Cost Benefit Analysis should be carried out ahead of any new 

regulatory and statutory measures that will impact on the overall delivery costs 

of new housing. The Society has consistently advised that such a 

recommendation would be of value to policymakers. As outlined in our report, 

regulatory and compliance costs have been identified in our report as a key 

contributory factor to the increase of “hard costs” since 2016. This 

recommendation featured in our 2016 report and we are again calling for such a 

cost benefit analysis is undertaken, particularly in regard to their impact on 

housing delivery costs.  

 

- Establish a longer-term plan for FTB supports such as the Help to Buy Scheme 

and the proposed Shared Equity Scheme  

 

- Planning resources – it takes c.14-18 months to get a 100- unit scheme to 

planning (assuming no judicial review), which adds significant holding costs. 

Planning reform is required which gives more certainty on the planning process 

whilst taking account of local resident observations. 

 

- Living City Initiative/Bringing Back Homes – promote and provide additional 

financial incentives to deal with additional costs and provide solutions to building 

regulation issues that in some cases are a barrier to renovation and reuse of 

older structures. 

 

- Infrastructure – pre-fund site infrastructure to enable residential development, 

similar to the Local Infrastructure Housing Activation Fund (LIHAF) 
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- Judicial reviews – examine the legal threshold to allow reviews. Significant delay 

to supply can be as a result og JR’s. In some cases delays are due to minor 

administrative errors.  This is becoming a significant concern and in cases a 

barrier to residential delivery. 

 

- Local Area Plans - carry out Financial Viability test prior to implementation to 

ensure units can be delivered especially where increased density is envisaged. 

 

4. What are the main obstacles to delivery of housing across tenures (e.g. social, 

affordable, private rental and private homeownership) and household types (e.g. single 

person households & families)? What short or long-term actions should be taken to 

increase the scale and speed of delivery and improve approaches to delivery of housing?  

 

Home ownership is an aspiration of many but sadly can be unattainable and can result in 

tenants who may wish to move to home ownership after a number of years of renting 

remaining as tenants for the long term. Often, this means that they may face higher 

monthly rent costs compared to possibly lower mortgage repayments if they were to 

become homeowners and ultimately monthly payments do not lead to the ownership of an 

asset which in turn brings an element of security to the individual. 

Many young families begin on their accommodation journey by renting for the short term. 

Renting can be expensive and therefore some families can become ‘trapped’, no longer able 

to save for a mortgage to buy their own home. Although rents have regulation in place to 

control inflation, the most significant issue is lack of new housing supply which is driving up 

rents.  Recent studies from the SCSI 4have shown that there is a growing trend of smaller 

landlords leaving the market.  Our data suggests that many of these may be accidental 

landlords and are leaving as negative equity  is no longer an issue, or due to complex 

4 SCSI Annual Residential Review & Outlook Report 2020 
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regulations and difficulties managing non performing tenants, means that after taxes are a 

paid, the return is not sufficient to match the risk involved.  

In the past 6 years, government strategy reviews were carried out on the rented sector and 

regulation within. Since then, added layers of regulation was introduced without adequate 

enforcement or balanced supports for landlords and tenants. At present, we believe that 

tenants still do not have adequate security of tenure and landlords are still dealing with 

inadequate supports to address non performing tenants.  The Commission for Housing 

should be established to agree a vision for the housing market.  New supply to the market is 

the greatest chance for government to address many of these challenges facing our growing 

population.  

The construction sector needs the direction of government to meet current challenges.  The 

‘Economic analysis of productivity in the Irish construction sector’, report identifies critical 

areas where investment and actions are required to assist the construction industry to 

mechanise and to innovate in the interest of faster builds and more sustainable builds 

efficiencies within the manufacturing and building process. The SCSI fears that Ireland will 

remain with a significant housing demand and supply imbalance for at least another decade 

if the status quo remains. Tighter supply may result in higher accommodation prices and this 

can have a detrimental effect with attracting new FDI into Ireland.  

The construction sector in Ireland is a major employer with approximately 150,000 

employed and activity output in the range of €25bn in 2020. Improvements in efficiency 

through innovation continue and will remain a feature of this industry for the medium term 

as further focus to deliver more for less and deliver more sustainably is a priority for 

Government and stakeholders.  

Advances in technology such as building information modelling (BIM), etc., have enabled the 

construction industry to improve efficiency in the sector. It is promising to see the 

Department of Public Expenditure and Reform taking a lead role to foster an environment 

within industry for further innovation to take place through the Construction Sector Forum.  
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Policy Priorities  

- Cyclical nature of construction sector impacts delivery of new homes:  

The consequential challenges that arise as a result of volatility in demand for 

both private and public capital works affects the economic viability of firms, 

employment security and capacity to invest in people and resources, which has a 

significant impact on productivity.  

 

- Pipeline: Lack of clarity on forthcoming public and private sector work impacts 

firms’ confidence to invest in resources, technology, training and upskilling. This 

then impacts on firms’ appetite for the development of specialised areas such as 

off-site production.  

 

- Complex planning system: Current approval processes for planning in Ireland are 

lengthy and uncertain require a significant administrative effort and cost with a 

resulting impact on time and resources and a consequent adverse impact on 

productivity.  

 
 

- It should be considered that another review of Strategic Housing Development is 

carried out to ensure that any decisions regarding the ceasing of SHD’s is the 

correct one.  

 

- Procurement and contracting: Issues raised as part of this review include the 

bureaucratic and onerous nature of Ireland’s public procurement processes, 

exclusionary qualifying criteria, poorly defined project briefs, unrealistic budgets, 

a lack of understanding of the complexity of the construction stage on the part of 

clients, a lack of collaboration with all members of the supply chain, and 

suboptimal risk transfer mechanisms.  The result of this can be that less 

contractors apply for tendering thereby reducing competition in the market and 
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as a result can reduce value for money for the taxpayer.  With the likely 

reduction in private sector construction activity to take place into 2021, it is 

important that the utilisation of private sector contractors are leveraged to 

deliver important construction projects at a cost-effective rate.   

 

- Fragmented nature of the sector: While not unique to Ireland, the complexity of 

the supply chain, with dependency on subcontractors and agency workers, can 

greatly reduce productivity, with multiple parties working to different schedules 

and budgets. This can lead to poor decision making at initiation, planning and 

execution stages of a project. 

Key consideration should be given as to how public investment may be harnessed to drive 

innovation in the sector such as through the proposed development of an Innovation Centre 

of Excellence for industry. This will foster an equipped, confident sector which can deliver 

on key Government objectives such as residential retrofitting and may provide export 

opportunities for our country 

 

5. What actions should be taken, in order of priority, to ensure that housing is available 

for all sectors of society, including our ageing population and people with disabilities?  

 

Ultimately, a long-term overarching housing strategy which takes account of and caters for 

the needs of all in Society e.g. changing demographic trends such as an ageing population, 

different family structures and the needs of marginalised groups. Such a strategy should 

provide an overarching framework to inform housing and accommodation requirements for 

the population for all stages of the life cycle and to meet all needs, and how these 

requirements can be achieved with consideration given to sustainability and spatial planning 

from the outset. Such a strategy must be enforced by underlying support from all 

Stakeholders in achieving accessible and affordable housing for all. This should further be 

informed by an analysis of the national demographic and needs of all groups including 

marginalised groups.  
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As mentioned previously in this submission, affordability should be at the forefront of all 

considerations for housing development. There is no one single solution to addressing high 

delivery costs in Ireland, however, a range of factors should be considered including 

ensuring a digitised and skilled workforce and ensuring that sufficient regulatory and 

support structures are in place to assist the construction sector in achieving house building 

and retrofitting requirements at optimum cost and efficiency.  

In our Rejuvenation of our Small Town Centres report, the Society has highlighted the crisis 

that rural communities in Ireland face as small town centres struggle with high vacancy rates 

and in recent years have seen outward migration as people relocated to more urban 

settings. Research from the Society has highlighted that agents have noted some home 

purchasers moving back to more rural settings following the increased facilitation of 

working from home over the last year, however, the impact on longer term migratory 

trends in this regard have yet to fully play out. Ensuring the vitality and long-term 

functioning of these smaller towns is critically important to ensure vibrant rural 

communities and – making better places to live, work in and visit. Town centres are a vital 

centre and hub for communities, particularly older communities.  

Innovation should be at the forefront for considering the housing types that may be 

required for the population to cater for people with disabilities, the elderly etc. New housing 

should be reasonably accessible and adaptable for all. Retrofitting work should assist in 

providing quality and sustainable housing to improve overall quality of life.  

6. Do you have any further comments on the development of the Housing for All policy 

and action plan that you would like to add? 

As stated earlier in our submission, public policy must be informed by authoritative, reliable 

data so longer term strategies can be implemented to effect positive change in the sector. 

One of the greatest successes in recent times in relation to data sharing was the 

Government’s decision to activate the Geohive, Arcgis, COVID Hub. It has been a resounding 

success for all stakeholders. Many acknowledge that it was an enormous task for 

Government to deliver but the benefits far outweigh any of the other alternatives that 

were.  
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To date, we have many disparate sources of geospatial data serving our land, property, and 

construction sectors, which single handily are indeed great for their purposes.  

Time has come and is here now where we need a National Geospatial Hub that serves the 

needs of the public and the private sectors alike. It needs to be capable of considering the 

past, presenting the now, and providing for the future.   

Our land, property, and construction sectors need one single source of geospatial truth 

(SSGT) that is robust enough to underpin our National Strategies and help us deliver long-

term planning and development that is sustainable and in all the right places.  

A SSGT with a hub where cogent interoperable data covering land, buildings, utilities, PRA, 

Valuation Office, planning, environmental monitoring, vacancy, in one centralised hub that 

enables access to all authoritative and administrative data would be a visionary leap 

forward and enable informed decision making. 

Just like the Geohive COVID Hub spatial data is in one place, easy to use, visual and possible 

to understand.   

Covid has proven the ability and needs to make informed decision making. There is a need 

for the same credible data equivalent SSGT for the land, property, and construction sectors.  

Key structural support such as this portal would enable Ireland to step up a gear and have 

complete oversight and perfect governance. It will empower key decision-makers to have 

the utmost faith and see enhanced confidence in how we do business. 

7. Do you have any supporting data or other material that you would like to upload? 

- SCSI Real Cost of New Apt/House Delivery 

- Annual Property Report 

- TPI Report 

- House Reinstatement Report  

- Rejuvenation of Small Town Centres Report  

- Macroprudential Rules Policy Paper 

- Help to Buy Position Paper 

- Retrofitting Position Paper  
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Executive Summary 

Context 
The National Disability Authority (NDA) is producing this advice paper under 
Action 97 of the National Disability Inclusion Strategy 2017-21. The paper 
sets out the NDA’s advice on ways of achieving Universal Design solutions for 
new housing so that homes can be made accessible to all regardless of their age, 
size, ability or disability. 

What is covered? 
This paper aims to set out a practical set of recommendations for consideration 
by Government on how to apply a Universal Design approach to the design and 
building of new homes in Ireland. The focus of the paper incorporates both social 
and private housing, and all housing types, e.g. apartments as well as traditional 
housing units.  

What is Universal Design? 
Universal Design is the design and composition of an environment so that it can 
be accessed, understood and used to the greatest extent possible by all people 
regardless of their age, size, ability or disability. An environment (or any building, 
product, or service in that environment) should be designed to meet the needs of 
all people who wish to use it. This is not a special requirement, for the benefit of 
a part of the population. It is a fundamental condition of good design. If an 
environment is accessible, understandable, usable, convenient and a pleasure to 
use, everyone benefits. By considering the diverse needs and abilities of all 
throughout the design process, Universal Design creates products, services and 
environments that are easy to use by everyone. Universal Design is a design 
philosophy that aims to create an inclusive, sustainable society, where every 
person can participate to the greatest extent possible. 

The statutory Centre for Excellence in Universal Design (CEUD) is an integral 
part of the NDA. The main functions of the CEUD include contributing to the 
development and promulgation of standards and design guidance; promoting 
Universal Design in education courses and curriculum for the relevant 
professions and occupations; and raising awareness of Universal Design. The 
Universal Design role extends beyond disability to consider design issues for 
everyone and entails engagement with standards bodies, industry, professional 
bodies and educational institutions. 
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Universal Design approach to housing 
Finding suitable and appropriate homes that can accommodate changing needs 
over time can be difficult – whether for families with young children, a person 
with a temporary or permanent injury, someone with a disability or an older 
person. Universal Design can meet everyone’s needs through flexible homes 
designed to adapt to a person’s lifecycle and lifestyle patterns of people over 
time. 

Informed by research, the NDA’s Centre for Excellence in Universal Design has 
published Universal Design Guidelines for Homes in Ireland1 which sets 
out a Universal Design approach to building new homes involving two levels of 
Universal Design to making a home more accessible, understandable and usable 
at each stage with a third level for very individual needs that require extra space 
in the home. The NDA has conducted research and engaged with the relevant 
professions and other stakeholders to inform the Universal Design Home 
guidelines, as well as the Dementia Friendly Dwellings for People with 
Dementia, their Families and Carers guidelines.  

 

 

1 http://universaldesign.ie/Built-Environment/Housing/ 
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The Universal Design Home Guidelines are informed by research of national 
and international best practice guidance including an extensive consultation 
process with key stakeholders.  Universal Design Homes build upon social and 
technological advancements in Ireland and internationally. The guidelines are also 
informed by national policies developed by the former Department of the 
Environment such as the National Housing Strategy for People with a 
Disability 2011-2016 and the Quality Housing for Sustainable 
Communities 2007, the Department of Health’s National Positive Ageing 
Strategy and their National Dementia Strategy 2014.  

The guidance is provided in a two-tiered system described as:  

UD Home optimising flexibility, adaptability and usability for everyone;  
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UD Home + providing for greater accommodation of people’s changing needs 
over time.  
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It also provides guidance on a UD Home ++ to raise awareness and assist in 
person-centred design for specific needs beyond the UD home + specifications. 
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These guidelines show how Universal Design can be implemented in practice, 
with clear helpful diagrams and drawings showing how this can work in practice 
in standard homes.  Universal Design homes can create an enabling home 
environment for the widest range of people that can be easily and readily 
adaptable.   

UD Home Design Quality Features   

     

The following are core features of a Universal Design Home across all three 
levels2.  Many of these features will be relevant to all of us, which is the essence 
of Universal Design: 

• Providing wider external and internal doors 

• Providing capped electrical points for future installation of a stair lift, front 
door illumination, adjacent to internal doors, above and beside window heads 
and at skirting  level (for future automatic devices such as assisted door 
openings, ceiling hoists and automatic curtain/blind opening) 

• Inserting sockets at the top and bottom of stairs and including two-way or 
three-way switching. In addition, ensuring sockets and switching (and window 
sills) are further than 500mm from an internal corner and are at levels that 
are within easy reach and view for everyone, should be allowed 

• Providing cabling which future proofs all dwellings to enable various existing 
or new technologies to be integrated easily into the home  

• Considering easy control and use of systems and the capability to integrate 
smart technology, energy efficiency and security systems or assistive 
technology 

• In the entry level toilet, ensuring that it is sufficient for the future installation 
of a walk-in shower including walls of adequate wall strength to take future 
fittings. Below floor drainage, level access, moisture resistant plasterboard and 

2 Order of Magnitude Costs No.1 for Fingal County Council, Lawlor Burns & Associates 

Chartered Quantity Surveyors 
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light fittings and tanking of floor and walls up to a height of 2000mm will also 
be necessary. 

• Locating the main bathroom immediately adjacent to the main bedroom with 
a “soft spot” for future installation of a door between them. Ensuring that 
provision is made for future adaptation to a shower room including the 
features listed for the entry level toilet 

• In the main bedroom, located beside the bathroom, it is important to provide 
for “hard spots” in the ceiling to allow for a hoist track to be installed 
supported by ceiling construction 

• Providing for fittings like lever door handles and taps that are easier to use for 
everyone 

• Providing a beam at ceiling level ground floor as part of the rear wall to allow 
for future extension in exceptional cases where design layouts cannot 
incorporate a future downstairs walk-in shower and/or a future room for 
conversion to bedroom. 

 
Multi-Generational Home design, Westmeath County Council Capital Housing Design Team  

 

The NDA notes based on feedback from Wexford County Council, that it is not 
necessarily the case that a Universal Design home will have a larger footprint 
than a standard home. In fact, estate agents in Wexford have been getting 
feedback from potential buyers that they are more impressed by the design of 
the layout and the use of space in the homes that contain accessible and 
adaptable elements and features. This is due in large part to the initiative that 
Wexford County Council took in its County Development Plan to ensure that a 
minimum of 20% of dwellings in all new housing estates of five dwellings or more 
must be suitable to accommodate, or are adaptable to provide accommodation, 
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for persons with disabilities, their families and carers, based on Universal Design 
guidelines. 

Designs for various housing types in a new development in north County Dublin, 
obtained via Fingal County Council, show a range of sizes that are in line with the 
normal range of 90m2-110m2 that cover a standard 3-bed semi-detached home. 
They applied the 10 Ways to Construct a More Lifetime Adaptable and 
Age Friendly Home3 guidelines that were developed in collaboration with 
Fingal County Council, Age Friendly Ireland and the NDA’s Centre for Excellence 
in Universal Design (CEUD). These 10 features are based on the Universal 
Design Home Guidelines developed by the CEUD. 

The need for Universal Design homes 
The 2016 Census indicates that 643,131 people in Ireland had a disability. That is 
13.5%, or 1 in 7 of the population in Ireland that has a disability. This represented 
an increase of 47,796 persons (8%) on the 2011 figure of 595,335.  

Like other countries, our population is living longer and the number of older 
persons is growing.  It is expected that the numbers of persons with disabilities 
will increase by approximately 20% by 2026. This has particular implications for 
housing and supported living in the community, and the need to ensure a 
sustainable housing model in Ireland. While Universal Design particularly 
addresses the needs of persons with disabilities and older persons its broader 
reach across the wider population e.g. families with children, shared homes etc., 
make sense to adopt this approach to Irish home design. 

Costs associated with Universal Design homes 
Figures provided by Clúid (an Approved Housing Body), whilst building Broome 
Lodge apartments in Cabra, Dublin 7, in 2017, show that their experience of the 
extra construction cost for building to Universal Design Homes standards was 
approximately €4,150 (incl. of VAT, On-Costs, finance costs and legal costs) per 
apartment which equated to a 2.5% uplift. This equated to 2.1% increase in the 
overall project development costs4. As these features and elements become the 
norm the price differential between a Universal Design home and a standard 
home should be minimal in the future. 

3 https://www.fingal.ie/sites/default/files/2019-
04/10_ways_to_create_adaptable_and_age_friendly_home_march_2019.pdf 
4 Figure obtained from Clúid, via the Housing Agency  
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Estimated figures5, obtained via Fingal County Council, relating to 
accommodation for older persons including Universal Design features in a new 
build costing approx. an extra €12,000 compared to the costs of retro-fitting an 
existing dwelling amounting to an extra €32,000. 

The CEUD are working with members of the Society of Chartered Surveyors 
Ireland to produce a comprehensive cost comparison for home construction 
following a Universal Design approach that will show analysis around the 
potential long-term savings to homeowners – and to the State – that accrue from 
following a Universal Design approach. 

Good practice in Universal Design 
There are a number of examples of a Universal Design approach to developing 
new homes being put in to practice. There are homes already built in Dublin, 
Limerick and Wexford that combine Universal Design features with high levels of 
energy efficiency.  

Wexford County Council has taken a lead and specified a minimum number of 
accessible homes be built in developments of a certain size.  This is something 
that other local authorities have the statutory powers to achieve and could study 
and try to replicate this example in their own development plans.  Clúid’s work is 
also set out in this paper.  It is one of many Approved Housing Bodies (AHBs) 
building new homes for persons with disabilities and older persons.  These AHBs 
would benefit from the policy and regulatory changes discussed elsewhere in this 
paper. 

The paper also sets out examples from other countries that may be relevant to 
how a Universal Design approach to new homes could be implemented in 
Ireland. In addition, there are examples of cost comparisons and costs benefit 
analyses carried out in other jurisdictions. It should be noted that these analyses 
are some years old, and that different regulatory circumstances apply in each of 
the relevant jurisdictions.  

Universal Design’s place in current housing policy 
There are a number of commitments regarding housing for persons with 
disabilities under the current Programme for Government, the National 
Housing Strategy for People with a Disability 2011-2016, the Social 
Housing Strategy 2020, Rebuilding Ireland, DHPLG’s Statement of 

5 Order of Magnitude Costs No.1 for Fingal County Council, Lawlor Burns & Associates 

Chartered Quantity Surveyors 
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Strategy 2017-2020, the National Disability Inclusion Strategy 2017-
2021(NDIS) and in Project Ireland 2040. 

  

The National Housing Strategy for People with a Disability 2011-2016 
(NHSPWD) is connected to, and supported by, the Social Housing Strategy 
2020, has been incorporated into Rebuilding Ireland, and extended to 2020. 

The full effect of these policies has not yet been felt as they are still in the 
implementation phase. The NDA advises that there are opportunities now to 
review how they can better support implementation of Universal Design, 
particularly in light of wider Government policy commitments to persons with 
disabilities and older persons, considerations regarding sustainability and to 
ensure better use of funding. We highlight the following in particular: 

• The ratification of the UN Convention on the Rights of Persons with 
Disabilities (UNCRPD) requires that Ireland report on what actions it is 
taking to realise the economic, social and cultural rights set out in the 
Convention. This report is due to be presented to the UNCRPD 
Committee, in Geneva, two years after formal ratification has taken place 
(April 2020);  

• DHPLG is due to carry out a review of the NHSPWD in 2020; 
• The current mid-term review of the NDIS which is being led out by the 

Dept of Justice and Equality, comprising the housing strategy and potential 
follow on from this advice paper; 

• The acknowledgement, in the National Planning Framework, of the 
significant role that Universal Design of buildings to deliver greater 
accessibility for all has to play in relation to social inclusion and translation 
of same into specific actions. 

It is the NDA’s view that realisable actions to support a Universal Design 
approach to new homes, set out in this paper, need to be considered and put 
into action now. 

878



A Universal Design approach to new homes also has potentially positive 
implications for a series of Government policies relating to health and well-being, 
positive ageing and climate action.   

International policy 
The right of access to adequate housing for persons with disabilities is recognised 
in international treaties.  This right has been further developed under Articles 19 
and 28 of the recently ratified UNCRPD (Appendix D). Under Article 19, Ireland 
recognises the rights of persons with disabilities to choose their place of 
residence while Article 28 recognises the right of persons with disabilities to 
adequate housing. The Convention, under Article 4, also places an emphasis on 
Universal Design in practice. Ireland is fortunate to have a statutory Centre for 
Excellence in Universal Design which has already undertaken research and 
developed practical guidelines to support national policy. The UN’s Sustainable 
Development Goals are now embedded in Government policy and provide a 
vehicle for linking a Universal Design approach to sustainable homes and 
communities. 

This paper also sets out different approaches to implementing Universal Design in 
other jurisdictions. For example, Norway has made Universal Design a central 
criterion for funding from its national housing bank; Japan offered lower mortgage 
interest rates or higher loan amounts based on adaptations. 

Regulating for a Universal Design approach 
Progress in Universal Design housing policy needs to be assisted by an 
examination of how legislation, regulations and policy can support its delivery, 

In the first instance, consideration should be given to examining the feasibility of 
recognising a Universal Design approach to housing in building control legislation.  

Part M of the Building Regulations sets out minimum provisions for the access 
and use of buildings. The Technical Guidance Document to Part M (TGD M) 
sets out guidance on the minimum level of provision that meets the requirements 
of the regulations. The minimum standard required in the current TGD M for 
dwellings is that new dwellings are visitable by people with disabilities.  

In contrast, Universal Design Homes are about reflecting homes that people can 
live in, over their lifetime, as their needs change. A reference to Universal Design 
was added to the TGD M in 2010, however it  only asks designers and builders to 
consider making additional provisions where practicable and appropriate while 
having regard to Universal Design,  

879



This is the only current mention of Universal Design in any primary, or 
secondary, legal/regulatory instrument that covers planning, building control or 
design. Currently there is no general, statutory obligation on builders/developers 
to plan, build or design following a Universal Design approach. There are no 
penalties or incentives in planning law, building control law or tax law to 
encourage a Universal Design approach. There are no housing funding 
programmes that contain measures requiring a Universal Design approach. There 
are no statutory minimum targets or quotas for Universal Design dwellings in 
housing developments. However many of the local authorities are keen to 
implement the universal design guidelines developed by the NDA if the proper 
structures were in place nationally. 

A positive route for supporting change could come via the three new public 
bodies that have been created to implement housing policy namely: 

• Land Development Agency:  could include Universal Design as a criterion for 
building on land owned by them 

• Office of the Planning Regulator: could consider Universal Design as a topic 
for research, training and education as well as monitoring its consistent 
application in planning across all local authorities 

• Home Building Finance Ireland: could include Universal Design as a criterion 
for financing developments 

The NDA is working with the Housing Agency to engage with these new bodies 
on a Universal Design approach to new homes. 

The knowledge and experience of the local authorities in relation to planning, 
design costs, etc., supported by the Local Government Management Agency and 
the County and City Management Association, can assist the DHPLG in working 
to drive the national adoption of a Universal Design approach to home building. 

Various financial incentives could also be considered, as well as the possible 
redirection of expenditure from one area, e.g. housing adaptations grants, to 
another, social housing construction in the long-term. 

Incentivising a Universal Design approach 
This paper proposes the exploration of a number of financial incentives to 
encourage those involved in planning, design and construction to follow a 
Universal Design approach to home building. They would, not be required if new 
home building were to be underpinned by any new minimum UD Home standard 
set out in a revised Part M of the Building Regulations. This process will, 
however, take time.  In the meantime, the measures listed below could be made 
available on the basis of a non-statutory agreed set of standards promoted by 
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DHPLG; using the 10 Ways to Construct a More Lifetime Adaptable 
and Age Friendly Homes promoted by Fingal County Council, for example. 
In summary, the proposals cover the following: 

• DHPLG explore options for national funding schemes to allow older people 
to remain in their own home and community, maintain some form of financial 
security and provide accommodation for others. 

• In the interest of linking energy efficiency and Universal Design a grant scheme 
modelled along the lines of the Home Energy Grants6 administered by the 
Sustainable Energy Authority of Ireland  

• Similar to Green mortgages offered by financial institutions that depend on a 
minimum BER rating, the development of Universal Design mortgages  

• A time-limited VAT reduction for developers who opt to follow a Universal 
Design approach to help offset any possible higher costs 

• The extension of existing local authority waivers7 from Development 
Contributions - that already exist for developments in receipt of Housing 
Adaptation Grant and for developments to be used as accommodation for 
persons with disabilities – to developments that follow a Universal Design 
approach 

Recommendations 

The National Disability Authority (NDA) advises that progressing new home 
design and construction from a Universal Design approach needs to be 
established policy, recognising in particular that the general population is getting 
older, persons with disabilities are living longer and are, in some cases, out-living 
their traditional care-givers, e.g. their parents/siblings. This trend will continue to 
put pressure on traditional housing solutions when someone can no longer live 
independently e.g. nursing homes.  In tandem with the necessary health and social 
care support packages, homes built using a Universal Design approach offer a 
solution that gives people the option to remain in their homes and communities 
for longer, thus reducing their need for long-term and expensive care homes; 

6 https://www.seai.ie/grants/home-energy-grants/ 
7 
https://www.dublincity.ie/sites/default/files/content/Planning/Documents/DevelopmentContributi
onScheme2016-2020.pdf 

881



keeping them connected to family, friends and place, thus helping their mental 
health and well-being.  

Finding suitable and appropriate homes that can accommodate our changing 
needs over time can be difficult – whether for families with young children, a 
person with a temporary or permanent injury, someone with a disability, or an 
older person living independently. Universal Design can meet everyone’s needs 
through flexible homes designed to adapt to lifecycle and lifestyle patterns of 
people over time. 

The NDA acknowledges that adopting a Universal Design approach to new 
housing will involve a more coordinated and integrated approach across 
government departments such as Housing, Health, Finance and Transport as well 
as inter-departmental cooperation and coordination.  We have set out our 
reasoning and recommendations.  As we engage with a range of stakeholders to 
support the adoption of Universal Design in Ireland, we would be happy to 
support further collaborative work in relation to universal design homes.  

This paper concludes with a series of recommendations that seek to tackle the 
issue from a combined regulatory, policy and financial viewpoint. If some of the 
recommendations are taken on board it will not be necessary to implement 
others.  

All the recommendations are set out in summary below.  They are explained, in 
detail, later on this paper. The NDA looks forward to engaging with the 
Department and its agencies in guiding further on how the recommendations can 
be advanced and implemented, and to play our role as appropriate.  

 

Regulatory 
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Recommendation 1: Update and 
Revise Part M of the Building 
Regulations 

Responsible for this Action 

Part M for dwellings should be 
reviewed and the minimum standard 
for new dwellings should move from 
new dwellings being required to be 
visitable to new dwellings being 
suitable for people to live in over 
their lifetime, based on a the first level 
of Universal Design guidance. This 
should be included as an action after 
the mid-term review of the National 
Disability Inclusion Strategy 
2017-21 

Department of Housing, Planning and 
Local Government 

 

Policy 
Recommendation 2: Insert 
targets for Universal Design 
homes into county development 
plans 

Responsible for this Action 

In advance of Recommendation 1 
above being achieved it is 
recommended that DHPLG 
introduces a new minimum percentage 
target of all new housing 
developments to be planned, designed 
and constructed following a Universal 
Design approach. This also 
complements Action 4.6 in the 
Government’s Policy Statement on 
Housing Options for our Ageing 
Population 2019 which states that: 
“In partnership with industry, 
introduce measures to ensure that 
over a five year period delivery is 
increased to ensure that 30% of all 
new dwellings are built to incorporate 
universal design principles to 
accommodate our ageing population. 

Department of Housing, Planning and 
Local Government 

Local Authorities 

Local Government Management 
Agency 

Housing Agency 

County and City Management 
Association 

Construction Industry Federation 
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Recommendation 3: Increase 
minimum apartment sizes 

Responsible for this Action 

Review the current apartment sizes in 
the Apartment Guidelines from 2018 
to address size issues and comply with 
universal design guidelines. This can 
also be supported by revising Part M 
to achieve universal design standards 
as well as insuring that monitoring 
systems are in place to ensure its 
application.  

Department of Housing, Planning and 
Local Government 

Local Authorities 

 

Recommendation 4: Link current 
Government policies to produce 
Sustainable Homes and 
communities 

Responsible for this Action 

In the context of current Government 
policies on housing and climate change 
explore practical solutions to link 
energy efficiency, sustainability and 
Universal Design as a holistic approach 
to designing and building new homes. 
This directly links to Action 3.4 in the 
Housing Options for ageing population 
that, states: Develop a Design for Life 
rating mechanism for homes that will 
measure the energy-efficiency and age-
friendliness of homes to enable them 
to be truly sustainable. 

 

Department of Housing, Planning and 
Local Government 

Department of Communications, 
Climate Action and Environment 

Local Authorities 

Housing Agency 

National Disability Authority 

Irish Green Building Council 

Sustainable Energy Authority of 
Ireland 
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Recommendation 5: Review 
functions of relevant public 
bodies  

Responsible for this Action 

The Land Development Agency, the 
Office of the Planning Regulator and 
Home Building Finance Ireland should 
review how they approach the 
planning, design and build of new 
homes in order for them to change 
course from their current approach to 
following a Universal Design approach. 

The Department should review the 
statutory functions of these agencies 
to see how they can be strengthened 
to have a Universal Design focus. 

Department of Housing, Planning and 
Local Government 

Department of Finance 

Land Development Agency 

Office of the Planning Regulator 

Home Building Finance Ireland 

National Disability Authority 

 

Recommendation 6: Technical 
skills – housing design  

Responsible for this Action 

In order to ensure that the knowledge 
and resources are in place the 
Department of Housing, Planning and 
Local Government should work with 
the stakeholders listed opposite to 
support the advancement of CPD for 
all professional staff who are involved 
in the planning, design and 
construction of new homes following 
a Universal Design approach. 

 

Department of Housing, Planning and 
Local Government 

Department of Education and Skills 

Higher Education Authority 

Solas 

Local Authorities 

Royal Institute of Architects of Ireland 

Construction Industry Federation 

Engineers Ireland 

Society of Chartered Surveyors 
Ireland 

National Disability Authority 
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Funding/incentives 
 

Recommendation 7: Explore 
options for home adaptations 

Responsible for this Action 

In the context of the current review 
of other grant schemes – e.g. Housing 
Adaptation Grants - DHPLG to 
explore options for national funding 
schemes - on either an administrative, 
or statutory, basis – to allow older 
people to remain in their own home 
and community and at the same time 
maintain some form of financial 
security, as well as providing much 
needed accommodation for others. 
This would entail liaising with the 
relevant stakeholders, listed on the 
right, regarding the amount of money 
involved and how such a scheme 
would be administered.  

Department of Housing, Planning and 
Local Government 

Local authorities 

Local Government Management 
Agency 

Housing Agency 

City and County Managers 
Association 

 

 

Recommendation 8: Universal 
Design Grants 

Responsible for this Action 

In the interest of linking energy 
efficiency, sustainability and Universal 
Design, DHPLG and the relevant 
public bodies could introduce and 
promote a grant scheme, modelled 
along the lines of the Home Energy 
Grants administered by the 
Sustainable Energy Authority of 
Ireland. 

Department of Finance 

Department of Public Expenditure and 
Reform 

Construction Industry Federation 

Society of Chartered Surveyors 
Ireland 
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Recommendation 9: Universal 
Design mortgages 

Responsible for this Action 

Similar to Green mortgages offered by 
financial institutions that depend on a 
minimum BER rating, consideration 
should be given, by the relevant 
Departments, to exploring the 
potential for Universal Design 
mortgages for new homes where 
more favourable terms could be 
offered when Universal Design 
features are included in new homes. 
This could be a temporary measure 
introduced pending the revision of 
Part M. 

Department of Finance 

Department of Public Expenditure and 
Reform 

Construction Industry Federation 

Society of Chartered Surveyors 
Ireland 

Central Bank 

Financial institutions 

 

Recommendation 10: VAT 
reduction for a Universal Design 
approach to building new homes 

Responsible for this Action 

Consideration should be given to 
introducing a time-limited VAT 
reduction in order to encourage 
builders to build Universal Design 
Homes. This could be a temporary 
measure introduced pending the 
revision of Part M. 

Department of Finance 

Department of Public Expenditure and 
Reform 

Construction Industry Federation 

Society of Chartered Surveyors 
Ireland 
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Recommendation 11: Waive 
development contributions for 
Universal Design homes 

Responsible for this Action 

Explore potential and feasibility of 
extending the existing practice of 
waivers from local authority 
development contributions to 
developments – or part of 
developments – that are planned, 
designed and built following a 
Universal Design approach. This could 
be a temporary measure introduced 
pending the revision of Part M. 

Department of Housing, Planning and 
Local Government 

Local Authorities 
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Other 
Recommendation 12: Accessible 
communications 

Responsible for this Action 

Ensure the processes and services 
around housing applications and 
information, and all communications 
with public in this regard, are 
universally designed so that all 
relevant Departments and public 
bodies should follow the guidance set 
out in the NDA’s - Customer 
Communications Toolkit for the 
Public Service for the Public 
Service8. 

This toolkit provides guidance for 
public servants on how to 
communicate with the public using the 
simplest and clearest language possible 
and to ensure that all services are 
accessible, and meets the diverse 
needs of all our customers. 

The toolkit contains advice on general 
writing style principles, verbal and 
non-verbal communications, design of 
forms and documents, web and social 
media content and how to display 
signage. 

The toolkit aligns with a key objective 
of the government’s reform agenda, 
which is to enhance how the public 
service engages with service users 
with a view to improving the quality of 
their interaction with the public 
service. 

Department of Housing, Planning and 
Local Government 

Local Authorities 

Home Building Finance Ireland 

Office of the Planning Regulator 

Land Development Agency 

Department of Public Expenditure and 
Reform 

Department of Finance 

8 https://www.gov.ie/en/press-release/51c63c-universal-design-toolkit-customer-engagement-
public-sector-launched/ 
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Context 

The National Disability Inclusion Strategy 2017–20219(NDIS), which was 
launched on 14 July 2017, takes a whole of Government approach to improving 
the lives of persons with disabilities. It is intended that it will make a significant 
difference over its lifetime to the position of persons with disabilities in Irish 
society. One of the eight themes of the NDIS is ‘Living in the Community’, 
incorporating Action 97, in which the National Disability Authority (NDA) 
commits to:  

… prepare policy advice on ways of achieving Universal Design 
solutions for new housing so that new homes can be accessed and 
used by all persons, irrespective of size, age, ability or disability. We 
will advise on any implications of same for stakeholders including 
designers, builders, homeowners and tenants.  

The NDA is the independent statutory advisory body to the Government on 
disability matters and has a duty to assist the adoption of Universal Design 
through its Centre for Excellence in Universal Design (CEUD). In practice, 
Universal Design benefits everyone – regardless of age, size, ability or disability - 
as defined in the Disability Act 200510. As such, when implemented, it can 
enable everyone to interact as independently as possible with the built 
environment, products, services and ICT. While relevant to everyone, it is 
especially important to persons with disabilities and older persons. 

The statutory Centre for Excellence in Universal Design (CEUD) is an integral 
part of the NDA. The main functions of the CEUD include contributing to the 
development and promulgation of standards; promoting Universal Design in 
education courses and curriculum for the relevant professions and occupations; 
and raising awareness of Universal Design. The Universal Design role extends 
beyond disability to consider design issues for everyone and entails engagement 
with standards bodies, industry, professional bodies and educational institutions. 

Ireland is unique in having a statutory Centre for Excellence in Universal Design. 
The CEUD has produced two sets of technical guidance on the Universal Design 
of homes and the retro-fitting of existing homes and these have been recognised 

9 http://www.justice.ie/en/JELR/Pages/WP17000244 
10 http://www.irishstatutebook.ie/eli/2005/act/14/section/52/enacted/en/html#sec52 
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as best practice both nationally and internationally11. They have also been applied 
in practice in some local projects, which will be discussed later in the paper.   

We believe there is also an opportunity to encourage adoption and 
implementation of a Universal Design approach by building it in as a requirement 
to housing funding programmes, including those for adaptations, therefore, 
creating more sustainable accommodation for those with ever changing needs.  
Living in a UD Home helps to avoid the need for re-location or costly building 
works as one’s family needs change over time. Integration of smart infrastructure 
and energy efficient systems at the outset of home design avoids costly re-fits 
which benefits everyone in terms of comfort, efficiency and quality of services.  

It is not about a ‘one-size-fits-all’ model – the UD Home enables the widest 
possible number of people to live at home independently and in their community. 
For a housing provider, builder or developer, a UD Home thereby provides a 
competitive advantage as the home offers a more attractive market proposition 
for the widest range of potential residents.  UD Homes are fundamentally about 
better design, efficiency and a creating more sustainable homes and communities. 

This paper sets out the value of Universal Design as part of the solution to 
Ireland’s long-term housing needs and the facilitation of inclusive communities for 
all citizens.  It is widely understood that housing is not, by its very nature, a 
quick-fix solution, and that a variety of measures will be required to address 
current shortages, but Universal Design can offer a sustainable and flexible 
solution to Ireland’s housing need that could have long-term economic and 
societal benefits. 

Why Universal Design? 

The type of housing we build, how it is designed and where it is located impacts 
all of us and the overall costs to the State.  Traditionally, this has meant the need 
for adaptations or renovations to allow the individual to remain within their 
homes, or re-location to alternative premises. 

11 http://universaldesign.ie/Built-Environment/Housing/ 

http://universaldesign.ie/Built-Environment/Housing/Dementia-Friendly-Dwellings/  
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The NDA advises that through the application of the CEUD’s Universal Design 
Homes Guidelines12 customised features would be easy to apply cost 
effectively if needed, thereby improving the whole home design and development 
process for everyone in the future.  

A Universal Design Home is in line with the standard range for the most 
common house types e.g. a 3-bed semi-detached home between 90m2-110m2. It 
is the internal layout and design of the property that sets it apart from the 
standard home.  The house will be easier to circulate around for everybody. 
There will be level entry to the house. Internal fixtures and fittings are installed in 
such a way that they can be modified to suit the needs of the occupants at any 
given time.  

The following are core features of a Universal Design Home across all three 
levels13.  Many of these features will be relevant to all of us, which is the essence 
of Universal Design: 

• Providing wider external and internal doors 

• Providing capped electrical points for future installation of a stair lift, front 
door illumination, adjacent to internal doors, above and beside window heads 
and at skirting  level (for future automatic devices such as assisted door 
openings, ceiling hoists and automatic curtain/blind opening) 

• Inserting sockets at the top and bottom of stairs and including two-way or 
three-way switching. In addition, ensuring sockets and switching (and window 
sills) are further than 500mm from an internal corner and are at levels that 
are within easy reach and view for everyone should be allowed 

• Providing cabling which future proofs all dwellings to enable various existing 
or new technologies to be integrated easily into the home  

• Considering easy control and use of systems and the capability to integrate 
smart technology, energy efficiency and security systems or assistive 
technology 

• In the entry level toilet, ensuring that it is sufficient for the future installation 
of a walk-in shower including walls of adequate wall strength to take future 
fittings. Below floor drainage, level access, moisture resistant plasterboard and 

12 http://universaldesign.ie/News-events/News/Universal-Design-Guidelines-for-Homes-in-
Ireland.pdf  
13 Order of Magnitude Costs No.1 for Fingal County Council, Lawlor Burns & Associates 

Chartered Quantity Surveyors 
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light fittings and tanking of floor and walls up to a height of 2000mm will also 
be necessary. 

• Locating the main bathroom immediately adjacent to the main bedroom with 
a “soft spot” for future installation of a door between them. Ensuring that 
provision is made for future adaptation to a shower room including the 
features listed for the entry level toilet 

• In the main bedroom, located beside the bathroom, it is important to check 
for “hard spots” in the ceiling to allow for a hoist track to be installed 
supported by ceiling construction 

• Checking for fittings like lever door handles and taps that are easier to use for 
everyone 

• Providing a beam at ceiling level ground floor as part of the rear wall to allow 
for future extension in exceptional cases where design layouts cannot 
incorporate a future downstairs walk-in shower and/or a future room for 
conversion to bedroom. 

The Universal Design Guidelines developed by CEUD are not intended to be 
overly prescriptive, but provide a flexible framework for designers to apply the 
guidelines creatively to all new home types through the different levels described 
as UD Homes and UD Homes +.  

Although the guidelines enhance quality of life for everyone in their homes, they 
would not necessarily meet every need to accommodate an individual’s personal 
factors, circumstance or choice. Therefore UD Home ++ Guidance and design 
tips are also provided for those persons who need a much higher level of support 
to remain in their homes. 

UD Home optimises flexibility, adaptability and usability for everyone. This level 
is about planning & designing new homes (and retrofitting existing homes) within 
and beyond current Building Regulations. A Universal Design Home from the 
design stage shows attention to detail and high quality materials that are essential 
to ensure longevity of use. Universal Design Homes are accessible to all people 
regardless of age, size, ability or disability. A home designed from a Universal 
Design approach allows ease of access and use for people with mobility issues, 
persons using wheelchairs, for children in strollers and buggies and to allow easy 
access for the delivery of furniture and appliances. They are homes that 
demonstrate good, practical design quality that is affordable.  

UD Home + provides for greater accommodation of a person’s changing needs 
over time. For example, providing additional flexibility to the layout of the home, 
i.e., wider entrance gates to the home, deeper canopy to the entrance door, 
wider entrance doorways and hallways, level access to the rear garden space, 
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moveable partitions to allow flexibility of spaces, dropped counter tops with 
powered controls. UD Home + builds on the practical design of a Universal 
Design Homes to provide greater flexibility for the persons living in the home  

UD Home ++ is a more person-focused approach to home design and 
construction. A UD ++ home may be provided for a person with a long-term 
illness or disability. The home would be planned and designed with the end user’s 
needs in mind as well as taking on board their family and carers needs, however 
the home is to look and feel no different to other homes. Through good design 
and consultation with the end user(s), the home should be easy to use and 
future-proofed. A UD Home ++ provides greater use of space and provides 
more elements and features to ensure the home is fit for purpose. 

There is a preference for persons as they get older to be able to continue to live 
in a familiar environment close to family and friends, retaining independence and 
wellbeing. Homes should be designed and built with ease of use as a core feature 
to ensure this is possible. 

This is also an opportunity for other strategic areas such as energy efficient home 
design, smart cities and sustainable communities to benefit from a Universal 
Design approach.  

When home environments are person-centred in design and convenient 
everyone benefits, including national programmes with reduced demand for 
funding housing adaptations. Simply put, Universal Design is better design.  The 
application of Universal Design thinking to our homes recognises our differences 
and accommodates them through the integration at the outset of the design and 
construction stages of: 

• Flexibility and ease of adaptability to meet a person’s changing needs over 
time in a cost effective way; 

• Sustainable design to improve comfort and energy efficiency;  

• Smart technologies to enable ease of living independently for longer; 

• Effective use of space. Practical considerations built in, e.g. to facilitate 
installation of hoists at later stage etc. 

Living in a Universal Design Home helps to avoid the need for re-location or 
costly building works as a person or family’s needs change over time. Integration 
of smart infrastructure and energy efficient systems at the outset of home design 
avoids costly re-fits and also benefits everyone in terms of comfort, efficiency and 
quality of services. Evidence emerging from Wexford indicates that a Universal 
Design approach also delivers more appealing homes for buyers.  
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The table below gives a rough comparison of similar features under UD Homes, 
UD Homes + , Irish Wheelchair Association Guidelines for Lifetime 
Adaptable Homes and the Category 2 and 3 Regulations in the UK; the UK 
Regulations are set out in Appendix A.   

The dimensions are taken from the publications listed above. This table is 
included in order to demonstrate that Universal Design offers the most 
comprehensive design solution across a range of features that re common to 
every home.  These dimensions also demonstrate that the CEUD’s guidance 
matches and exceeds what has been included in the UK Regulations since 2015. 
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Comparison of dimensions 
 
Feature UD Homes UD Homes + Irish Wheelchair 

Association Access 
Guidelines Lifetime 
Adaptable Housing 

UK M4(2) 
Category 2 

UK M4(3) 
Category 3 
Wheelchair Users 

Entrance 
gate 

900mm 1000mm 900mm 900mm Minimum 850mm 

Entrance 
door 

Between 
800mm and 
900mm 

Between 850mm 
and 1000mm. 

900mm 850mm Minimum 850mm 

Hallway 1000mm-
1200mm 

1800mm x1800mm Minimum1200mm 900mm-1200mm Minimum 1050mm 

Space 
between 
kitchen 
units/work 
surfaces 

1200mm -
1500mm 

1500-1800mm 1800mm 1200mm Minimum 1500mm 

Size of 
bathroom 

1800mm x 
2000mm 

2500mm x 2500mm 2500mm x 2500mm 1450mm x 
1800mm 

1650mm x 2200mm 

Switches 450mm-
1200mm 
above floor 
level 

450-1200mm above 
floor level 

400mm-1000mm 
above floor level 

450mm-1200mm 
above floor level  

450mm-1200mm 
above floor level  
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Smart Technologies and Assistive Products 
The Universal Design Homes Guidelines state that  

Home services, and management of resources such as water, waste 
and energy will, in future, be transformed by enabling technologies.  

New models of care and welfare are also being transformed, with innovation in 
assistive products and services driving change towards non-institutional, 
community-oriented, home-based care services. Universal Design Homes can 
create an enabling home environment for the widest possible number of persons 
by providing opportunities for lifetime living as well as easy adaptations to the 
existing structure. By “designing-in” ease of use and the possibilities for smart 
technologies, taking a Universal Design approach at the outset, the home can 
provide a supportive environment to optimise participation and activity 
throughout a person’s lifetime. 

As a means of demonstrating the application of smart and assistive technologies 
in homes, the CEUD collaborated with DHPLG on the successful Homes for 
Smart Ageing Universal Design Challenge in 201714. This was an initiative 
under Rebuilding Ireland (Action 2.19) and the Department of the Taoiseach’s 
Programme of Actions for Smart Ageing. The winners of the Challenge – 
the Abhaile Project (now Ava Housing) – have completed their pilot development 
in Clondalkin and have been funded by DHPLG to commence five more projects 
in 2019. The overarching objective of the Challenge was to improve the quality of 
life for older persons in Ireland. The learning from the Challenge can also be 
applied to the wider population as the solutions demonstrated in the pilot could 
be implemented in any home if the occupants should require them. 

The Challenge also brought together important stakeholders to consider the 
practical application of a Universal Design approach to housing: 

• Department of Housing, Planning and Local Government 

• Dublin City Council 

• Construction Industry Federation 

• Royal Institute of the Architects of Ireland 

14 http://universaldesign.ie/Web-Content-/Homes-for-Smart-Ageing-Universal-Design-Challenge-
PDF.pdf  
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• Enterprise Ireland 

It will be important to draw on these already successful collaborations to try and 
advance a case for the adoption of a Universal Design approach to housing by 
Government 

Who will benefit from Universal Design Homes? 
Universal Design Homes are about better design, efficiency, sustainability and 
catering for a broader market need.  In the first instance, society as a whole will 
benefit from the development of diverse communities; where persons with 
disabilities can remain and be a part of their local community. 

Universal Design Homes are suitable for both the rental and home buying 
market. The following scenarios based on the four principles of Universal Design 
emphasise the flexibility of Universal Design Homes15: 

• Easy, safe, access from the immediate neighbourhood to the entrance to the 
home works for everyone whether those carrying shopping, with small 
children, or for an older person living alone. 

• Providing homes with a flexible lay-out with more easily adaptable internal 
walls allows the home to expand or contract as the family grows; this works 
for ‘empty-nesters’ and works for persons living alone or independently with 
particular needs. 

• Ease of movement and simple control of the home environment and systems 
works for everyone, but also improves quality of life for persons with 
temporary injuries, those with a disability who need to move safely around 
their home, and works for older persons who are vulnerable to accidents in 
their homes. 

• Clever use of limited space designed for multi-purposes with wider entrances 
works for young families who need ease of movement for strollers, for 
children’s play areas, or for extra storage or shelving space, and it also works 
for wheelchairs and double buggies. 

• Smart home services and entertainment enjoyed by everyone in their homes 
can also work for the integration of assistive technologies for persons with a 
disability, or for older persons living alone 

Connection to place 
Housing policy needs to facilitate proximity to existing urban facilities such as 
community medical facilities, public transport, libraries and entertainment that 

15 Universal Design Guidelines For Homes in Ireland, page 8 

898



can encourage as many persons as possible to be independent for longer and 
hence delay their reliance on health and personal social services. Well-designed 
dwellings within existing communities allow for more frequent interaction with 
family and friends while also maintaining independence and privacy. Getting 
involved in the community not only gives persons a sense of purpose and 
contribution that is vital for maintaining a sense of dignity but also promotes 
socialising and mental exercise that helps to delay the onset of mental health 
difficulties and age-related illnesses such as dementia.  

Having engaged with home providers and home designers the CEUD has 
produced housing research and design guidance resources that looks at 
Universal Design Homes and Dementia Friendly Dwellings for Persons 
with Dementia, their Families and Carers. If new dwellings or alterations 
to existing dwellings are built in line with a Universal Design approach, then they 
will help persons to remain living at home and in their community independently 
and safely for as long as possible.  

There is an opportunity to increase awareness of Universal Design approach 
across all care and housing related professions and services.  

The need for new Universal Design homes 

An ageing population 
The general statistical trends tell us that life expectancy has increased16.  This is 
equally true for persons with disabilities and older persons.  There are already 
examples of older persons living in homes that no longer suit their needs.  
Understandably they are reluctant to leave a place that they have been connected 
to for decades.  Their choices are further limited by a lack of suitable right-sizing 
options in their neighbourhoods. 

Persons with disabilities can often encounter barriers at the other end of market, 
where it can be difficult to source suitable accommodation, regardless of what 
stage in life they have reached. There are more persons with disabilities who are 
living longer – due to advances in medicine and health care – who out-live their 
traditional support structures e.g. parents, siblings, relatives, where housing 
solutions are required rather than institutional arrangements. 

All of us will age. Some of us will acquire a disability as we age. There is an 
obligation on all parties involved in planning, design and construction to take the 

16 https://stats.oecd.org/index.aspx?queryid=30114 
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The current average age of a first-time buyer in Ireland is now 3417.  At this age 
the average man can expect to live to 80 and woman to 8318.  

These projections are based on a number of assumptions, however, current 
housing and health policy could not cope with such increases. What follows is an 
examination good practice in Universal Design and of where housing policy 
currently is and what considerations would be relevant to allow it to address the 
projected increases in the number of older persons and the associated increase in 
the number of persons with disabilities. 

Good practice in Universal Design: Ireland 

The CEUD has developed design guidance based on a Universal Design approach 
and works with stakeholders to promote designing from a Universal Design 
approach in the context of the built environment, in line with its statutory 
functions.  

A Universal Design approach has also been recognised and adopted in a number 
of local authorities across the country. 

Wexford County Council 
Wexford County Council’s Development Plan 2013-19 promotes Universal 
Design and Lifetime Housing in accordance with best practice and the policies 
and principles contained in Building for Everyone: A Universal Design 
Approach (National Disability Authority, 2012) and Sustainable Residential 
Development in Urban Areas: Guidelines for Planning Authorities and 
its companion document Urban Design Manual (DEHLG, 2008)  They require 
an Access Statement to be completed for significant developments in accordance 
with Appendix 6 of Booklet 9 ‘Planning and policy’ from the series Buildings for 
Everyone: A Universal Design Approach.  

One of Wexford Co. Council’s objectives – in its current County Development 
Plan19 -  is to ensure that a minimum of 20% of dwellings in all new housing 
estates of five dwellings or more are suitable to accommodate or are adaptable 
to provide accommodation for persons with disabilities, based on a Universal 

17 https://www.centralbank.ie/docs/default-source/publications/household-credit-market-
report/household-credit-market-report-2019.pdf  
18 https://www.cso.ie/en/releasesandpublications/er/ilt/irishlifetablesno162010-2012/  
19 https://www.wexfordcoco.ie/sites/default/files/content/Planning/WexCoPlan13-
19/Volume1.pdf, page 417 
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Design approach. Developers are also required to show an accessible route to 
the residential units from the boundary of the property. Proximity and access to 
local services must also be considered relative to the units which are accessible. 
Because this Plan was developed prior to the publication of the Universal Design 
Home Guidelines, it contains a number of references to the relevant sections of a 
previous NDA publication, Building for Everyone: A Universal Design 
Approach, from 2012. As stated elsewhere, there is nothing to compel the 
adoption of a Universal Design approach to planning, design and construction, 
however, Wexford’s success at following through on this Objective sets a good 
example for other local authorities to follow. 

Fingal County Council 
Fingal County Council’s Development Plan 2017-23 commits to building 
homes for persons with disabilities based on a Universal Design approach. In 
addition Fingal also promotes a Universal Design approach in its Strategic Plan 
for Housing People with a Disability 2016-202120. In this document Fingal 
state as follows: 

“Universal Design is considered to be the minimum specification for 
some or all of new build and newly acquired housing.” 

Universal Design is to be combined with advancement in assisted living 
technology in the provisions of homes for persons with disabilities. 

In order to illustrate the Universal Design approach Fingal County Council have 
also developed a list of 10 recommendations21 on features to be included in a 
Universal Design home. These 10 feature are listed elsewhere in this paper (pp 8 
and 25-26). These features have also been independently costed by quantity 
surveyors.  They have found that the cost of including these 10 features in a new 
home is estimated to be €11,200 ex VAT; this compares to a cost of €31,150 ex 
VAT to retro-fit these features into an existing home22. 

20 https://www.fingal.ie/sites/default/files/2019-
03/Disability%20Strategy%20%20Final%20Draft%20Jan%202018.pdf  
21 https://www.fingal.ie/sites/default/files/2019-
04/10 ways to create adaptable and age friendly home march 2019.pdf  
22 Order of Magnitude Costs No.1 for Fingal County Council, Lawlor Burns & Associates 

Chartered Quantity Surveyors 
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Louth County Council 
Louth County Council’s Development Plan 2015-2123 contains a commitment to 
designing for lifetime needs. The Council demonstrates an awareness of the need 
for flexible, adaptable and accessible housing types that will be designed and built 
based on the requirements and characteristics of the households to be 
accommodated.  

Westmeath County Council 
Westmeath County Council’s current development plan is due to be replaced by 
a new six-year plan in 2020.  As it stands, the current development plan24 (2014-
2020) contains an objective to follow recommended standards in the NDA’s 
2012 publication, Building for Everyone: A Universal Design Approach, 
which refers to Universal Design of all buildings and their approaches, covering 
internal and external public environments.  A team of architects and planners 
from Westmeath entered the 2017 Rebuilding Ireland Homes for Smart Ageing 
Universal Design Challenge.  The NDA is hopeful that Westmeath County 
Council will follow up on this entry by including commitments to following a 
Universal Design approach to housing in its new development plan. 

NDA advises that there should be scope for all the other local authorities to 
consider adopting the objective and the follow-up work that has been pursued, in 
Wexford, in their own development plans.  Dublin City Council’s current plan25 
makes numerous references to Universal Design for streets, the public realm and 
the built environment, but not specifically about new homes. There is an 
opportunity for Dublin City Council to adopt a similar approach to Wexford.  

Local authorities could consider introducing a target percentage for each 
development and support this by building awareness of the Universal Design 
approach across all its functions. 

A comprehensive, nationwide approach to planning and building control would 
create consistency and certainty and make building, based on a Universal Design 

23 https://www.louthcoco.ie/en/publications/development-plans/louth-county-council-
development-plans/volume-1-written-statement.pdf, page 125 
24 https://www.westmeathcoco.ie/en/media/CDP%20Volume%201%20Written%20Statement.pdf, 
page 125 
25 
https://www.dublincity.ie/sites/default/files/content/Planning/DublinCityDevelopmentPlan/Writte
n%20Statement%20Volume%201.pdf  
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approach, more attractive to developers. What follows are some examples of 
where a Universal Design approach has been followed in actual developments. 

Broome Lodge 
During 2017, Clúid Housing constructed 43 one and two bedroom apartments at 
Broome Lodge, Cabra, Dublin 7. The development now houses 51 older persons.  
The development is designed to keep pace with residents’ changing needs. The 
occupants will be facilitated to ‘age in place’, which will allow them to stay in their 
home for as long as they wish. In this way Clúid’s design standard follows the 
guidance set out in CEUD’s Universal Design Guidelines for Homes in 
Ireland and embraces Universal Design approach in its approach to delivering 
sustainable housing. 

The entire complex runs on an energy efficient heating system and the BER of 
each apartment is A3. Combined with an affordable rent, this helps combat fuel 
poverty and supports residents to minimise their living costs, as well as being 
relevant to achieving a number of the UN’s sustainable development goals. 

Colivet Court, Limerick 
This is one of a number of examples in Limerick City and County where age-
friendly accommodation has been purpose built following a Universal Design 
approach. The development is managed by Clúid Housing. The development is 
located in such a way that it has allowed the residents to stay in their Southill 
community while having the benefit of accommodation that has been purpose-
built to keep them as active and involved with other residents – and the wider 
community – for as long as possible.  The residents also benefit from the 
availability of a caretaker. 

As with Broome Lodge, sustainability and energy saving elements can be 
combined with a Universal Design approach to building, each apartment has a 
BER rating of B1.  

Ava Housing 
The Abhaile Project (now Ava Housing) developed out of the winning entry to a 
competition called the Homes for Smart Ageing Universal Design Challenge 2017. 
The Challenge was an initiative under the Rebuilding Ireland programme 
(Action 2.19)26, and aimed to stimulate and encourage the design and 
construction industries to be innovative in designing and delivering housing 

26 http://rebuildingireland.ie/install/wp-content/uploads/2019/03/Q4-2018-Rebuilding-Ireland-
Progress-Report.pdf, page 12 
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solutions for older persons. It was overseen by DHPLG in partnership with the 
CEUD, which coordinated the design and delivery of the Challenge.   

The winning entry provides project management and support services to older 
homeowners who wish to adapt their home to provide space for a rental 
capacity, following a Universal Design approach. The service is a continuous 
relationship from the initial adaption works, to finding a suitable renter to 
managing and collecting of rent on behalf of the homeowner. 

The ground floor of the home is remodelled to create a self-sufficient unit for the 
homeowner. A new accessible toilet with shower is provided and the front 
reception room is converted to a bedroom. The rear reception room becomes 
the main living space, and the kitchen, by necessity reduced in size, opens off this 
area. The homeowner retains direct access to the rear garden from the main 
living space. 

A new door creates a single entry point from the shared circulation space to 
allow the homeowner privacy and security. Existing doors are widened to 
improve access for persons with limited mobility. A range of Universal Design 
upgrades are considered depending on the particular needs of the homeowner. 

The first floor of the home is also remodelled to create a suite of living spaces. 
The existing bathroom and rear bedroom remain unchanged. The two bedrooms 
to the front of the house are converted to a kitchen and living/dining room 
respectively with a new opening in the wall between the two. 

The stairs and hall are space that the homeowner and renter share. A new porch 
is added to the front of the house to increase the size of the shared space at 
ground level. The porch also provides a sheltered area immediately outside the 
door and may include a new seating area to create the opportunity for social 
interaction between the occupants of the house and connectivity with the 
outside world. 

A current pilot project in Clondalkin involves putting a new kitchen upstairs so 
that the current homeowner can rent the upstairs space while she will move 
downstairs. A new comfortable bathroom has been included downstairs, which 
retains the original fireplace. In addition the garage is being converted to create 
an extended kitchen/ dining space. A Section 5 Declaration of Exemption from 
South Dublin County Council was sought and was granted. This means the 
project can be delivered with minimal regulatory burden on the homeowner. 

Since the completion of this first project Ava Housing has received funding from 
DHPLG to start five more houses to be completed in 2019. These projects 
should offer DHPLG the chance to study the benefits of these adaptations across 
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a number of indicators, such as applying Universal Design as well as health, 
finance, etc. On the basis of this experience DHPLG should explore options for 
national funding schemes to allow older people to remain in their own home and 
community, maintain some form of financial security and provide accommodation 
for others. 

Good practice in Universal Design: International 

Below are some examples of schemes where financial and/or regulatory 
mechanisms are/were offered to encourage house building using a Universal 
Design approach, consideration of which might be relevant in an Irish context. 

Norway 
The Norwegian State Housing Bank (NSHB) is working towards increasing the 
amount of housing using a Universal Design approach. This work is based on 
Norwegian government policy set out in Norway universally designed by 
2025.27 This was in the Norwegian government’s first five year action plan for 
universal design and increased accessibility, running from 2009-2013 

The NSHB’s basic housing loan scheme for new building projects promotes 
universal design. In order to get a loan from the NSHB, the applicant must meet 
certain quality criteria for Universal Design in housing, formulated through 
minimum requirements in building regulations and standards. 

Their basic loan scheme includes loans for construction of new homes, renewal 
and reconstruction of existing ones. 

The NSHB’s basic loan scheme aims at promoting Universal Design and 
environmentally sustainable solutions in new and existing dwellings.  

In issuing loans, it is important for the NSHB to promote environmental 
concerns, paying attention to sustainability within the home, housing quality, 
design and energy efficiency. Increased attention is also given to ensuring physical 
accessibility and promoting Universal Design.  

Basic loans are first priority mortgages in which the amount of the loan is based 
on the local housing market and the particular public goals attached to the 
individual project.   

27 https://www.regjeringen.no/globalassets/upload/bld/nedsatt-funksjonsevne/norway-universally-
designed-by-2025-web.pdf 
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Most of the basic loans are given to professional actors in the home construction 
industry. Individual households building their own home may also apply for the 
basic loan. The rates are set out in Appendix B. 

NDA advises that homes that are to be planned, designed and built following a 
Universal Design approach could be prioritised for investment by Home Building 
Finance Ireland as an incentive for builders/developers. 

Japan  
Japan’s Housing Mortgage Scheme for the Ageing Future ran from 1996 to 2007 
and was subsidised by the Japanese government. It entitled those purchasing 
dwellings meeting requirements on accessibility and usability to lower interest 
rates or larger mortgage sums. These requirements included level floors, support 
for handrail installation and specific widths to accommodate wheelchair usage. 
Because of the scheme, housing with design for ageing features increased 
considerably. 

As a result of research in 1987, draft design guidelines on design for the ageing 
society were prepared, which guided local governments when they built rental 
housing. In 1995, the Ministry issued the finalised Design Guidelines of Dwellings 
for the Ageing Society, which, together with the Act on Accessible and Usable 
Buildings by the Aged and Physically Disabled Persons of 1994, marked a clear 
departure from age-specific housing schemes. In 1996, the Housing Loan 
Corporation introduced the Housing Mortgage Scheme for the Ageing Future, 
which offered reduced interest rates or larger sums of mortgages where design 
for ageing was respected in housing construction.  

By revealing a clear and direct linkage between disability and ageing, the scheme 
showed how important accessibility is for all. Through offering an incentive, the 
scheme encouraged housing manufacturers to construct, and persons to obtain, 
accessible private housing. As an integral part of the Japanese Government’s 
Action Plan for Persons with Disabilities, the scheme promoted in particular the 
goal of living in communities as ordinary citizens. 

When the scheme was introduced, all the major housing providers changed their 
design standards to meet the new requirements. Housing mortgage usage related 
to design for ageing increased to over 60%. Among the whole housing stock, 
5.4% included design for ageing features. 

In light of the Japanese experience, the NDA advises that DHPLG could consider 
working with colleagues in the Department of Finance to explore this approach 
and its feasibility including looking at the costs of a range of tax incentives, or 
financial reliefs in order to encourage the adoption of a Universal Design 
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approach across the building industry. This could take the form of specific time-
limited VAT reduction or the provision of grants. 

New Zealand 
Lifemark is a commercial division of CCS Disability Action. CCS Disability Action 
is a community organisation that has been advocating for disabled persons to be 
included in the community since 1935. Lifemark has been campaigning for new 
homes to be built with features that better cater for the elderly and disabled as 
well as being suitable for the whole family.  

Lifemark work alongside designers and builders to offer advice on how to make 
best use of space in a home, based on the principles of Universal Design. Any 
new home design and any size home can be Lifemark rated. A new home design 
is rated against the Lifemark Standards and awarded points based on how 
adaptable, safe and usable the home is. The better the rating (3, 4 or 5 Stars), the 
more it will suit your family’s needs throughout life as they change. 

The Thames-Coromandel District, north of Auckland, has recognised Lifemark’s 
certification scheme and amended planning regulations to allow larger dwellings 
that occupy a greater percentage of a site to be built if the design incorporates 
the Lifemark standards28. Applicants don’t have to pay fees and don’t have to go 
through a particular planning application process called a resource consent. 
Under New Zealand law, resource consents are required for any change of land 
use that may have an impact on the environment. This saves them the equivalent 
of around €800.  

This is one example of a regulatory change that could be made to encourage the 
adoption of Universal Design. There may be scope to consider a similar change 
to an equivalent provision in our planning laws to incentivise Universal Design. 

International comparisons 

To date, in Ireland, there have been no papers published on a cost benefit analysis 
of the possible long-term benefits of building homes following a Universal Design 
approach. The NDA is working on a separate cost comparison exercise on a 
Universal Design approach to home building that will complement and underpin 
the recommendations in this paper. 

28 http://www.scoop.co.nz/stories/AK1608/S00105/new-initiative-set-to-reduce-cost-of-building-
consents.htm  
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There are, however, some examples from other jurisdictions that can be 
examined. There have been papers published in the UK, USA and Australia on 
the long-term savings that result from building to Universal Design standards, 
given that cost will be a significant determinant in convincing the private sector to 
build on this basis.   

United Kingdom 
In September 2014, the UK’s Department for Communities and Local 
Government published a consultant’s report, Housing Standards Review: 
Cost Impacts29. The report focused on the costs of a number of current and 
considered housing standards. It contains information and costs for incorporating 
accessible features in a number of different housing types ranging from a 1 bed 
apartment to a 4 bed detached house. At the time the report was published the 
UK’s Part M Building Standards were under review. In summary the report 
highlighted the fact that the build costs to meet the new Part M ranged from 
£520-£940 (€572-€1,035 at current exchange rates) per property. The design 
makes it cheaper and easier to adapt if the needs of the household changes, 
providing better value for money and increased sustainability over time. It creates 
a level playing field for all housing developers to deliver homes on an equal 
footing. 

United States of America 
A 2008 paper, published in the Journal of the American Planning 
Association30, stated that the ageing population would lead to an increase in 
persons developing disabling conditions.  While the figures are based on factors 
particular to the USA, it is interesting to note their emphasis on the fact that 
planning accessible features in housing stock – accessible features are an element 
of Universal Design - from the start is much cheaper than retro-fitting. The paper 
cites a basic access cost of $100 per unit (€90 at current exchange rates) for at 
least a half bath31 on the entry level, adding a level entrance and wide interior 
doorways.  This is weighed against costs of $700 (€630) per unit for widening an 
interior door in an existing house or $3,300 (€2,990) to remove steps and 

29 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/
353387/021c Cost Report 11th Sept 2014 FINAL.pdf  
30 Stanley K. Smith, Stefan Rayer & Eleanor A. Smith (2008) Aging and Disability: Implications for 
the Housing Industry and Housing Policy in the United States, Journal of the American Planning 
Association, 74:3, 289-306, DOI: 10.1080/01944360802197132  
31 This is a term used in North America for a room in a private home that contains a toilet and 
washbasin but no bath or shower. 
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retrofit a level entrance.  The cost of the alternatives, i.e. nursing home care for 
an individual in the USA, range from €57,000 to €64,000 per annum in 2008 
terms.   

Australia 
A 1999 paper from Australia32 estimated a total Government saving of around 
€900m over a 30-year period if housing were to be developed with built-in 
accessible features. These savings covered: 

• Reduced nursing home care 

• Reduced spending on retro-fitting and adaptations 

This paper highlighted the fact that it could take up to 50 years for new accessible 
housing stock to filter through as the majority housing stock. The paper also 
estimated, based on the figures available at the time, an average saving on the 
above items of around €4,700 per household across five housing types. One final 
finding was that retro-fitting would cost on average 10%-15% more, across five 
housing types, than providing accessible features from the start. 

Overall the figures from these examples suggest that there are long-term savings 
to be had in factoring-in adaptive features to new build homes that will realise 
savings in the form of the reduction – or cessation – of adaptation grants and the 
reduction in costs for nursing home care, if persons can stay in their homes. 

Universal Design’s place in current housing policy 

The Government’s vision for housing is set out by DHPLG as follows: 

Every household should have access to secure, good quality housing 
suited to their needs at an affordable price in a sustainable 
community.33 

The Government has less direct control over the development of new private 
housing. When it comes to new social housing the Government has more direct 
legislative, regulatory and financial control over building standards, housing type 
and the amount of money that can be made available to meet demand.  

32 http://universaldesignaustralia.net.au/economic-arguments-for-ud-in-housing/ Martin Hill,  
Breaking into adaptable housing: A cost benefit analysis of adaptable homes 
33 https://www.housing.gov.ie/housing/housing-policy 
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The NDA advises that Universal Design can assist the realisation of the 
Government’s vision including considerations set out below. 

Universal Design currently involves extra per unit costs above the rate at which 
it is cheapest to build, albeit limited in extent. The NDA is recommending that 
the Government embeds Universal Design requirements into the current policy 
on social housing.  In doing so it will provide long-term economic and societal 
benefits. There are some current examples of targets for Universal Design 
Homes: 20% as an objective of the County Development Plan in Wexford; 30% 
for new homes for older persons agreed by DHPLG and the Dept of Health. 
These can be used as a starting point to study the costs involved and to develop 
the professional expertise required in the building industry.  

By setting this example, an approach to address the role of builders and getting 
their support to work with them to introduce Universal Design in private sector 
developments could follow. 

DHPLG has made a number of commitments regarding persons with disabilities 
under the Programme for Government, the Social Housing Strategy 
2020, Rebuilding Ireland, in the Department’s Statement of Strategy 
2017-2020, the National Disability Inclusion Strategy 2017-2021(NDIS) 
and in Project Ireland 2040. 

What follows is a summary of the main instruments in current housing policy and 
the capacity they contain to either help, or hinder, a path towards a Universal 
Design approach to new housing. 

National Housing Strategy for Persons with a Disability 2011-2016 
The National Housing Strategy for Persons with a Disability 2011-2016 
(NHSPWD) was connected to, and supported by, the Social Housing Strategy 
2020, has been incorporated into Rebuilding Ireland, and extended to 2020. 
The NDA was on the former Department of the Environment, Heritage and 
Local Government’s Advisory Group on the development of the NHSPWD, as 
well as the sub-group on mental health and the drafting sub-group.  

The NDA is represented on the DHPLG’s Implementation Monitoring Group on 
the NHSPWD and the Housing Agency’s National Housing Strategy Sub Group. 
DHPLG affirms the commitment to implementing the National Housing Strategy 
in the National Disability Inclusion Strategy 2017-21 (NDIS). As the NDIS 
is undergoing a mid-term review, the NDA suggests that there is an opportunity 
to strengthen actions therein on housing for persons with disabilities, and to 
identify specific deliverables and targets. 
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The NDA advises that within these activities further focus will be required to 
achieve greater impact on access to housing for persons with disabilities.  The 
NDA has been advising on the various initiatives and will continue to do so 
within our independent role. This advice includes: 

• Using the new Land Development Agency, Home Building Finance Ireland and 
the Office of the Planning Regulator to progress Universal Design Housing 

• Consider introducing a Norway-style Housing Bank (see below for further 
detail on this) 

• Considering a lower VAT rate for builders/developers who sign contracts to 
build Universal Design homes in order to offset the slightly higher costs of 
building to Universal Design specifications 

DHPLG indicated, during a hearing of the Oireachtas Joint Committee on 
Housing, Planning and Local Government, on 10 July 201934, that: 

“The national housing strategy for persons with a disability is in its 
eighth year and we are now beginning to look to 2020, when it will 
be reviewed.” 

Despite these policies being in place IHREC’s recently published report with the 
ESRI on Discrimination and Inequality in Housing in Ireland,35 states that 
it is apparent that there is systemic discrimination against persons in receipt of 
housing social welfare payments. They also indicate that persons with disabilities 
are more than twice as likely to report discrimination relating to housing and 
over 1.6 times more likely to live in poor conditions. 

The NDA appreciates that resources with regard to housing are currently 
constrained, and that there is a prioritisation of activity directed towards 
addressing the needs of those in emergency accommodation and experiencing 
homelessness. The NDA advises, however, that in light of the evidence that 
persons with disabilities being more likely to experience housing discrimination, 
that further focus on Universal Design is required in this regard. There is also a 
need for further research to understand the interaction of homelessness and 
disability, including mental health difficulties. The NDA is currently funding 
research on this theme of homelessness through its Research Promotion Grants 

34 
https://www.oireachtas.ie/en/debates/debate/joint_committee_on_housing_planning_and_local_
government/2019-07-10/3/ 
35 https://www.ihrec.ie/app/uploads/2018/06/Discrimination-and-Inequality-in-Housing-in-
Ireland..pdf 
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Scheme 2019, with research findings due for publication in 2020. We advise, 
however, that further enhancing the evidence base on this matter would be 
important in order to inform future policy developments. 

Social Housing Strategy 202036 
The Social Housing Strategy 2020 committed to: 

• Provide 35,000 new social housing units, over a 6 year period, to meet the 
additional social housing supply requirements as determined by the Housing 
Agency, 

• Support up to 75,000 households through an enhanced private rental sector; 
and 

It leans heavily on the NHSPWD to cater for the needs of persons with 
disabilities.  

On the first priority, when the Government published Rebuilding Ireland37 in 
July 2016, it tacitly acknowledged that the figures for new social housing units 
were too low and needed to be increased. Changes in the structure and delivery 
of housing benefits cannot alone make it easier for persons with disabilities to 
secure accommodation. There are difficulties accessing private rental 
accommodation not only because of the lack of accessible properties, but also 
because persons with disabilities are priced out of the rental market. 

The Social Housing Strategy 2020 has been challenging to implement. 
However, its measures for persons with disabilities were, in the main, not 
realised due to the slow progress thus far in progressing access to housing for 
persons with disabilities under the NHSPWD. 

The Housing Agency’s Summary of Social Housing Assessments 2018 
brings together information provided by local authorities on households in their 
functional area that are qualified for social housing support but whose social 
housing need is not currently being met. It is a point-in-time assessment (11 June 
2018) of the identified need for social housing support across the country.  

In 2017 there were 7,336 households where persons with disabilities had unmet 
need. This figure had reduced to 5,095 households in 2018. 

36 
https://www.housing.gov.ie/sites/default/files/publications/files/social_strategy_document_201411
26.pdf 
37 http://rebuildingireland.ie/wp-content/uploads/2016/07/Rebuilding-Ireland_Action-Plan.pdf 
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Rebuilding Ireland 
Current Government housing policy, as constituted under Rebuilding Ireland, 
incorporates the NHSPWD, and extends it to 2020.  

The Rebuilding Ireland social housing building programme aims to deliver over 
8,400 houses over the coming years.  

Of the 1,416 projects listed in a recent update (21 June 2019), 147 are being 
funded under Capital Assistance Scheme (CAS). CAS provides essential funding 
to AHBs for the provision of accommodation for persons with specific categories 
of housing need such as Homeless and Older Persons, Persons with Disabilities, 
Returning Emigrants and Victims of Domestic Violence.  

This represents 10.4% of the committed projects, however, there is no 
breakdown for the various categories covered by CAS. When the Department 
first reported on the social housing building programme in 2016, 21% of the 
committed projects were CAS funded. Over the 3-year interval it appears that 
there has been a reduction in the number of projects that are most likely to be 
available to persons with disabilities. 

432 (30.5%) projects are funded under the Capital Advance Leasing Facility 
(CALF). The Department offers financial support to AHBs in the form of a long-
term loan under the CALF to assist with the financing of the construction or 
acquisition of units that will be provided for social housing use. This loan facility 
can support up to 30% of the eligible capital cost of the project, where the units 
will be provided under long-term lease arrangements to local authorities for 
social housing use. Funding is provided to AHBs through local authorities. 

Project Ireland 204038 
A core part of this Project is the National Planning Framework (NPF).  The 
NPF is signposted as the overarching policy and planning framework for the 
social, economic and cultural development of our country39.  Under the NPF it is 
claimed that 550,000 homes are needed by 2040. The NPF acknowledges the 
challenges facing persons with disabilities. It highlights the importance of 
accessible housing for the purposes of integration in communities and for the 
ability to gain and maintain employment within a reasonable commuting distance. 

38 https://www.gov.ie/pdf/?file=https://assets.gov.ie/166/310818095340-Project-Ireland-2040-
NPF.pdf#page=1 
39 http://npf.ie/project-ireland-2040-national-planning-framework/ 
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National Policy Objective 28 commits to: 

Plan for a more diverse and socially inclusive society that targets 
equality of opportunity and a better quality of life for all citizens, 
through improved integration and greater accessibility in the 
delivery of sustainable communities and the provision of associated 
services. 

Significantly the NPF acknowledges the important role that the Universal Design 
of buildings has in promoting social inclusion via greater accessibility for all. The 
NPF provides the context for the Government’s Housing Options for Our 
Ageing Population Policy Statement. As stated elsewhere this is the first 
explicit commitment by Government to incorporate Universal Design into its 
housing policy.  It is an encouraging start for the NPF if its significance and its 
support of Universal Design can be reflected in mainstream housing.  

Under the theme “Persons, Homes and Communities”, the NPF also states:  

“Housing, education, health and transport are four key areas where 
social inclusion can be improved; for example, through Universal 
Design of buildings to deliver greater accessibility for all.” 

In addition to the references to Universal Design in the NPF National Policy 
Objective 36 makes the case for building lifetime adaptable homes to cater for 
changing work patterns, e.g. more people working from home, the change in 
household sizes and older persons living longer - and independently - they age. 

Universal Design interaction with other government 
policies 

Universal Design is relevant to many government policies. Apart from the various 
policies Government has in place to deal with housing there are other policies 
being pursued across Departments that need to be considered where a Universal 
Design approach could have a positive impact.  

• The HSE’s ‘Time to Move on from Congregated Settings’ report from 
2011, sets out a roadmap for about 4,000 persons with intellectual disabilities 
to move from institutions to community housing. While the decongregation 
of persons with disabilities from institutional living arrangements to 
community living continues under the Time to Move On, the current 
Programme for Government has acknowledged that the original 
timeframe of 2019 for decongregation was not going to be met so that the 
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timeframe was extended to 2021. To date just under 2,000 persons with 
disabilities have left the institutions under that programme. The NDA 
continues to advise and assist on such matters including conducting an 
evaluation of decongregation from particular sites. The NDA has also given 
advice directly to the HSE on building, acquiring and retro-fitting homes in the 
community, following a Universal Design approach, in order to ease the 
transition for those persons leaving the institutions.  

• The National Positive Ageing Strategy, which aims to ensure that “that 
persons are enabled to age with confidence, security and dignity in their own 
homes and communities for as long as possible” and ‘older persons are 
facilitated to live in well-maintained, affordable, safe and secure homes which 
are suitable to their physical and social needs”. Universal Design is seen as a 
key factor in realising these goals. 

• Healthy Ireland is a government-led initiative aimed at improving the health 
and wellbeing of everyone living in Ireland. It recognises that housing is part of 
a series of social determinants and predictors of health and wellbeing. 
Universal Design is a key factor in realising these goals. 

• Early Learning Centres guidelines40 set out the key Universal Design 
considerations and guidance for Early Learning and Care settings in Ireland.  
The Department of Children and Youth Affairs partnered with the CEUD on 
this project in order to support its Access and Inclusion Model which is a 
model of supports designed to ensure that children with disabilities can access 
the Early Childhood Care and Education Programme. In the context of 
meetings involving the NDA and that Department where an old Dept of the 
Environment document called Childcare facilities guidelines for planning 
authorities was discussed, Children and Youth Affairs are now requesting 
that any new settings provided in new housing developments must follow 
these guidelines 

• AFFINITY National Falls and bone health project 2018-2023 been set 
up to bring renewed focus, coordination and clear direction to the spectrum 
of falls and fracture prevention service improvement initiatives currently 
underway in the community and within acute services across the country. A 
paper on fall detection technology, developed under the NDA’s Research 
Promotion Grant Scheme for 201741, found that while fall detection 
technology is at an early stage it has the potential to have a positive effect on 

40 https://aim.gov.ie/universal-design-guidelines-for-elc-settings/ 
41 http://nda.ie/Publications/Others/Research-Promotion-Scheme/Investigation-of-the-Universal-
Design-of-Fall-Detection-Technologies-in-the-Smart-Home-and-their-Impact-on-Lifetime-
Communities1.pdf 
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lifestyle by allowing persons at risk of falling to maintain independence for 
longer, for example, adults were able to move out of residential care settings 
back into the community reducing their social isolation. The study considered 
the Universal Design of these fall detection technologies. It was found that the 
available technology was generally simple and intuitive to use. Cost was found 
to be an issue in accessing fall detection technologies. However, where 
certain technologies were supported, such as the Senior Alert Scheme, access 
was much more equitable. A 2008 report for the UK’s NHS,42 covering the 
issue of bad home design and related domestic injuries, forward a figure of 
£1.4bn as the first year treatment costs to the NHS of leaving persons in the 
poorest 15% of the housing stock in England. Poor design leads to more falls 
and injuries. The raising of housing standards in both the existing and new 
housing stock will accrue health benefits, which the NHS and society as a 
whole will benefit from. Universal Design adapts with the resident to increase 
their comfort and wellbeing in their home.  

• The Government’s Climate Action Plan 2019 focuses on upgrading and 
retro-fitting housing to improve energy ratings. The CEUD is currently 
engaging with the Sustainable Energy Authority of Ireland and the Irish Green 
Building Council to help publicise the mutual benefits of improving energy 
ratings and Universal Design. The Irish Green Building Council already 
reference Universal Design in their Home Performance Index43. According to 
the Council the Index assures the homeowner that: 

their homes have been designed and constructed with care to 
ensure low running costs, enhance occupant wellbeing and minimise 
environmental impact 

For the developer it: 

• Communicates the quality of their housing to homebuyers 

• Demonstrates quality of the development to planning authorities, potentially 
saving time and cost 

• Enables design and construction teams to work more effectively together, 
setting and achieving quality and sustainability targets 

• Adds value to their development and investment portfolio 

42 https://www.bre.co.uk/filelibrary/pdf/87741-Cost-of-Poor-Housing-Briefing-Paper-v3.pdf 
43 https://www.igbc.ie/certification/hpi/ 
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Regulating for a Universal Design approach 

Part M of the Building Regulations 
Part M of the Building Regulations44 sets out minimum provisions for the access 
and use of buildings. The current Part M regulations are Part M 2010. The over-
arching regulation in Part M 2010 is Regulation M1 which states that ‘adequate 
provision shall be made for persons to access and use a building, its facilities and 
its environs’. There are additional specific requirements relating to extensions to 
buildings and to dwellings. The Technical Guidance Document to Part M 
(TGD M) sets out guidance on the minimum level of provision that meets the 
requirements of the regulations. The guidance covers aspects such as:  

• approaches to buildings 

•  access to buildings  

• circulation within buildings 

•  sanitary facilities  

• other facilities  

• aids to communication 

The most recent revision to Part M in 2010 focused on non-residential buildings 
with only a limited upgrade to the requirements applying to dwellings, as it was 
considered premature at that stage to extensively update the guidance on 
dwellings prior to the development of the NHSPWD. The NHSPWD has lived on 
longer than originally intended and the NDA advises that it could have benefitted 
from a stronger wording after the 2010 revision of Part M. One change to the 
TGD M in 2010 was the inclusion of references to Universal Design.  The 
document asks designers and builders to consider making additional provisions 
where practicable and appropriate while having regard to Universal Design. 

Since 1 October 2015 the UK’s Building Regulations Approved Document M 
Volume 145 has provided three technical accessibility standards that can be used 
in new homes (Appendix A). These standards are not mandatory.  

44 https://www.housing.gov.ie/housing/building-standards/tgd-part-m-access-and-use/si-513-2010-
building-regulations-tgd-part-m 
45 HM Government (2016) Building Regulations 2010 Access to and use of Buildings Volume 1: 
Dwellings, HM Government 
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment data/file/
540330/BR PDF AD M1 2015 with 2016 amendments V3.pdf  
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The NDA echoes the recommendations of the Habinteg Housing Association in 
the UK. In a recent report, from June 201946, they called on the UK Government 
to make M4(2) Category 2 the mandatory baseline for all new housing. The NDA 
advises that it already has adequate guidelines that would underpin any 
strengthening of Part M (see reference to Universal Design Guidelines for 
Homes). 

It is clear that designing homes to a Universal Design standard would exceed 
what is being sought as a mandatory minimum standard in the UK.  The UD 
Homes and UD Homes + figures have been thoroughly researched and tested 
and provide a solid fact-based body of evidence for DHPLG to consider an 
update and revision of Part M. They create a range of dimensions catering for a 
diverse range of persons. What the Irish Wheelchair Association would be 
seeking should also be catered for. 

Minimum apartment sizes 
DHPLG’s current policy in relation to building height reinforces the trend 
towards apartment development as the primary building type in major urban 
centres. Feedback from the Housing Agency’s recent publication, Thinking 
Ahead: Independent and Supported Housing Models for an Ageing 
Population suggests that it is difficult to get a Universal Design apartment or a 
fully accessible apartment to work within the existing guidelines as set out in the 
Department’s Sustainable Urban Housing: Design Standards for New 
Apartments. Guidelines for Planning Authorities 2018; however, in these 
Guidelines there is a recommendation that where a project involves social 
housing, or purpose built housing for older persons, it is considered necessary 
that there should be provision for a two-bedroom apartment to accommodate 3 
persons. We advise concern that the updated guidelines for new apartments do 
not meet the requirements of older persons, their families and carers. 

The apartment guidelines recommend that for the majority of all apartments in 
any proposed scheme of 10 units or more the minimum floor area should exceed 
the standard for any combination of the relevant 1, 2 or 3 bedroom unit types, by 
a minimum of 10%. The minimum should match, or hopefully, exceed, any new 
standard introduced under a revised Part M.  

46 https://www.habinteg.org.uk/download.cfm?doc=docm93jijm4n2151.pdf&ver=2575 
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Bringing Back Homes – Manual for the reuse of existing buildings47 
The Bringing Back Homes manual was produced by a working group chaired by 
the DHPLG. The working group comprised representatives from the DHPLG, 
the Department of Culture, Heritage and the Gaeltacht, local authorities, Fire 
Services, Building Control, Planning, and design professionals in private practice. 
Publication of the manual was a commitment under Action 5.21 of Rebuilding 
Ireland and is also referenced in the National Vacant Homes Reuse 
Strategy 2018-2021. 

This document states that: 

“Consideration should be given to future proofing homes brought 
back into reuse by adopting a Universal Design approach.” 

The NDA welcomes acknowledgements of the role of Universal Design 
documents published by DHPLG48.  

The Manual was launched in April 2019, around six months after the Government 
announced the establishment of the Land Development Agency (see below). 
Based on the stated purpose of the new Agency it appears that its work will have 
a significant impact on the guidance set out in the Manual. The NDA advises that 
the Land Development Agency getting involved in the acquisition of vacant homes 
should be written in to its remit when the establishing primary legislation is going 
through the Oireachtas.  

Some of the current vacant properties for both social and private housing are 
either listed buildings or are older buildings that may not meet Part M of the 
Building Regulations 2010 requirements nor would they follow Universal Design 
Guidance.  

Planning authorities should have an open-minded view with regards to the 
renovation of older buildings and perhaps provide a degree of leniency where the 
circumstances do not allow for exact meeting of Building Regulations - guidance 
and advice should be provided to ensure, where practicable, that tenants and 
home owners are provided with the best fire safety and accessibility measures. 

47 
https://www.housing.gov.ie/sites/default/files/publications/files/bringing_back_homes_print_versi
on_final.pdf 
48 See 
https://www.housing.gov.ie/sites/default/files/publications/files/housingoptionsforanageingpopulati
oneng_web.pdf 
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The vacant site levy was introduced under the Urban Regeneration and 
Housing Act 2015, in an attempt to try to bring vacant land in urban areas back 
into beneficial use at a time when homelessness is at record levels, as is the cost 
of rent in Ireland.  Consideration could be given to directing some of the receipts 
from the levy towards incentivising the development of Universal Design homes 
on these sites.  

New Public Bodies 
DHPLG and the Department of Finance have established three new public bodies 
to tackle issues that are acting as barriers to the development of housing in 
Ireland.  These public bodies will be charged with taking on tasks that would have 
formerly been directly carried out by DHPLG. These new agencies are: 

• Land Development Agency 

• Home Building Finance Ireland 

• Office of the Planning Regulator 

As these new public bodies are in the process of establishing themselves it is 
worth assessing whether there are any opportunities to embed a Universal 
Design approach in their activities.  The NDA looks forward to engaging with 
these public bodies, along with the Housing Agency, to advise on Universal 
Design matters.  

Land Development Agency 
The statutory instrument49 setting up the Land Development Agency states that 
the services to be provided by the agency include the development and 
regeneration of land and property, including structures, for the purposes of 
delivering housing and the achievement of wider physical, social and economic 
development and regeneration. 

The Government is under pressure to get new homes built. This leaves very little 
space for immediate consideration of long-term solutions. One approach to help 
resolve this conflict would be to identify ways to embed Universal Design in the 
approach of local authorities to all new housing developments, and to have this 
supported with a matching commitment in the work of the Land Development 
Agency.  

In addition to all this, the creation of the Land Development Agency could pave 
the way for a centralised process for incorporating a Universal Design approach 

49 http://www.irishstatutebook.ie/eli/2018/si/352/made/en/pdf 
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to building new homes and retro-fitting vacant properties.  The first activity of 
the new Agency is the: 

“development and regeneration of land and property, including 
structures, for the purposes of the delivery of housing and the 
achievement of wider physical, social and economic development 
and regeneration;”50 

A Universal Design approach could contribute to the realisation of these goals as 
it improves the sustainability and use of the housing stock and allows for greater 
social cohesion via the development of stable communities.  

Home Building Finance Ireland 
Home Building Finance Ireland (HBFI) is a private company formed under the 
Companies Act 2014 and the Home Building Finance Ireland Act 2018. 
It has been established for the purpose of funding the construction of new homes 
in Ireland. It is a commercial entity, providing finance at market rates for 
commercially viable residential developments. 

HBFI has two connected functions that could be useful for introducing Universal 
Design as a criterion for home building finance. The first is the aim to: 

“contribute to the economic and social development of the 
State,”51 

This aim is tied in with the following:  

“(3) In complying with its obligation under subsection (2)(b)(i), HBFI 
shall have regard to the policy of the Government relating to 
housing.”52 

HBFI states that the minimum size of development it will fund is 10 units. Its 
focus will be small and medium-sized developments.  In this regard there is 
potential for it to be more explicit in terms of referencing Universal Design 
homes based on the UD Homes guidance. As a criterion for funding, it could also 
set specific targets for housing developments such as those already in place in 
Wexford.  

50 S.I. No. 352/2018 - Land Development Agency (Establishment) Order 2018, section 5(a) 
51 Home Building Finance Ireland Act 2018, section 7(2)(b)(i) 
52 Home Building Finance Ireland Act 2018, section 7(3) 
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According to additional, anecdotal, evidence from Wexford certain Universal 
House designs are proving more attractive to prospective buyers and they are 
prepared to pay up to €5,000 more for an adaptable home because it has a more 
attractive internal layout and can change to suit their needs as they get older. 
Some designs now provide space for internal lifts and benefit from level entry, 
wider hall ways and doors. This is being done within the same footprint as a 
current standard home.  Universal Design does not automatically lead to a bigger 
footprint. Achieving such prices means that homes built in this way could be 
considered commercially viable, thus attracting HBFI funding. 

The NDA advises that the HBFI should consider the long-term economic benefits 
of committing to a Universal Design approach in terms of savings made from the 
reduced need for retro-fitting, market appeal to potential buyers, enabling people 
to stay in their homes longer rather than using costly alternatives provided by the 
State.  

Office of the Planning Regulator 
The Office of the Planning Regulator (OPR), as established under the Planning 
and Development (Amendment) Act 2018, has been assigned three major 
functions: 

• Assessment of all local authority and regional assembly forward planning, 
including development plans, local area plans, regional spatial and economic 
strategies, etc. The OPR will provide statutory observations during the 
drafting of statutory plans to ensure consistency with relevant regional or 
national policies 

• Organisational review of the systems and procedures used by any planning 
authority, including An Bord Pleanála, in the performance of any of their 
planning functions, including assessing risks of maladministration or 
corruption. 

• Driving national research, training, education and public information 
programmes. The OPR will establish best practice in planning matters and 
highlight the role and benefit of proper planning 

The NDA advises that the first function could allow the OPR to assess all local 
authority plans against a Universal Design approach in line with national policies 
that depend on access to Universal Design homes, e.g. NDIS, housing for older 
persons, etc. The third function may provide an opportunity to consider actions 
relevant to promoting Universal Design as a core component of new housing 
solutions, such as those taken by the Norwegian Building Authority, the main 
agency for implementing building policy and the Norwegian State Housing Bank, 
which uses financial measures to facilitate the achievement of housing policy 
goals.  They have devised a programme to develop expertise in Universal Design 
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among municipal employees and politicians, and an information programme for 
Universal Design for the building sector. Project planning tools, handbooks and 
competence plans have also been developed for different target groups, as well as 
information for consumers on how to improve accessibility in existing housing in 
line with Universal Design principles.  

The OPR could also use its statutory powers to promote the rationale for the 
inclusion of Universal Design in housing planning via education and training 
programmes; the NDA’s CEUD would be able to collaborate with the OPR in 
this regard. 

Given the extent to which the functions of these three public bodies are 
interlinked, NDA advises there would be opportunities for cooperation on issues 
relevant to promoting Universal Design as part of any housing solutions for the 
State. The CEUD can support this given its statutory remit, its existing research 
and the work it has undertaken to engage with professional bodies and with 
third-level institutions regarding the inclusion of Universal Design as a key 
component of their working and teaching.   

In cooperation with the Housing Agency, the NDA is already engaging with these 
three public bodies in order to promote the economic and social benefits of a 
Universal Design approach and to set out whether it would be practical to 
embed it in the planning and development process as it currently exists, or the 
process that they envisage, going forward. 

Incentivising Universal Design approach 

This paper proposes exploring a number of financial incentives to encourage 
those involved in planning, design and construction to follow a Universal Design 
approach to home building. There are already existing grant schemes that 
facilitate persons with disabilities and older persons to adapt and retro-fit their 
homes as required.  There are also other grant schemes available to the general 
population covering other areas, e.g. energy efficiency. 

Universal Design Grants 
The current Home Energy Grant scheme offers grants for a list of items in order 
to upgrade the energy efficiency of existing homes. In the interest of incentivising 
the construction industry to include Universal Design features in their new 
developments, consideration could be given to using the list of ten Universal 
Design features, see above, as the starting point of a Universal Design Grant 
Scheme.  
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Universal Design Mortgages 
Similar to Green mortgages offered by some financial institutions53 that depend 
on a minimum BER rating, the development of Universal Design mortgages using 
the list of ten Universal Design features would follow on from the creation of a 
Universal Design Grant Scheme.  

If builders are including Universal Design features in new homes then there 
would be eligible properties on the market that could attract the discounted 
fixed-term rates that currently apply to Green mortgages. 

In light of the CEUD’s discussions with the Irish Green Building Council, further 
consideration could be given to a combined Green/Universal Design mortgage 
that could even more favourable terms. 

VAT reduction for the building industry 
Another way of approaching this issue would be to consider the introduction of a 
time-limited VAT reduction for developers who opt to follow a Universal Design 
approach in order to offset any possible higher construction costs.  Such a 
reduction was applied to restaurants and the relevant stakeholders were not 
happy when this reduction was revoked in Budget 2019.   

With any new model there are initial start-up cost that will be higher than the 
standard costs. These costs eventually even themselves out as they become the 
norm in an industry. A time-limited VAT reduction covering a 2 to 3 year period 
may act as an incentive to builders.  As with the two previous recommendations, 
using the list of ten Universal Design features would be the starting point. 

Development contribution waivers 
Waivers from Development Contributions were previously set out in Circular 
Letter PD 5/2007 issued to local authorities by the former Department of the 
Environment.  

As it stands waivers already exist for developments in receipt of a Housing 
Adaptation Grant and for developments to be used as accommodation for 
persons with disabilities.  Consideration should be given to extending this waiver 
to Universal Design homes.  Based on figures from Dublin City Council54 they are 

53 https://personalbanking.bankofireland.com/borrow/mortgages/green-mortgage/green-
mortgage-fixed-interest-rate/ 
54 http://www.dublincity.ie/developmentcontributionschemes 
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charging, from 2020, €92.10 per square metre of residential development. This 
charge applies to the whole development and is not is per unit charge. 

If the waiver could be extended to cover Universal Design then the construction 
industry may decide to set aside a portion of their development to use the list of 
ten Universal Design features. This would reduce their start-up costs.  It would 
see a reduction in contributions to local authorities, however, these reductions 
could –over a period of time - be gradually clawed back via a reduction in the 
amounts required to be paid out in Housing Adaptation Grants as the housing 
stock require less retro-fitting and adaptation. 

International policy 

The right to housing 
The right to adequate housing has its origins in the Universal Declaration of 
Human Rights (1948) and was brought into binding international law through 
Article 11 of the International Covenant on Economic, Social and 
Cultural Rights (1976). The UN Convention on the Rights of Persons 
with Disabilities (UNCRPD) (2006) further elaborates on the meaning of the 
right to adequate housing as it relates to persons with disabilities. Most directly 
the UNCRPD creates a new benchmark for the realisation of the right of persons 
with disabilities to adequate housing through Article 28: Adequate standard of 
living and social protection. Universal Design in all matters relating to 
accessibility, including housing, is a general obligation for all signatories to the 
UNCRPD, under Article 455. 

Persons have the right to request reasonable accommodation and support in the 
home and in the community. 

The UN Committee on the UNCRPD has stated previously that: 

“The strict application of universal design to all new goods, 
products, facilities, technologies and services should…contribute to 
the creation of an unrestricted chain of movement for an individual 
from one space to another, including movement inside particular 
spaces, with no barriers.” 

55 https://www.un.org/development/desa/disabilities/convention-on-the-rights-of-persons-with-
disabilities/article-4-general-obligations.html 
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The Committee has also commented on the potential costs involved: 

“States parties are not allowed to use austerity measures as an 
excuse to avoid ensuring gradual accessibility for persons with 
disabilities. The obligation to implement accessibility is 
unconditional, i.e. the entity obliged to provide accessibility may not 
excuse the omission to do so by referring to the burden of 
providing access for persons with disabilities.” 

This statement has to be weighed against a decade of austerity that has seen a 
steep decline in the completion of new housing units in Ireland; from a peak of 
over 88,000 in 200656, to just over 4,500 new units completed in 201357. There 
has also been a parallel decline in the numbers employed in the construction 
sector from 219,000 in 2006 to 81,000 in 2012.  

The limited finance to build homes and the shortage of skilled labour means that 
Ireland is lagging behind in housing solutions for the population as a whole, and as 
discussed above, the NDA advises that persons with disabilities are additionally 
disadvantaged in this regard. In addition, while there has been some improvement 
in gathering data around the housing needs of persons with disabilities, not all 
persons with disabilities are on local authority social housing waiting lists. It is 
also the case that part of the reason for delays in implementation of government 
policy to transition persons with disabilities living in institutions to homes in the 
community is the low availability of suitable housing stock. . All of these factors 
hamper Ireland’s ability to meet its obligations under Articles 19 and 28 of the 
UNCRPD. 

Sustainable Development Goals 
According to the United Nations sustainable development means meeting the 
needs of the present without compromising the ability of future generations to 
meet their own needs. Sustainable development is about making sure that 
everyone in society enjoys a decent quality of life today, while also making sure 
that we can pass on that same opportunity to the next generation, and on into 
the future.  

56 
https://www.cso.ie/en/media/csoie/releasespublications/documents/construction/2006/prodbuild
q42006.pdf  

57 
https://pdf.cso.ie/www/pdf/20190520091124 Production in Building and Construction Index
Quarter 4 2018 full.pdf  
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The Government previously acknowledged this in Our Sustainable Future, a 
Framework for Sustainable Development for Ireland, published by the 
Department of the Environment, Community and Local Government in 2012. It 
stated that: 

 “Sustainable communities are places where persons want to live 
and work, are environmentally sustainable and contribute to a high 
quality of life for residents. They are safe and inclusive, well-
planned, built and run, and offer equality of opportunity and good 
services for all.” 

The Government has published the Sustainable Development Goals 
National Implementation Plan 2018-202058 which seeks to mainstream the 
Goals into national policies and frameworks. 

Under Goal 11 (Make cities and human settlements inclusive, safe, resilient and 
sustainable) the Government has committed, by 2030, via Rebuilding Ireland, 
to: 

 ensure access for all to adequate, safe and affordable housing 

Under Goal 1(End poverty in all its forms everywhere) the Government has also 
committed by 2030, via Rebuilding Ireland, to 

build the resilience of the poor and those in vulnerable situations 

A central foundation for reaching these Goals is the provision of affordable and 
accessible housing that allows the greatest number of persons to be 
accommodated and have the choice to remain in their communities, 

The Plan sets out a vision to: 

 . . . provide tailored housing supports and State assistance in 
ensuring access to good quality, safe homes for its residents 

The NDA acknowledges the importance of creating liveable and sustainable 
neighbourhoods, where everyone can live full and active lives as part of a real 
community. Universal Design contributes to this by providing for the creation 
and delivery of the communities that are envisaged in this Plan.  

 

58 https://www.dccae.gov.ie/documents/DCCAE-National-Implement-Plan.pdf  
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Recommendations 

The general population is getting older, persons with disabilities are living longer 
and are, in some cases, out-living their traditional care-givers, e.g. their 
parents/siblings. There are also many persons who acquire disabilities as they age. 
This trend will continue to put pressure on the traditional solutions when 
someone can no longer live independently. There are a range of Government 
policies that depend, in part, on the application of Universal Design approach to 
the development of new homes in the community.  Universal Design offers a 
solution that gives persons the option to remain in their homes and communities 
for longer, thus reducing their need for long-term and expensive health care; 
keeping them connected to family, friends and place, thus improving their mental 
health and well-being.  

The NDA acknowledges that adopting a Universal Design approach to new 
homes requires inter-departmental, inter-agency and public/private cooperation 
and coordination.  It is important that this is recognised in the business plans of 
all of the relevant Departments and public bodies.  It is also important that 
actions are advanced through planning, processes and systems.  

We now set out our recommendations. The NDA remains available to deliver on 
our statutory remit to further guide and support on the implementation of these 
recommendations. 

Regulatory 
 
Recommendation 1: Update and 
Revise Part M of the Building 
Regulations 

Responsible for this Action 

Part M for dwellings should be 
reviewed and the minimum standard 
for new dwellings should move from 
new dwellings being required to be 
visitable to new dwellings being 
suitable for people to live in over their 
lifetime, based on a the first level of 
Universal Design guidance. This should 
be included as an action after the mid-
term review of the National 
Disability Inclusion Strategy 
2017-21 

Department of Housing, Planning and 
Local Government 
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Applying Universal Design principles is encouraged by the Technical Guidance 
Document for Part M 2010 of the Building Regulations. It states that it ‘sets out 
guidance on the minimum level of provision to meet the requirements of M1-
M459. However, those involved in the design and construction of buildings should 
also have regard to the design philosophy of Universal Design and consider 
making additional provisions where practicable and appropriate. 

The NDA echoes the recommendations of the Habinteg Housing Association in 
the UK. In a recent report, from June 201960, they called on the UK Government 
to make M4(2) Category 2 the mandatory baseline for all new housing. The NDA 
advises that its standard UD Homes guidelines go even further in providing 
maximum flexibility. In addition the Office of the Planning Regulator should be 
given the powers to challenge those local authorities that don’t meet this 
standard. 

The NDA is recommending revising and updating the Part M and making it a new 
action under the mid-term review of NDIS. This would represent a natural 
follow-on from this policy advice paper and the accompanying cost comparison 
under Action 97 of the current NDIS. Part M needs to move beyond visitability 
to existing and new homes to be revised and updated accordingly as has 
happened in the UK. 

 
 
 
 
 
 
 
 
 

59 M1-M4 refers to the four Part M building regulations, which are the minimum regulatory 
requirements that relate to the access and use of buildings 
60 https://www.habinteg.org.uk/download.cfm?doc=docm93jijm4n2151.pdf&ver=2575  
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Policy 
 

Recommendation 2: Insert 
targets for Universal Design 
homes into county development 
plans 

Responsible for this Action 

In advance of Recommendation 1 
above being achieved it is 
recommended that DHPLG 
introduces a new minimum percentage 
target of all new housing 
developments to be planned, designed 
and constructed following a Universal 
Design approach. This also 
complements Action 4.6 in the 
Government’s Policy Statement on 
Housing Options for our Ageing 
Population 2019 which states that: 
“In partnership with industry, 
introduce measures to ensure that 
over a five year period delivery is 
increased to ensure that 30% of all 
new dwellings are built to incorporate 
universal design principles to 
accommodate our ageing population 

Department of Housing, Planning and 
Local Government 

Local Authorities 

Local Government Management 
Agency 

Housing Agency 

County and City Management 
Association 

Construction Industry Federation 

 

Wexford County Council has led the way and anecdotal evidence suggests that 
the design and layout of a Universal Design house is proving to be popular with 
potential buyers; even though the asking prices are slightly higher than the 
standard home. The extra costs are due to the internal layout and the built-in, 
adaptable features that have the potential to allow the house to meet the needs 
of its occupants, over time.  The Universal Design homes are being built on the 
same footprint as the standard home. Local authorities should examine how 
Wexford arrived at this decision and how they have implemented it and 
monitored it. They could then apply this information to their own local 
circumstances to determine its feasibility as an idea. 
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Recommendation 3: Increase 
minimum apartment sizes 

Responsible for this Action 

Review the current apartment sizes in 
the Apartment Guidelines from 2018 
to address size issues and comply with 
universal design guidelines. This can 
also be supported by revising Part M 
to achieve universal design standards 
as well as insuring that monitoring 
systems are in place to ensure its 
application. 

Department of Housing, Planning and 
Local Government 

Local Authorities 

 

The apartment guidelines, mentioned above, recommend that for the majority of 
all apartments in any proposed scheme of 10 units or more the minimum floor 
area should exceed the standard for any combination of the relevant 1, 2 or 3 
bedroom unit types, by a minimum of 10%.  The NDA would suggest that the 
Department consider making this recommendation the new minimum because it 
would allow for apartments to be built following a Universal Design approach. 

 

Recommendation 4: Link current 
Government policies to produce 
Sustainable Homes and 
communities 

Responsible for this Action 

In the context of current Government 
policies on housing and climate change 
explore practical solutions to link 
energy efficiency, sustainability and 
Universal Design as a holistic approach 
to designing and building new homes. 
This directly links to Action 3.4 in the 
Housing Options for ageing population 
that, states: Develop a Design for Life 
rating mechanism for homes that will 
measure the energy-efficiency and age-
friendliness of homes to enable them 
to be truly sustainable. 

 

Department of Housing, Planning and 
Local Government 

Department of Communications, 
Climate Action and Environment 

Local Authorities 

Housing Agency 

National Disability Authority 

Irish Green Building Council 

Sustainable Energy Authority of 
Ireland 

933



 

Two of the Government’s current major issues – housing and climate change – 
would benefit from the application of a Universal Design approach. There is a 
growing body of evidence at home and abroad (see Irish Green Building Council 
above) that energy efficiency, sustainability and accessibility together create an 
inclusive, sustainable home and community for all persons. The NDA would be 
happy to work with the relevant Departments and public bodies to explore 
practical solutions that can combine these different concepts in the context of 
current Government policies on housing and climate change. 

 

Recommendation 5: Review 
functions of relevant public 
bodies  

Responsible for this Action 

The Land Development Agency, the 
Office of the Planning Regulator and 
Home Building Finance Ireland should 
review how they approach the 
planning, design and build of new 
homes in order for them to change 
course from their current approach to 
following a Universal Design approach. 

The Department should review the 
statutory functions of these agencies 
to see how they can be strengthened 
to have a Universal Design focus. 

Department of Housing, Planning and 
Local Government 

Department of Finance 

Land Development Agency 

Office of the Planning Regulator 

Home Building Finance Ireland 

National Disability Authority 

 

DHPLG and the Department of Finance have established three new public bodies 
to tackle issues that are acting as barriers to the development of housing in 
Ireland.  These public bodies will be charged with taking on tasks that would have 
formerly been directly carried out by DHPLG. These new agencies are: 

• Land Development Agency 

• Home Building Finance Ireland 

• Office of the Planning Regulator 

As these new public bodies are in the process of establishing themselves it is 
worth assessing whether there are any opportunities to embed a Universal 
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Design approach in their activities. The National Disability Authority looks 
forward to engaging with these public bodies, along with the Housing Agency, to 
advise on Universal Design matters. 

 

Recommendation 6: Technical 
skills – housing design  

Responsible for this Action 

In order to ensure that the knowledge 
and resources are in place the 
Department of Housing, Planning and 
Local Government should work with 
the stakeholders listed opposite to 
support the advancement of CPD for 
all professional staff who are involved 
in the planning, design and 
construction of new homes following 
a Universal Design approach. 

 

Department of Housing, Planning and 
Local Government 

Department of Education and Skills 

Higher Education Authority 

Solas 

Local Authorities 

Royal Institute of Architects of Ireland 

Construction Industry Federation 

Engineers Ireland 

Society of Chartered Surveyors 
Ireland 

National Disability Authority 

 

It would be important that professional staff who are involved in the design or 
acquisition of new housing can be skilled up in the area of Universal Design, and 
its application in the built environment. This goes beyond consideration of ramps 
and visitable WCs, to consider needs across the spectrum of disability, age, and 
ability. Technical guidance on Universal Design in the built environment is set out 
in Building for Everyone: A Universal Design approach61. The CEUD has 
also worked extensively with third-level institutions in developing Universal 
Design modules for those courses that are relevant to the planning design and 
construction of dwellings. The CEUD was also involved in advising on a Universal 

61 www.universaldesign.ie/buildingforeveryone 
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Design approach towards the design of the Grangegorman campus for the new 
Technological University of Dublin. 

There is a need to educate and support staff to develop their skills and 
experience in Universal Design. This would include architects, engineers, 
planners, surveyors and landscape architects in local authorities, DHPLG and 
AHBs who are involved in preparing design briefs, approving housing acquisitions 
and building control functions. Industry bodies such as the Construction Industry 
Federation should also be included under this umbrella of Universal Design up-
skilling. The CEUD has engaged with the Royal Institute of Architects in Ireland 
on the creation of CPD training courses on Universal Design, informed by 
commissioned research specifically looking at CPD for architects in Universal 
Design.  

The Department of Education and Skills, Solas and the Higher Education 
Authority are already cited under actions related to training and skills in the 
policy paper Construction 202062. We advise that this strategy be reviewed 
and renewed alongside the Solas Further Education and Training (FET) 
Strategy 2014-201963 to establish how these bodies to coordinate the 
development of education and training that provides the necessary skills to 
implement Universal Design. 

 

 

 

 

 

 

 

 

62 https://www.housing.gov.ie/housing/construction-2020-strategy/construction-2020-
departments-role  
63 http://www.solas.ie/SolasPdfLibrary/FETStrategy2014-2019.pdf  
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Funding/incentives 
 

Recommendation 7: Explore 
options for home adaptations 

Responsible for this Action 

In the context of the current review 
of other grant schemes – e.g. Housing 
Adaptation Grants - DHPLG to 
explore options for national funding 
schemes - on either an administrative, 
or statutory, basis – to allow older 
people to remain in their own home 
and community and at the same time 
maintain some form of financial 
security, as well as providing much 
needed accommodation for others. 
This would entail liaising with the 
relevant stakeholders, listed on the 
right, regarding the amount of money 
involved and how such a scheme 
would be administered. 

Department of Housing, Planning and 
Local Government 

Local authorities 

Local Government Management 
Agency 

Housing Agency 

City and County Managers 
Association 

 

 

Older persons living in well-designed accessible home environments have better 
health and are better able to accomplish everyday tasks and manage living 
independently than those living in conventional or inaccessible home 
environments. This is backed by research from the World Health Organisation 
and the Irish Longitudinal Study on Ageing (TILDA).  

Figures from DHPLG show that from 2008-2017 the amount spent on Housing 
Aid for Older People was approximately €165m64. The Scheme of Housing Aid 
for Older People is available to assist older people to have necessary repairs or 
improvements carried out to their homes. The effective maximum grant under 
the scheme is 10,500 euro which may cover up to 100% of the cost of works. 

If a Universal Design approach is followed then this expenditure would gradually 
reduce over a number of years as requests for various items of assistive 

64 https://www.housing.gov.ie/housing/statistics/social-and-affordble/other-local-authority-
housing-scheme-statistics 
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technology are replaced by a coordinated approach to designing and building new 
homes that adapt to the needs of the person as they age. 

The NDA advises that DHPLG could also look at incorporating elements of the 
CEUD’s Universal Design Guidelines for homes in Ireland and the 
Dementia Friendly Dwellings for Persons with Dementia, their 
Families and Carers into their guidance and circulars to local authorities, etc. 
If new dwellings or alterations to existing dwellings are built in line with a 
Universal Design approach, then they will help persons to remain living at home 
and in their community independently and safely for as long as possible. This 
approach will also support family members and carers to sustain the caring 
relationship, particularly if these carers are older persons or a person with a 
disability. 

In the recent DHPLG and Department of Health policy statement, Housing 
Options for Our Ageing Population65, the Departments commit to working 
with the industry to ensure that 30% of all new dwellings incorporate Universal 
Design approach. NDA welcomes this commitment and recommends that the 
target is revisited and revised at regular intervals.  

DHPLG could expand on initiatives like the Ava Housing66 that allows older 
persons to remain in their own home and community and at the same time 
maintain some form of financial security. 

 

Recommendation 8: Universal 
Design Grants 

Responsible for this Action 

In the interest of linking energy 
efficiency, sustainability and Universal 
Design, DHPLG and the relevant 
public bodies could introduce and 
promote a grant scheme, modelled 
along the lines of the Home Energy 
Grants administered by the 
Sustainable Energy Authority of 
Ireland. 

Department of Finance 

Department of Public Expenditure and 
Reform 

Construction Industry Federation 

Society of Chartered Surveyors 
Ireland 

65 https://www.housing.gov.ie/housing/special-housing-needs/older-people/housing-options-our-
ageing-population-policy-statement 
66 http://abhaileproject.ie/ 
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The current Home Energy Grant scheme offers grants for a list of items in order 
to upgrade the energy efficiency of existing homes. In the interest of incentivising 
the construction industry to include Universal Design features in their new 
developments, consideration could be given to using the list of ten Universal 
Design features (Fingal Co. Co., see above) as the starting point of a Universal 
Design Grant Scheme.  

 

Recommendation 9: Universal 
Design mortgages 

Responsible for this Action 

Similar to Green mortgages offered by 
financial institutions that depend on a 
minimum BER rating, consideration 
should be given, by the relevant 
Departments, to exploring the 
potential for Universal Design 
mortgages for new homes where 
more favourable terms could be 
offered when Universal Design 
features are included in new homes. 
This could be a temporary measure 
introduced pending the revision of 
Part M. 

Department of Finance 

Department of Public Expenditure and 
Reform 

Construction Industry Federation 

Society of Chartered Surveyors 
Ireland 

Central Bank 

Financial institutions 

 

Similar to Green mortgages offered by some financial institutions67 that depend 
on a minimum BER rating, consideration could be given to the development of 
Universal Design mortgages that could be based on the ten Universal Design 
features described elsewhere.  

If builders are including Universal Design features in new homes then there 
would be eligible properties on the market that could attract the discounted 
fixed-term rates that currently apply to Green mortgages. 

67 https://personalbanking.bankofireland.com/borrow/mortgages/green-mortgage/green-
mortgage-fixed-interest-rate/ 
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In light of the CEUD’s discussions with the Irish Green Building Council, further 
consideration could be given to a combined Green/Universal Design mortgage 
that could offer even more favourable terms. 

 

Recommendation 10: VAT 
reduction for a Universal Design 
approach to building new homes 

Responsible for this Action 

Consideration should be given to 
introducing a time-limited VAT 
reduction in order to encourage 
builders to build Universal Design 
Homes. This could be a temporary 
measure introduced pending the 
revision of Part M. 

Department of Finance 

Department of Public Expenditure and 
Reform 

Construction Industry Federation 

Society of Chartered Surveyors 
Ireland 

 

Another way of approaching this issue would be to consider the introduction of a 
time-limited VAT reduction for developers who opt to follow a Universal Design 
approach in order to offset any possible higher construction costs.  Such a 
reduction was applied to restaurants and the relevant stakeholders were not 
happy when this reduction was revoked in Budget 2019.   

With any new model there are initial start-up costs that will be higher than the 
standard costs. These costs eventually even themselves out as they become the 
norm in an industry. A time-limited VAT reduction covering a 2 to 3 year period 
may act as an incentive to builders. 

 

940



Recommendation 11: Waive 
development contributions for 
Universal Design homes 

Responsible for this Action 

Explore potential and feasibility of 
extending the existing practice of 
waivers from local authority 
development contributions to 
developments – or part of 
developments – that are planned, 
designed and built following a 
Universal Design approach. This could 
be a temporary measure introduced 
pending the revision of Part M. 

Department of Housing, Planning and 
Local Government 

Local Authorities 

 

Waivers from Development Contributions were previously set out in Circular 
Letter PD 5/2007 issued to local authorities by the former Department of the 
Environment.  

As it stands waivers already exist for developments in receipt of a Housing 
Adaptation Grant and for developments to be used as accommodation for 
persons with disabilities.  Consideration should be given to extending this waiver 
to Universal Design homes.  Based on figures from Dublin City Council68 they are 
charging, from 2020, €92.10 per square metre of residential development. This 
charge applies to the whole development and is not a per unit charge. 

If the waiver could be extended to cover Universal Design then the construction 
industry may decide to set aside a portion of their developments to meet the ten 
Universal Design features. This would reduce their start-up costs.  It would see a 
reduction in contributions to local authorities, however, these reductions could 
be gradually clawed via a reduction in the amounts required to be paid out in 
Housing Adaptation Grants as the housing stock requires less retro-fitting and 
adaptation. 

 

 

 

68 http://www.dublincity.ie/developmentcontributionschemes 
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Other 
Recommendation 12: Accessible 
communications 

Responsible for this Action 

Ensure the processes and services 
around housing applications and 
information, and all communications 
with public in this regard, are 
universally designed so that all 
relevant Departments and public 
bodies should follow the guidance set 
out in the NDA’s - Customer 
Communications Toolkit for the 
Public Service for the Public 
Service69. 

This toolkit provides guidance for 
public servants on how to 
communicate with the public using the 
simplest and clearest language possible 
and to ensure that all services are 
accessible, and meets the diverse 
needs of all our customers. 

The toolkit contains advice on general 
writing style principles, verbal and 
non-verbal communications, design of 
forms and documents, web and social 
media content and how to display 
signage. 

The toolkit aligns with a key objective 
of the government’s reform agenda, 
which is to enhance how the public 
service engages with service users 
with a view to improving the quality of 
their interaction with the public 
service. 

Department of Housing, Planning and 
Local Government 

Local Authorities 

Home Building Finance Ireland 

Office of the Planning Regulator 

Land Development Agency 

Department of Public Expenditure and 
Reform 

Department of Finance 

69 https://www.gov.ie/en/press-release/51c63c-universal-design-toolkit-customer-engagement-
public-sector-launched/ 
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It is recommended that all aspects of administration and customer engagement 
around new housing be accessible following a Universal Design approach. The 
CEUD recently won a Plain English award from the National Adult Literacy 
Agency for its joint publication with the Dept of Public Expenditure and Reform: 
Universal Design Toolkit for Customer Engagement in the Public 
Sector. The NDA has made this publication available to the Department of 
Housing, Planning and Local Government’s Social Housing Capital Investment 
Unit.  This Unit is currently working on the issues outlined in Actions 98 and 99 
of the National Disability Inclusion Strategy. The Unit has consulted with 
local authorities in order to collate best practice in this area with a view to 
standardising practice across all local authorities.  The Unit is also working with 
the NDA to improve the accessibility of the application form and the guidance 
issued with it. 
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APPENDIX A 

UK Part M Building Regulations 
1. M4(1) Category 1: Visitable dwellings is the mandatory baseline. Whilst it 

offers some basic accessibility features (i.e. door widths and corridors of a 
size suitable for a range of persons including wheelchair users), it fails to 
guarantee the true visitability and adaptability that many households will need 
over their lifetimes, for example, level access into the dwelling is not always 
provided. 

2. M4(2) Category 2: Accessible and adaptable dwellings is very similar to the 
Lifetime Homes Standard, a flexible and adaptable standard offering enhanced 
access features and benefits to all households over their lifetime and over the 
lifetime of the home. 

3. M4(3) Category 3: Wheelchair user dwellings specifying accommodation to 
meet the needs of a household that includes a wheelchair user. Within the 
M4(3) standard two sub-categories are available to specify:  

• M4(3)a: wheelchair adaptable (meaning that they meet spacial and layout 
requirements but may not have been fully fitted and finished to 
accommodate immediate use by a wheelchair user  

• M4(3)b: wheelchair accessible (meaning that the dwelling is fully ready for 
occupation by a wheelchair user household). 
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APPENDIX B 

Norwegian State Housing Bank 
Here is an overview of current interest rates. Please note that most 
municipalities add some 0.25-0.50 percentage points to our nominal interest rates 
to cover administration costs and losses on start-up loans. 

Nominal interest rates May 2019**:  

 
Number of  
instalments per 
year 

3 y 
fixed 

5 y 
fixed 

10 y 
fixed 

20 y 
fixed Floating 

May 12 1,874 2,198 2,657 2,950 1,549 

 4 1,877 2,202 2,663 2,957 1,551 

 2 1,881 2,208 2,672 2,968 1,554 

Apr 12 * * * * 1,549 

 4 * * * * 1,551 

 2 * * * * 1,554 

**The effective interest rate is normally 0,1 - 0,2 percentage points higher than 
the nominal interest rate, depending on the size of the loan and the payment 
scheme. At present, a start-up fee of NOK 600 (approx. €60 at current exchange 
rates) and a NOK 30 (approx. €3 at current exchange rates) fee for each 
payment is included when the effective interest rate is calculated. 

Customers who apply for a loan in the Housing Bank must currently at least be 
able to pay up to 6.25 percent interest annually. Please note that this is only one 
of several criteria for the assessment of loan applications. 
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APPENDIX C 

Extracts from Norway’s State Party Report to the UNCRPD 
Monitoring Committee  
Universal design and accessibility  
24. The overriding objective of policies for persons with disabilities is to 
achieve full participation and equality. To achieve this objective, Norway has 
provisions governing universal design set out in the Anti-Discrimination and 
Accessibility Act and in several other central laws. Universal design is one of the 
stated objectives of the Planning and Building Act, prescribing the general 
objectives for planning and building matters. The division of responsibilities in 
planning and building policy implies that the state prescribes the general 
objectives and the legal framework for policymaking. Through the Act, it sets the 
framework for both land use and socio-economic planning and for building and 
installation design. In regional planning policies, the municipalities may set 
functional requirements, including universal design, for outdoor areas and the 
utilisation of housing stock. The regulations pertaining to the Act set 
requirements for universal design of new buildings for use by the public, work 
buildings, installations, and outdoor areas. The Act also prescribes accessibility 
requirements for new dwellings. Overall responsibility for planning, housing and 
building policy is assigned to the Ministry of Local Government and 
Modernisation. The Norwegian Building Authority is the central authority for 
building matters regulated in the Planning and Building Act, while the 
municipalities act as local planning and building authorities. The Norwegian State 
Housing Bank is the central government agency for implementing housing policy, 
granting basic loans and subsidies to promote building quality. Funding for 
research, information and competence development are other key policy 
instruments. The collective and economic policy instruments provided under the 
Act are applied to ensure that persons with disabilities can use new buildings and 
installations on an equal basis with others, and that accessibility is a key 
consideration in general renovation, change of use, and rehabilitation of 
dwellings.70 

59. The Norwegian Building Authority and the Norwegian State Housing Bank 
have devised a programme to develop expertise in universal design among 
municipal employees and politicians, and an information programme for universal 
design for the building sector. Project planning tools, handbooks and competence 
plans have also been developed for different target groups, as well as information 

70 UN Convention on the Rights of Persons with Disabilities – Norway's Initial Report, p.11 
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for consumers on how to improve accessibility in existing housing in line with 
universal design principles.71 

  

71 UN Convention on the Rights of Persons with Disabilities – Norway's Initial Report, p.20 
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APPENDIX D 

Article 19 – Living independently and being included in the 
community 
States Parties to the present Convention recognize the equal right of all persons 
with disabilities to live in the community, with choices equal to others, and shall 
take effective and appropriate measures to facilitate full enjoyment by persons 
with disabilities of this right and their full inclusion and participation in the 
community, including by ensuring that: 
 
a) Persons with disabilities have the opportunity to choose their place of 
residence and where and with whom they live on an equal basis with others and 
are not obliged to live in a particular living arrangement; 
 
b) Persons with disabilities have access to a range of in-home, residential and 
other community support services, including personal assistance necessary to 
support living and inclusion in the community, and to prevent isolation or 
segregation from the community; 
 
c) Community services and facilities for the general population are available on an 
equal basis to persons with disabilities and are responsive to their needs. 
 
Article 28 – Adequate standard of living and social protection 
 
1. States Parties recognize the right of persons with disabilities to an adequate 
standard of living for themselves and their families, including adequate food, 
clothing and housing, and to the continuous improvement of living conditions, and 
shall take appropriate steps to safeguard and promote the realization of this right 
without discrimination on the basis of disability. 
 
2. States Parties recognize the right of persons with disabilities to social 
protection and to the enjoyment of that right without discrimination on the basis 
of disability, and shall take appropriate steps to safeguard and promote the 
realization of this right, including measures: 
 
a) To ensure equal access by persons with disabilities to clean water services, and 
to ensure access to appropriate and affordable services, devices and other 
assistance for disability-related needs; 
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b) To ensure access by persons with disabilities, in particular women and girls 
with disabilities and older persons with disabilities, to social protection 
programmes and poverty reduction programmes; 
 
c) To ensure access by persons with disabilities and their families living in 
situations of poverty to assistance from the State with disability-related expenses, 
including adequate training, counselling, financial assistance and respite care; 
 
d) To ensure access by persons with disabilities to public housing programmes; 
 
e) To ensure equal access by persons with disabilities to retirement benefits and 
programmes. 
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1. Name of Organisation: 

National Disability Authority 

2. Briefly describe your organisation? 

300 character(s) maximum 

The National Disability Authority (NDA) is the independent statutory body, 
which provides evidence-based advice and research to Government on disability 
policy and practice and promotes Universal Design. 

3. Having regard to the housing objectives set out in the 
Programme for Government, what other key objectives 
should be considered? How should these objectives be 
prioritised? 

3000 character(s) maximum (NDA text currently 2,932) 

The new Programme for Government sets out two important commitments on 
housing: 

• Increase the social housing stock by over 50,000 over the next five-years, 
the majority of which are to be built by local authorities, Approved Housing 
Bodies and State agencies. 

• Ensure an appropriate mix of housing design types is provided, including 
universally designed units, accommodation for older people and people with 
disabilities. 

Universal Design of homes 
The main priority should be that the planning, design and building of all homes 
following a Universal Design approach needs to have greater prominence than it 
is currently given in the Programme for Government. The NDA advises that all 
new homes should be built following a Universal Design approach with minimum 
targets set for UD+ homes. This could happen on an incremental basis over a 
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period of years. We note that the Mayor of London’s Plan1 (policy 3.8) for the 
economic, environmental, transport and social framework necessary for the 
development of London over the next 20–25 years sets out accessibility targets 
for new homes to which all local authorities in London must adhere. The target is 
that 90% of new homes to be built to accessible and adaptable dwelling standard 
and 10% built to wheelchair user accessible standard..  

The target that ‘30% of all new dwellings are built to incorporate universal design 
principles to accommodate our ageing population’, agreed by the Departments of 
Housing and Health in 20192is a welcome initiative. The NDA recommends that 
the 30% of all new dwellings being built to UD principles under this action should 
split into 20% UD and 10% UD+. 

The NDA Universal Design Guidelines for Homes in Ireland (2015) sets 
out three levels of Universal Design for homes3. The first level – ‘UD’ – sets out 
good, flexible design that can meet the needs of everyone, and allows scope to 
adapt the home in a cost effective and efficient manner over time. The second 
level – ‘UD+’ - addresses the needs of those who require some additional space 
within their homes and can therefore encompass persons who use wheelchairs 
or mobility aids, but would also be of relevance to other people who would 
benefit from a more accessible internal design, e.g. people with young children 
etc. The third level -- UD++ - concerns more bespoke, or tailored, housing 
solutions, aimed at those with very specific accessibility requirements. 

The NDA advises that UD Homes are not just for persons with disabilities or 
older persons. The UD Home environment enables the widest possible number 
of people to live at home, to live independently and to participate in society.  UD 
Homes are about good design, efficiency and a broader market need. Above all 
they are mainstream in aesthetics, not separate or distinct. UD Homes have 
adaptable home offices or work stations designed in from the start that would 
facilitate the increase in working from home that has arisen as a result of Covid-
19. These can be easily adapted for other uses in the post-pandemic period.  UD 
Homes are wired to cater for the provision of assistive technology to allow 
people to live as independently as possible within their own homes. This 
infrastructure could also allow for the provision of telehealth/telecare services 
that would be useful for a person’s physical and mental well-being over time. A 

1 https://www.centreforsocialjustice.org.uk/wp-content/uploads/2021/03/CSJJ8819-Disability-
Report-190408.pdf  
2Housing Options for our Ageing Population Policy Statement 
https://assets.gov.ie/9398/ca553fa753b64f14b20e4a8dcf9a46ab.pdf, Action 4.6, page 30 
3 http://universaldesign.ie/built-environment/housing/ 
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Universal Design approach to planning can allow us to create supportive, multi-
generational communities that provide the supports required across all age 
groups.  

The NDA is currently completing a cost assessment of Universal Design Homes, 
based on the Universal Design Guidelines for Homes in Ireland. The cost 
assessment is being developed in tandem with a cost benefit analysis of 
introducing Universal Design standards in housing, which will explore the benefits 
across the wider system, including consideration of the ‘counterfactual’ – i.e. the 
costs involved in doing nothing, and therefore potentially requiring high-cost 
residential care for persons with disabilities and the elderly, increased levels of 
hospital-provided care, and high-cost renovations and adaptations. 

Design manual for quality housing 
We are aware that the Department of Housing, Local Government and Heritage 
is currently development a new ‘Design Manual for Quality Housing’, to provide 
advice and guidance at the level of the diagrammatic layout, to Local Authorities, 
selected Approved Housing Bodies and stakeholders on quality economic design 
for housing, ranging from site layouts to individual dwelling design. It is essential 
that this document is in line with the programme for government, to ensure that 
an ’appropriate mix of housing design types is provided, including universally 
designed units, accommodation for older people and people with disabilities.’ 

Earlier this year, the NDA made a submission to the Department of a draft of the 
design manual, including the following key points: 

•  In line with the Action 4.4 of the Housing Options for Our Ageing Population 
policy statement, the language in the document needs to be strengthened to 
ensure that Universal Design is actively promoted, rather that presented as an 
option for consideration. 

• In line with Action 4.6 of the Housing Options for Our Ageing Population 
policy statement, the document should reflect guidance on Universal Design 
in houses, as well as apartments. 

• Given the lack of accessibility of upper level duplex units, further 
consideration should be given to the proportion of duplex units in our new 
housing stock. 

• Neighbourhood layouts should be carefully considered through a universal 
design lens, including footpath and parking provision. 

• A disability impact assessment should be carried out on a development, which 
would include meaningful consultation, with persons with disabilities, including 
with Disabled Persons’ Organisations. 
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4. What are the main obstacles to delivery of housing 
across tenures (e.g. social, affordable, private rental and 
private homeownership) and household types (e.g. single 
person households & families)? What short or long-term 
actions should be taken to increase the scale and speed of 
delivery and improve approaches to delivery of housing? 

3000 character(s) maximum. (NDA text currently 2,906) 

Deinstitutionalisation 
Notwithstanding some of the ongoing challenges such as the need for more social 
housing, the need for more accessible accommodation, and more protection 
from eviction, there remains a two tiered approach whereby some persons with 
disabilities are housed by the HSE and some housed by local authorities or 
housing agencies. The different approaches to provision of housing based on age, 
disability status or whether they are supported by a residential disability services 
should be phased out and a clear and consistent pathway should be laid out for all 
those with a housing need.  

The NDA advises setting a target of 2025 for the closure of all existing residential 
centres for persons with disabilities with 10 or more residents which is part of 
government policy. The NDA further advises that this policy be examined with a 
view to extending it to the mental health sector4. Achieving such a target will 
require a concerted effort and multi-annual budgeting include adequate financing 
for staffing and construction / retrofitting of homes. 

Reduce discrimination by landlords 
There is a need for awareness raising to reduce discrimination by landlords and 
letting agents regarding renting to persons with disabilities and accepting housing 
benefits such as HAP; there is anecdotal evidence that this is the case. This could 
be done through education and incentives (such as financial incentives to provide 
adaptations). This could also be supported by developing a register of accessible 
properties across all tenures and the collection of accessibility data in conjunction 
with the undertaking of inspections of standards in the private rental sector. 

4 While there are plans in place for decongregation from designated centres for persons with 
disabilities who live in settings for 10 or more people, there are also a number of people living in 
24 hour supervised community residences for people with mental health issues for which there 
are no plans for decongregation. Many of these residences have 10 or more people.  
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Persons with disabilities also need to be considered as potential tenants when 
vacant/void social housing units are made available for occupancy. 

Apartments 
Previous announcements from the Department in relation to building height 
reinforce the trend towards apartment development as the primary building type 
in major urban centres. Feedback from the Housing Agency’s publication, 
Thinking Ahead: Independent and Supported Housing Models for an Ageing 
Population suggests that it is difficult to get a Universal Design apartment or a 
fully wheelchair accessible apartment to work within the minimum floor areas as 
set out in the Department’s Sustainable Urban Housing: Design Standards 
for New Apartments. Guidelines for Planning Authorities 2018. These 
minimum floor areas are currently a barrier to achieving Universal Design in new 
homes as set out in the objective in the National Disability Inclusion Strategy that 
‘New homes are designed to Universal Design standards and can be readily 
adapted to people’s changing needs’. 

The apartment guidelines recommend that for the majority of all apartments in 
any proposed scheme of 10 units or more the minimum floor area should exceed 
the standard for any combination of the relevant 1, 2 or 3 bedroom unit types, by 
a minimum of 10%. The Housing Options for our Older Population Policy 
Statement, Action 4.4 states that the Department of Housing, Local Government 
and Heritage will ‘Ensure that 50% of apartments in any development that are 
required to be in excess of minimum sizes are suitable for older people/mobility 
impaired people and develop a template layout guide for same.’ We welcome this 
provision as a first step and in our consultation response to the Draft Manual for 
Quality Housing we provided detailed feedback on the proposed Universal 
Design apartment layouts, following a review of the layouts against a list of key 
UD Homes guidelines that impact on the spatial / plan layout of a home.  

5. What actions should be taken, in order of priority, to 
ensure that housing is available for all sectors of society, 
including our ageing population and people with 
disabilities? 

3000 character(s) maximum. (NDA text currently 1,756) 

1. Part M for Dwellings, which is the minimum standard for access and use set 
out in the building regulations requires dwellings built to a ‘visitable’ standard 
only. Part M for dwellings needs to be revised to incorporate a Universal 
Design approach to provide dwellings that are suitable for persons with 
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disabilities and older people to live in, over their life course. This needs to 
include requirements for both dwellings at the first level of Universal Design 
guidelines and dwellings at the UD+ level, (which incorporates the needs of 
wheelchair users. 

2. There is currently no general, statutory obligation on builders/developers to 
plan, build or design housing following a Universal Design approach. There are 
no penalties or incentives in planning law or tax law to encourage a Universal 
Design approach in housing. There are no housing funding programmes that 
contain measures requiring a Universal Design approach. There are no 
minimum targets or quotas for Universal Design dwellings in housing 
developments. Progressing new home design and construction from a 
Universal Design approach needs to become established policy, recognising in 
particular that the general population is getting older, persons with disabilities 
are living longer and are, in some cases, out-living their traditional care-givers, 
e.g. their parents/siblings. 

3. In the area of finance the funding schemes provided by the Department of 
Housing, Local Government and Heritage – CAS and CALF – are not 
designed to deliver fast-track housing. Given the general urgency around 
progressing home building Housing for All needs to contain a commitment to 
the development of dedicated and flexible funding options that consider the 
particular needs of persons with disabilities. The Department also needs to 
review the current spending limits that apply to the construction of social 
housing units in order to facilitate a universal design approach to home 
building. 

6. Do you have any further comments on the 
development of the Housing for All policy and action plan 
that you would like to add? 

1500 character(s) maximum. (NDA text currently 1,498) 

The Programme for Government mentions the creation of a Commission on 
Housing to review elements of housing provision, including four elements of 
housing provision; tenure, standards, sustainability and quality of life. As it relates 
to all these elements of housing provision a Universal Design approach to housing 
should be considered as the basis for the Commission’s work.  The NDA advises 
that a Commission should contain representatives of persons with disabilities and 
older persons. The Commission should seek to examine the possibility of aligning 
various approaches to housing such as Universal Design and energy efficient 
homes. The NDA and the Irish Green Building Council have already discussed 
ways of working more closely together on these issues.  
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Under section 26 of the Disability Act 2005 there is a statutory requirement on 
public bodies to integrate, where practical and appropriate, their services for 
persons with disabilities with those for other citizens. Under section 28 public 
bodies must take steps to make their communications accessible to persons with 
disabilities. To support public bodies in the implementation of section 28 of the 
Disability Act the NDA has produced, in partnership with the Department of 
Public Expenditure and Reform, a Customer Communications Toolkit for the 
Public Service: A Universal Design Approach. We would advise the Department 
to use the Toolkit as the basis for clear communication on the development of 
Housing for All with all its stakeholders. 

7. Do you have any supporting data or other material that 
you would like to upload? 

Please find attached the following papers 

1) NDA (2020) Where do people with disabilities live. (Factsheet and briefing 
paper)  
http://nda.ie/resources/factsheets/nda-factsheet-5-housing/nda-factsheet-5-
housing-briefing-information.pdf 
http://nda.ie/resources/factsheets/nda-factsheet-5-housing/nda-factsheet-5-
housing.pdf 

2) The NDA’s 2019 policy advice paper to the Department of Housing, 
Planning and Local Government, under Action 97 of the National Disability 
Inclusion Strategy, on achieving Universal Design in new housing (attached) 
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1.0 Introduction 
 

The CCMA welcomes the opportunity to make a submission on the ‘Housing for All’ policy 

development and welcomes the whole-of-government approach that is being taken to the 

policy.  

 

The CCMA operates at the cold face of the housing crisis and fully supports any work on 

national policy that will accelerate housing delivery, which is critical to support population 

growth, community needs and economic growth.  

 

The CCMA Housing, Building, and Land Use (HBLU) committee and full CCMA are willing to 

participate fully in the development of the policy and look forward to working with the 

Department as they develop the six themes.  

 

Local authorities were tasked with the delivery of Rebuilding Ireland – Action Plan for 

Housing and Homelessness in partnership with the Department of Housing, Local 

Government and Heritage, the Approved Housing Body (AHB) sector and the private sector. 

 

Recognising delivery of housing as one of the key objectives of both Rebuilding Ireland and 

the future delivery of the Housing for All policy, the CCMA established the Housing Delivery 

Coordination Office in 2020 within the structures of the Local Government Management 

Agency (LGMA) to drive and lead this delivery. The overarching aim is to maximise levels of 

home ownership, to reduce state dependency and provide security for the elderly, 

homeless, disabled and vulnerable.  

 

The policy framework is complex and, while the central focus of the National Planning 

Framework, Project Ireland 2040 is new residential delivery targets, requiring 40% of all new 

housing nationally to be delivered as ‘compact growth’ urban infill development, it must be 

highlighted that the context for housing delivery has significantly altered since the last 

period of significant growth. Greater Fiscal restraint is challenging the viability of both 

traditional and higher density schemes. Market sentiment, the role of Irish Water, the Land 

Development Agency, National Transport Authority and Transport Infrastructure Ireland 

contribute to the complex matrix of stakeholders in the housing delivery pipeline, which 

must consider placemaking, environmental protection, public transport viability and 

alignment.  

 

The CCMA can provide strategic leadership and work with government to fully deliver on its 

commitment to Housing for All.  
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The CCMA wishes to highlight that, while there is a drive for the delivery of housing, public 

sector duty and ensuring all categories are being dealt with from a human rights perspective 

is critical to the development of any new housing policy.  

 

The CCMA has attended the various stakeholder engagement sessions with the Department 

of Housing, Local Government and Heritage and has followed the submission template 

responding to the various questions as set out. 
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Q1: Having regard to the housing objectives set out in 
the Programme for Government, what other key 
objectives should be considered? How should these 
objectives be prioritised? 

 
The CCMA Housing Building and Land Use committee recommend the inclusion of the 

following objectives as part of the policy development:  

 

Dublin specific policy 

Consideration should be given to the formulation of a separate ‘Housing for All’ strategy for 

the Dublin Region (Dublin and adjoining counties) to create a more balanced approach to 

overall housing needs and a joint response to delivery. 

 

Part 8 

Consideration should be given to making changes in planning legislation to streamline and 

speed up the Part 8 planning process. Terms of guidance on developing SHD mixed tenure 

schemes of scale and planning requirements need to be considered as the new iteration of 

the SHD is implemented.  This would apply also to the delivery of homeless facilities.  

Consideration should also be given to enhance and promote provisions in the legislation 

around emergency planning and for it to used more often in order to speed up delivery. 

 

Improvement Works in Lieu of Housing  

Currently, local authorities do not make use of this scheme to any significant degree. Many 

families could provide sustainable housing options for young single parent families and 

older occupants under this scheme.  It needs to be redesigned to prioritise accessibility for 

older people and special requirements on medical grounds, in particular sensory needs.   

 

Review of the social housing income limits 

In relation to social housing income limits, 15 out of 26 counties are in Band 3. €30K is the 

maximum net household income in terms of eligibility for social housing in this band and 

less than that for most of the relevant households. It is unlikely that any of affordable 

housing initiatives will assist families who are just over that income threshold in terms of 

homeownership or rental at current market rents. Consideration should be given to 

amalgamating Band 2 and Band 3 into a single band.  

 

There is also a dividend for the sustainability of social housing if households on relatively 

modest incomes could be considered eligible for social housing.  This is especially relevant 

as the supply of social housing increases over the next few years. 
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Targeted urban renewal of derelict property 

There is an increasing need for intervention on derelict property in the urban environment 

and a need for funding to be provided to local authorities to target urban renewal through 

its housing programmes.  In an urban area the cost of removing dereliction can be at a 

significantly higher cost and supports or subsidies in this space would assist in removal of 

dereliction. 

 

Prioritisation of first-time buyers and ‘down sizers’ 

First-time house buyers and ‘down-sizers’ should be prioritised in housing provision policy. 

While affordability is the key to the housing crisis, particularly for first-time buyers/builders, 

transaction costs, delays and complexities (in legal and financial sectors) contribute to 

inertia in the market. Provision of safe, secure, accessible private housing for ‘downsizers’ 

would free up the stock of ‘family homes’. 

 

Living over shops and redevelopment of large family homes 

Local authorities and, particularly Dublin City Council and local authorities with major urban 

centres, have significant pipeline of delivery of the next five years as part of the actions 

under ‘Housing for all’. All delivery options must be exploited, and consideration should be 

given to objectives around living over shops, opportunities that might be exploited around 

changes to the city core as a result of remote working, and redevelopment of existing large 

houses (private) in the city centres. This is a complex area but should be explored as part of 

the policy development. 
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Q2: What are the main obstacles to delivery of 
housing across tenures (e.g., social, affordable, 
private rental and private homeownership) and 
household types (e.g., single person households & 
families)? What short or long-term actions should 
be taken to increase the scale and speed of delivery 
and improve approaches to delivery of housing 

 

The CCMA consider that the main obstacles encountered to housing delivery can be 

categorised under the following headings: 

 

 Availability and cost of land 

 Provision of supporting infrastructure 

 Local authority capacity 

 Construction sector capacity 

 Planning certainty 

 Procurement 

 Financing arrangements for affordable housing  

 

Availability and cost of Land 

 

The availability of serviced land in suitable locations is the fundamental building block of 

housing provision and a critical constraint. In particular, access to a stable and predictable 

supply of residentially zoned lands, serviced by adequate water / wastewater, public 

transport, community and education related infrastructure, is a necessity for continued 

delivery.   

 

Local authorities will require significant amounts of funding to acquire lands either via the 

open market or via the CPO process. However, given the level of private sector interest in 

development land, acquisition costs are very significant, if not prohibitive, in terms of the 

overall provision costs of social and affordable housing by the State. This is particularly the 

case in areas of highest demand, i.e., the main urban centres.  Another obstacle is that the 

market-oriented approach is still encouraging the hoarding of land and allows landowners 

to chase land values which inflates the cost of building houses.  
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The knock-on impact is high house prices, lack of supply (in particular for first-time 

buyers), lack of affordable housing, difficulties for developers in accessing finance, etc.  

 

The implementation of the Vacant Sites Levy has had a positive impact on the earlier 

release of land in this regard and has freed up land for residential development since its 

introduction. However, the Vacant Sites Levy on its own won't solve the problem of 

inflated land prices. 

 

A fundamental reassessment of the role of land availability and land costs is required.  A 

rebalancing of the nature of zoned serviced land as a fully private asset versus society’s 

need for state supported social and affordable housing is required, otherwise land 

availability and associated costs will continue to be an obstacle to housing provision.  

 

The CCMA would recommend some of the following actions to be taken: 

 

 Review of the benchmark of €20-30k per site on counties adjoining Dublin local 

authorities, unit site cost expectations need to be adjusted to match prevailing 

market conditions. 

 Local authorities have a key role to play in addressing dereliction in town centres. 

Action 55 of Our Rural Future states, “As part of the Town Centre First approach, 

provide seed capital to local authorities to provide serviced sites at cost in towns 

and villages, to allow individuals and families to build homes in rural centres.”  The 

seed funding will need to cover all costs of provision including land acquisition, 

infrastructure and services and the discount to be provided to the end purchaser. 

These ‘all-in’ cost limits need to be reviewed to recognise the true cost of the 

delivery of social housing delivery in town centres on brownfield sites. The 

thresholds at the moment appear to reflect, at best, development in greenfield 

sites, which represent a minority of social housing sites. If there were separate all-

in cost thresholds for town centre sites, recognising the cost of developing same, it 

would incentivise local authorities further in this area.  

 If it is a government priority that public land is to be used for housing, then clarity 

is needed on a means for quickly transferring lands from other departments and 

state agencies. The current procedure as set out by the Department of Public 

Exenditure and Reform entails the Valuation Office providing a valuation for the 

lands to be transferred, which is binding on both parties.  The Council then seeks 

approval from its elected members and the Department of Housing, Local 

Government and Heritage to borrow the purchase price and pay the other state 

body. This is then subject to the Stage 4 recoupment process.  In effect, a circular 

flow of funds takes place for lands which have already been financed by the state. 

It would be simpler if asset transfers could be done on foot of signed ministerial 

orders, as was the case with the establishment of Irish Water. Legislation may be 
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required to achieve this. 

 Support local authorities to develop sites for the private market, supported by a 

Housing Need and Demand Assessment.  

 Core strategies need to be developed to ensure that there is adequate residentially 

zoned land in rural towns to provide choice. This may require a multiplier to be 

applied in some towns, while applying the principles of compact growth.  

 Develop a pilot scheme to support communities to develop small housing schemes 

in rural villages (such as age friendly, serviced sites). 

 

Provision of supporting infrastructure 

 

There are several different types of supporting infrastructure required for sustainable 

housing provision.  The obvious and most important infrastructural element is water and 

wastewater services. While the provision of such services is generally available in the cities 

and larger towns, there is now a significant restriction on housing development in smaller 

towns and villages due to inadequate or absent water and/or wastewater infrastructure.   

 

While it is acknowledged that infrastructure investment strategies should be focused on 

remedying existing defects etc., there is also a need for provision of adequate servicing in 

smaller towns and villages.  Local authorities are now constrained in the number of 

settlements where they can provide smaller social/affordable housing schemes because of 

the constraints on the Irish Water Investment envelope. This will continue to have 

negative consequences for rural and village services, which has been the focus of much 

media comment over the last number of years.     

 

A further consequence of this issue is that, due to the necessity to deliver housing at scale, 

those towns where Irish Water services are available may suffer from a potential over 

concentration of social housing, as opposed to a more even distribution across all 

settlements.   

 

A more innovative and flexible approach, while maintaining environmental standards and 

sustainability, will be required if progress is to be made in this regard. 

 

The provision of integrated community and recreational facilities in tandem with housing 

development is also vital.  Given the socio-economic characteristics of social housing 

communities, the provision of appropriate and adequate community spaces at the same 

time as housing development is essential.  Heretofore community facilities have tended to 

be retrofitted post-development to housing projects and, in many cases, only after a 

considerable period of time. Structured co-ordination of housing provision with funding of 

community and recreational facilities is required and must be part of the new housing 
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programme.  This will also serve to alleviate some of the resistance at local level to 

continued social housing development. 

 

Co-ordination of public transport provision, particularly in larger urban areas, should 

continue to be considered in conjunction with county and city development plans and 

should be adequately funded to meet the needs of new communities and residential 

areas. Development plan reviews may need to be more specific on tenure mix, and 

planning submissions more defined.  

 

Local authority capacity 

 

The Programme for Government commits to a significant programme of social housing by 

local authorities.  Coupled with this programme are commitments to ‘town centre first’ 

policies and also the requirements in the National Planning Framework regarding 

brownfield redevelopment and reducing dereliction and under-utilisation of urban lands.  

All of these commitments and policies are welcomed by the local authority sector. 

 

Local authorities are uniquely placed to deliver social and affordable housing in 

accordance with all objectives in the Programme for Government. Since the economic 

recession of 2009, the sector has slowly rebuilt its staffing levels. However, the new 

housing programme will see an increase in the ambition of Rebuilding Ireland and will 

entail more complex delivery streams such as brownfield redevelopment, buy and renew, 

mixed tenure social and affordable projects, in tandem with a greater emphasis on direct 

build delivery. 

 

While some local authorities have the capacity and economies of scale to adequately 

resource housing delivery teams, there is a large degree of inconsistency in local 

authorities’ ability to adequately resource housing delivery. This is exacerbated by the 

difficulties in recruiting and retaining suitably qualified and experienced staff in the first 

place.   

 

A structured review of the resources, skillsets, training and associated funding required by 

local authorities should be finalised and implemented. Local authorities will require 

certainty about long-term funding for delivery teams and, in order to ensure maximum 

continuity of service, the required housing delivery teams should be recruited on 

permanent contracts.   

 

Construction sector capacity 

 

It goes without saying that appropriate capacity must be available within the construction 

968



sector, both in terms of human resources and construction materials, to deliver the new 

programme.   

 

Long term investment in construction related skills training across all levels adequate to 

meet the construction sectors future needs is a prerequisite. This should encompass 

continued investment in third level education to provide sufficient numbers of 

professional and technical staff such as architects, engineers, quantity surveyors etc. as 

well as adequate industry-led apprenticeship programmes tailored to meet the future 

skills need of the construction industry.   

 

A robust analysis, with all stakeholders involved, should be undertaken on the future 

needs of the industry and appropriate plans put in place to meet this need.   

 

The aim of the new programme should be to ensure a healthy level of competition and 

efficiency in the construction sector while still maintaining sustainable employment and 

other work practises such as health and safety standards etc.  

 

In rural counties there is no substantial private house building taking place due to the 

costs involved. This has been exacerbated by Brexit and the increase in the cost of raw 

materials. Therefore, the only developer building any sort of volume is the local authority, 

which is not a good reflection on market conditions. 

 

Funding mechanisms need to be put in place for developers, based on sharing risk and 

rewards. Such models could include the use of the bond market (historically low values) 

and some level of government intervention possibly through engagement with Home 

Building Finance Ireland. The market for funds, especially for small / medium builders is 

non-existent and will only be made worse by Ulster Bank and KBC leaving the market.  

 

Planning certainty 

 

Certainty surrounding the planning approval process is essential, both for private sector 

developments and local authority developments. Housing Delivery in the future will most 

likely entail greater use of joint private / public sector developments which will seek 

planning consent via Section 34 of the Planning & Development Acts. 

 

Consolidation of all planning and development related legislation is overdue. In addition, 

consolidation of, and enhanced guidance relating to, environmental legislation as it applies 

to significant housing developments and associated infrastructure, e.g., waste water 

infrastructure, is also considered vital to the continued delivery of housing. 

 

A review of the balance between the right to object / review versus applicants’ rights to 
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timely and balanced consideration needs to be undertaken.  While the right to object 

should be enshrined in the process, there is an argument that the complexity of planning 

and environmental legislation is contributing to uncertainty, cost and delay in how 

appeals, particularly those referred to the courts via Judicial Review, are being considered.   

Procurement 

 

With the emphasis on local authority built housing and mixed tenure social and affordable 

developments in the new programme, fit for purpose procurement systems will be 

essential.  

 

Given the level of resources and time spent on the various procurement processes 

associate with housing delivery, innovative and efficient procurement will be central to 

enhanced delivery. While the Capital Works Management Framework suite of documents 

is a valuable tool for conventional procurement, there is a need for the development of 

more innovative, collaborative contract types that can avail of earlier and deeper private 

sector involvement in housing scheme design, development and financing. 

 

A comprehensive comparative analysis of the procurement and delivery strategies for 

state supported housing used in other jurisdictions throughout the developed world 

should be undertaken and regularly updated.  This analysis should be grounded in the 

whole life cost of housing provision and not constrained by the division between on and 

off-balance sheet as is currently the case. 

 

The current leasing model should be reviewed in conjunction with the above-mentioned 

analysis. Planning should begin to allow local authorities to cater for the significant 

amount of leased dwellings and associated tenancies that are scheduled to come to an 

end in the coming years as existing leases expire. The need to re-accommodate social 

housing tenants has the potential to become a significant issue in the future.   

 

Financing arrangements for affordable housing 

 

Local authorities have delivered significant numbers of affordable houses in the past and 

can deliver in the future provided that the following aspects of a new affordable scheme is 

adequately covered: 

  

 The affordable subsidy bridges the entire gap between the full provision cost and the 

affordable selling price. The full provision cost should include land, finance, design, 

supervision and construction costs.  

 At present local authorities are carrying a significant debt burden from previous 

unsold affordable dwelling programmes. An alternative sale or cost recoupment 
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mechanism will need to be agreed prior to a local authority developing an affordable 

housing scheme should they be unable to sell the intended number of dwellings. This 

pre-agreed mechanism would allow for de-risking of affordable delivery and 

therefore significantly enhance an authority’s ability to deliver affordable housing. 

 
  

971



Q3: What actions should be taken, in order of 
priority, to ensure that housing is available for all 
sectors of society, including our ageing population 
and people with disabilities?  

 

Land 

 
As discussed above, access to zoned serviced land is the fundamental ingredient to 

housing development. Given that the majority of zoned land holdings are now in the 

ownership of the development sector, a robust, clear and balanced set of incentives is 

required to ensure an adequate pace and quantum of housing is delivered on these lands. 

 

The effectiveness of the vacant site level should be reviewed. The regeneration of vacant 

units could meet some of housing need if first-time buyers under a defined income 

threshold were funded to refurbish vacant or derelict properties. This would be 

preferential to providing costly HAP supports to landlords in the longer term. The financial 

assistance would go directly to those who need it most, vacant units would be reactivated, 

town centres regenerated, and local economies supported. Vacant Homes Officers could 

provide a list of suitable properties and assist with regulatory requirements. A short term 

planning provision to streamline the process in certain circumstances could be considered 

to provide timely delivery. Savings under HAP could be used to finance the grant 

assistance required to make adapted reuse possible. 

 

Local authorities should be given amended CPO powers that will enable them to acquire 

derelict or underutilised sites with a view to onward disposal for developments being 

undertaken by the private sector under a development agreement. In order to ensure 

viability of these developments it is likely that lands will have to be acquired at existing use 

value.  This will serve to lock-in reduced development costs and allow for delivery of 

affordable housing at no risk to the local authority. In order to ensure a proportionate 

approach to these powers, the existing owners should be given a time-limited opportunity 

to develop these sites or sell them for the purposes of development. 

 

The CCMA recommends that the Government consider putting in place a land acquisition 

fund for local authorities to allow the assembly of land banks for future development. 

Establishing a fund of this nature would ensure land could be obtained on a best value 

basis, without significant interest charges building up, which ultimately impacts on the 

cost of future social and affordable schemes. 
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 Infrastructure investment 

 

Continued investment in enabling and supporting infrastructure will be essential for 

continued delivery.  More importantly, greater co-ordination of infrastructure delivery to 

target maximum housing return is required.  This will involve stronger and more 

structured collaborative processes between the private development sector and the 

relevant state agencies, with local authorities central to this process. 

 

Adequate housing stock management  

 

At present, local authorities are constrained in the scope and type of stock management 

practices that are necessary to ensure maximum protection and utilisation of social 

housing assets.  While the level of investment in existing housing stock varies with the 

financial capacity of the authority concerned, there is broad agreement that stock 

management is largely of a reactive ‘fix it when it breaks’, rather than a proactive planned 

investment in asset component replacement. This is leading to longer than necessary re-

let or turnaround times. In order to facilitate maximum use of housing stock an adequately 

funded proactive maintenance management regime is necessary.   

 

For this to be sustainable in the long term, it needs to be self-funding from rental income.  

The review and overhaul of the differential rents system is overdue as this will be the 

fundamental ingredient for proper housing stock management in the future. This would in 

turn allow central exchequer funding to be concentrated on complete stock replacement 

programmes where stock has become obsolete and requires compete replacement. 

 

Homelessness 

 

The CCMA works with Government on achieving the vision, as set out in the Programme for 
Government 2020, to reduce and prevent homelessness. We will work in collaboration with 
all stakeholders to reduce the number of families and individuals experiencing homelessness 
and to support them into long-term sustainable accommodation.  

 

With the increasing numbers of homeless presentations year-on-year, and the progression 

and implementation of national and regional policies and homeless programmes, there is 

need to consider the following: 

 

 There are many service providers funded by the state providing homeless 

services, or support services to those as risk of becoming homeless in Ireland. 

Some operate on a national level, but the majority operate at a regional or local 

level. Homeless services operate successfully when regional and local Homeless 
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Action Teams are operating effectively and efficiently in conjunction with all 

stakeholders. There is a need to regularly review and improve structures and 

operations and have clear protocols in place on roles and responsibilities. The 

collaboration during Covid 19 should be further enhanced and developed. 

 While one-bed properties are appropriate for Housing First, they are not the 

most cost-effective means of meeting the needs of individuals on the housing 

list. Two bed properties are more appropriate to allow for the future care 

needs of individuals over their lifetime. This would allow a carer to reside with 

a vulnerable individual rather than them having to go into state care at a higher 

cost. 

 Discretion is needed as to the single rate of HAP to deal with increased 

presentations 

 It is proposed that a type of Housing First approach is needed for certain 

vulnerable families who require extensive supports to sustain a tenancy. 

 Alignment of budget to the local government budgetary timelines 

 The roles of the homeless regional leads and the Homeless HAP Placefinder 

need to be reviewed. 

 

 

Disability and older people 

 

The National Housing Strategy for Persons with Disabilities 2022-2027 is due to be drafted 

by June 2021 and will follow on from the local strategies, which are due to be drafted in 

May. It is essential that Housing for All takes cognisance of the draft Disability Strategy in 

prioritising actions.  

 

Provisions must be made for all new housing schemes to be designed and future-proofed 

to meet the needs of the elderly and disabled. Local authorities are keen to incorporate 

the principles of universal design into all of their future housing schemes and see the 

move from Part M to Universal design with Department of Housing, Local Government and 

Heritage financing same as essential.  

 

Balance must be struck between best practice and what is practical, particularly in relation 

to the large-scale social housing delivery. The provision of communal spaces and amenities 

with facilities for older and disabled persons would improve the quality and sustainability 

of housing projects.  

 

At present, communal areas or amenities on or adjacent to sites are not funded under any 

programme.  Where a percentage of units within a scheme meet universal accessibility 

criteria, an allocation towards communal areas or amenities should be made to incentivise 

improved facilities for aging tenants and those in need of other supports and services.   
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Policy interventions under Housing Options for Our Ageing Population should be 

supported with adequate funding. A nationally adopted and supported scheme for right 

sizing and should include: 

 

 The identification or provision of specific small parcels of land for private housing 

for the elderly in appropriate town settings and engagement with developers 

would encourage downsizing, providing secure housing for elderly/vulnerable 

and free up the market. 

 A Part V model to deliver Age Friendly Housing should be considered. 

 Encourage the co-operative approach involving all stakeholders, namely local 

authorities, housing bodies and finance institutions. Various models of ownership 

need to be supported and developed i.e., local authority, public-private, 

community, private. 

 Standard approval funding mechanism/review of CAS should be in place to 

incorporate the 30% universal design as recommended in the Housing Options 

for Aging Population policy. 
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Q4: Do you have any further comments on the 
development of the Housing for All policy and 
action plan that you would like to add? 

Targets 

 

With the adoption of the Programme for Government in 2020 the local authority sector 

will be tasked with implementing the Government’s commitment to delivering 50,000 

social housing units, with an emphasis on new build delivery. 

 

Targeted delivery will be co-ordinated via a new multi-year National Social House Building 

programme.  Similar to the Rebuilding Ireland Plan, the new programme will have delivery 

targets for each local authority, both in terms of annual targets and multi annual targets, 

across the main delivery streams and processes.  It is vital that the sector input into the 

methodology and rationale of target setting in a proactive manner.  

 

Targets for 2016-2021 under Rebuilding Ireland were devised in accordance with the social 

housing demand in each local authority area.  Each target was then sub-divided into build, 

acquisition and lease. based on a fixed percentage, which was applied to all local 

authorities. However, a more nuanced or tailored approach to targets is considered 

appropriate for the next building programme.  A new methodology is required that takes 

the following into consideration: 

 

 Social housing demand 

 National Planning Framework objectives 

 Private development activity 

 County development plan housing strategies 

 Irish Water investment programme 

 Availability of serviced development land 

 Impact of previous delivery on social housing demand  

 

All of the above considerations should feed into a methodology for apportioning targets.   

 

 Local authority delivery strategies  

 
Once delivery targets have been agreed for each local authority, a strategic delivery plan 

should be developed by each local authority outlining where and when the required housing 

will be delivered.  A standard approach to local authority housing delivery strategies should 

be developed and implemented across the sector. 
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Delivery Strategies should utilise the following Information: 

 

 County development plan housing strategies 

 Geographical analysis of housing demand 

 Geographical analysis of all existing housing stock including existing mix of privately 

owned, private rental, social, leased and HAP properties 

 Availability of zoned/serviced lands 

 Private sector development activity and projected / potential yield 

 Availability of local authority owned suitable and serviced lands 

 

The objectives of the Local Authority Delivery Strategy should be to: 

 

 Demonstrate that delivery will be aligned with demand, in particular with regard to 

adequate provision of one-bed units 

 Enable strategic decision making on delivery and alignment of individual project 

programmes with an overarching programme 

 Demonstrate an adequate balance between local authority build and other forms of 

delivery 

 Achieve early buy-in at a strategic level from Elected Members 

 Identify the local authority’s lands requirements and thereby assist in developing 

business cases for land acquisition, either by agreement or by CPO where necessary 

 

Land acquisition  

 
One of the significant outputs from a local authority delivery strategy will be an 

identification of the land bank required to deliver the house building programme. The 

need to establish an adequate, suitable, and serviced land bank will be one of the most 

critical parts of the delivery programme. The bank of remaining land available to the 

sector is considered inadequate to continue a sustained building programme and will 

require relatively rapid replenishment. 

 

However, if local authorities are to engage in significant land acquisitions, the financial 

implications of these outlays need to be considered. At present the Department of 

Housing, Local Government and Heritage generally refunds land costs following Stage 4 

approval which can be several years into the planning and development of a project. A 

more flexible recoupment of land cost outlays is required in order to incentivise the sector 

to engage in land purchasing, while still incentivising the development of housing sites.   

 

A suggested revised recoupment process for land costs could look as follows:  
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dealt with from a human rights perspective. It recommends the removal of inequities in 

rental support and directing assistance more firmly towards lower income cohorts. The 

provision of sufficient funding to meet the needs of our vulnerable clients, homeless 

individuals and families, people with disabilities, and older people is critical. 

 

HAP  

 

There is an issue of high levels of subsidy being provided to some tenants on higher levels 

of income. While the scheme was intended as a labour activation measure, there is no 

clear exit mechanism for those whose circumstances improve significantly. 

 

 The HAP ceilings which are unchanged since the end of 2016 are totally inadequate 

when compared with rents in some regions. The HAP rate for a single person living 

alone is €575 which has been unchanged since December 2016. Applying the 20% 

discretion brings this to €690 which is circa 70% of market rents in some regions 

adjoining Dublin.  

 If a household qualifies for social housing, they qualify for social housing for life, no 

matter what their circumstances are when the reach assessment stage, whereas 

other households are reassessed at offer stage. The entitlement of all HAP tenants, 

regardless of income, to retain their approval for social housing should be 

reviewed. 

 

Greater discretion is needed with regard to the rents set for single person households 

otherwise they will not be able to exit emergency accommodation. 

 

The net result of the foregoing is that the households most in need of HAP support are not 

receiving it at a sufficient level and the scheme needs to be rationalised to reflect this.  

 

Differential rent  

 

Rental income received is used to fund all services in housing including the cost of 

assessment/ allocations / tenancy management, match funding for adaptation grants and 

the residual cost of homeless services. It is essential that a review of differential rents is 

completed with the focus on the following: 

 

 Providing funds for proper asset management of local authority stock 

 Ensuring that those most in need of support are catered for within the scheme 

with tapering levels of support where income has increased.  

 

979



Rebuilding Ireland Home Loan 

 

The Rebuilding Ireland Home Loan scheme is advertised as a government-backed 

mortgage for first-time buyers and may need to be rebranded. It is a fixed-rate mortgage, 

based on estimated repayment capacity, rather than the more traditional multiple of gross 

pay.   

 

While it is a positive scheme in terms of repayment certainty for the mortgage holders, the 

‘repayment capacity’ allows for a relatively high value mortgage for couples who, 

individually, have relatively low incomes.  The local authorities have been given no 

autonomy over ‘localising’ elements of the scheme, which means that all the risks fall to 

the local authority, who have limited discretion over the approval of the loans once the 

applicants comply with the strict terms of the scheme.  The counties in the ‘Greater 

Dublin’ area face the highest risk, as they fall within a ‘maximum demand/maximum unit 

cost’ threshold as they attract, not only local borrowers, but a large proportion of 

applicants from the Dublin authorities. 

 

Miscellaneous points 

The following are some additional points that the CCMA believes warrant consideration as 

part of the development of the Housing for all policy.  

 

 Additional funding for housing adaptation grants is needed in order to meet 

demand for adaptations to local authority stock. A rolling programme as opposed 

to annual allocation of funding is preferable.  

 Other delivery models like public-private partnerships and joint ventures with 

private developers need to further promoted and local authorities require more 

support for such models. It needs to be made very clear that Reliance on direction 

provision of housing by local authorities is one option but not the sole option and 

this should be clearly articulated with other options considered in the Housing for 

All policy 

 Social housing proposals often meet with strong resistance from local 

communities. Efforts to counter this, including through strong political leadership, 

should be considered within the policy.  

 Vacant Homes Strategy: the focus of the Vacant Homes Strategy seems to be on 

town centre units, which is warranted in many areas. However, there are vacant 

units in housing developments also which are suitable for social housing and offer 

good value for money. A mechanism to support delivery of these units is needed. 

 There is a danger of duplication of effort around stakeholders namely the Land 

Development Agency and Approved Housing Bodies.  
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 A review of the 1988 Housing Act (Homeless) is urgently required to better deal 

with the housing needs of foreign nationals and for applicants seeking emergency 

accommodation.  

 Clarity is required on responsibility for the implementation of a ‘plan for future 

refuge space on the publication of a review of domestic violence accommodation 

provision.” 
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INTRODUCTION 

 

North West Simon Community propose that in the context of the development of the new 

national strategy Housing for All, the Minister for Housing, Local Government, and Heritage, 

to provide direct funding to North West Simon Community for an action research led Pilot 

Project to develop and implement a model of Early Intervention and Homeless Prevention 

appropriate to a rural setting. This project is needed to provide the local authorities in rural 

areas such as the North West, with a basis to develop and fund early intervention and 

homeless prevention services, that respond to the particular service requirements of 

households at risk or experiencing homelessness.  

 

The objective of an Early Intervention and Homeless Prevention Services is to target 

households at risk of homelessness or housing exclusion before a crisis develops to a point 

where the provision of emergency homeless accommodation and inclusion on the Pathway 

Accommodation and Support System (PASS) is necessary.  

 

The Pilot Study would seek to develop an Early Intervention Reporting Tool using an Action 

Research model of ongoing implementation and review to demonstrate the value of early 

intervention with households at risk of homelessness, by identifying responses appropriate 

to the living situations of households at risk of homelessness, and providing a verifiable 

process for the evaluation, monitoring, and funding of service delivery in a rural setting.  

 

To ensure that the Pilot Study can be implemented effectively North West Simon Community 

will require its operational costs to be met fully through exchequer funding for the duration 

of the study period. North West Simon Community calculate that additional funding of 

€1,033,486 from statutory sources must be secured to deliver the proposed Pilot Project over 

a 3-year period. See section on Funding for basis of these calculations and Appendix 1 for 

details of the organisations current Budget for 2021).  

 

Need for a Pilot Study 

The fundamental need for this Pilot Study from North West Simon Community’s perspective 

is to overcome the ongoing difficulty of securing statutory funding to maintain existing 

services and responding to emerging needs of households that seek our support to avoid 

becoming homeless. In the absence of state funding, the supports provided have to date been 

paid for using income generated through public fundraising, and the accumulation of a 

growing debt on the part of the organisation, a strategy which is clearly unsustainable.  

 

The Local Authorities have consistently advised that because most of our clients are not 

eligible for inclusion on Pathway Accommodation and Support System (PASS), most of the 

supports we provide are outside of their remit and as such our services are not eligible to be 

funded under Section 10 of the Housing Act 1988. 
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Proposal for Future Service Development 

In early 2019, submitted proposals to expand the services being provided to the three local 

authorities accompanied with projections of direct operational costs that would require to be 

funded under Section 10 of the Housing Act 1988. These projections were developed prior to 

the Covid-19 Pandemic and recent progress on the provision of new Social Housing units in 

the region. Each Local Authority is currently in the process of allocating new tenancies across 

the North West region, which will provide welcome improvements to the housing status of 

new tenants and free up other units for rent and reallocation. At the same time as the country 

emerges from the pandemic, households that have endured enforced sharing arrangements 

during the Covid Crisis are likely to be seeking homes of their own in the near future. North 

West Simon Community’s early intervention service can play an important role in ensuring 

that those households who need support in this situation are resourced to find suitable 

accommodation and don’t end up homeless. 
(Appendix 2 provides full detail of the development proposals submitted)  

 

The developments proposed envisaged that North West Simon Community would: 

• maintain current early intervention and preventative services in Sligo and Leitrim  

• provide additional early intervention and preventative support in the North Leitrim/North 

Sligo/South Donegal area.  

• provide additional early intervention and preventative service to people at risk of 

homelessness in mid and north Donegal.  

 

In response to this development proposal:  

• Donegal County Council developed a proposal for the provision of PlaceFinder and 

Homeless Prevention service to operate initially for a 12-month period, commencing 

February 2021. In addition, North West Simon Community has assumed full responsibility 

for the provision of the Resettlement and Tenancy Sustainment Service (RTSS) which had 

previously been delivered in cooperation with Galway Simon Community. Together these 

contracts will increase statutory funding to North West Simon Community by €95,000 in 

a full year.  

• Sligo County Council provided €10,250 for a Resettlement and Tenancy Sustainment 

Service (RTSS) in the period April 2020/2021.  

• Leitrim County Council provided funding of €3,000 for 2020. At the same time in 2020, 

Leitrim County Council received Government funding to provide a PlaceFinder service in 

the County, and a member of staff within the Housing Department has now been 

appointed to deliver this service. Throughout 2021, the PlaceFinder will work with tenants 

of Leitrim County Council while implementing a Pilot Study among its existing tenants to 

determine if there is a need for a Resettlement and Tenancy Sustainment Service in the 

county.  
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Data on North West Simon Community’s provision of homeless services   

Over the past three years, North West Simon Community has endeavoured to provide the 

local authorities and the Department of Housing, Local Government, and Heritage, with data 

in relation to the support provided to a significant number of households at risk or 

experiencing homelessness, in counties Donegal, Leitrim, and Sligo. Each year, we assessed 

the quality of the data provided and made every effort to provide as much information as 

possible within the constraints of the resources available. North West Simon Community is 

confident that the vast majority of the households supported each year were prevented from 

seeking emergency accommodation from the local authority, as a result of our early 

intervention in their housing situation.  

 

A summary of the number of households supported each year shows that: 

• In 2018 - 152 unique households consisting of 371 individuals  

• In 2019 - 189 unique households consisting of 401 individuals  

• In 2020 - 215 unique households consisting of 499 individuals  
(Appendices 3, to 6, set give the full detail of the information on service provision provided to the local authorities) 

 

Early Intervention Reporting Tool 

Discussions on how North West Simon Community services could achieve higher levels of 

statutory funding continued throughout 2020, but the view that Section 10 Funding is only 

available for homeless services to people assessed as homeless under the Housing Act 1988, 

remained a barrier. The lead local authority consistently stated that it cannot justify an 

application to fund the type of early interventions described by North West Simon 

Community, in the absence of a defined funding stream and to a lesser extent independent 

evidence that a support was provided and the outcome claimed was achieved. Based on this 

discussion North West Simon Community concluded there is a need to either develop a 

process capable of demonstrating the effectiveness of early intervention and preventative 

work or to cease the provision of the services for which there is evident demand.  

 

In September 2020, North West Simon initiated a process to develop an Early Intervention 

Reporting Tool to address this need. A format for categorising the housing status of the 

households on the basis of their Living Situation on the European Typology on Homelessness 

and Housing Exclusion (ETHOS) and the support provided using a six-stage scale which defined 

the early interventions used by North West Simon Community was quickly developed. 

However, by the time a preliminary report was provided to the North West Joint Homeless 

Consultative Forum in early 2021, it was clear, the task could not be achieved by a staff team 

busy with the challenge of responding to homelessness in a pandemic, and fundraising to 

maintain essential services.  
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North West Simon Community therefore request that the Minister for Housing, Local 

Government, and Heritage fully resource our organisation to maintain and develop services 

in accordance with the level of need identify while implementing a Pilot Project to develop a 

model of Early Intervention and Homeless Prevention appropriate to a rural setting, as an 

integral element of the new National Housing Strategy Housing for All.   

 

BACKGROUND 

In 2004, an internal Simon Communities of Ireland Review of Homelessness in the North 

West, determined that the proposal to establish North West Simon Community was justified. 

The Review recommended the provision of a range of housing options for people not able to 

access and maintain mainstream housing and the establishment of a Regional Support service 

to prevent and resolve homelessness.  

 

From the outset, North West Simon Community adopted a Housing Led approach to 

homelessness, an approach that was subsequently endorsed in research and Government 

policy.  

 

O Sullivan (2012) confirmed our belief that “In terms of preventing homelessness, three levels 

can be distinguished – primary, secondary and tertiary”. 

 

Primary preventions, which can prevent homelessness from occurring in the first 

place, are usually associated with mainstream social and health services such as the 

provision of housing and income supports, health care, child welfare services etc. 

 

Secondary prevention targets homeless people on their initial point of homelessness 

or at high risk of homelessness. 

 

Tertiary services: Housing-Led Strategies to end Repeat Homelessness In broad 

terms, tertiary prevention seeks to slow the progression or mitigate the effects of a 

particular condition once it has become established. 

 

While the Housing Led approach now forms a key element of government policy in addressing 

homelessness it was quite innovative when our services commenced, and it was never 

intended as a stand-alone response to homelessness. There are a range of housing supports 

available to people at risk of homelessness in modern Ireland, and many households use them 

without difficulty. However, the housing shortage of recent years has shown that a significant 

number of households do struggle with the challenge of establishing and maintaining a secure 

home. When housing was more plentiful, households that experienced difficulties could move 

onto a new tenancy, but with this option unavailable entering homeless services is often the 

only way out of a situation where debts and stress are spiralling out of control.  
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The impact of stress in particular can make application processes to access housing and social 

supports seem quite complex, and people may struggle to use the system to their best 

advantage. Trauma, past financial and housing history, personal and family circumstances, 

low levels of educational and employment, and distrust of bureaucracy, are all factors that 

can deter people who lack confidence about their entitlement to support, from seeking 

assistance at the appropriate time. Some households may live in a state of perpetual stress 

and chaos for years whilst others resort to emergency services at an early stage. Very often 

unsatisfactory housing circumstances only come to the attention of the local authority when 

the household presents as homeless and in need of emergency accommodation.  

 

The progression from insecure housing to homelessness is described in the Housing Agency 

report, Family Experiences of Pathways into Homelessness: The Families’ Perspective (Dr 

Kathy Walsh & Brian Harvey September 2015). 

 

“Typically, these families went through a period of less stable accommodation – 

often living with friends or families – before approaching homeless services.” 

 

In keeping with our ethos of promoting innovative services, North West Simon Community 

has in recent years developed a model of early intervention and homeless prevention that 

seeks to ensure that households never reach the point of needing to apply for emergency 

homeless accommodation. With the support of our service, people are able to fully assess 

their own situation, identify the totality of their support needs, and tell their story in a 

coherent manner that enables officials in multiple agencies to identify how they can help and 

respond in a positive manner. 

 

Table 1 below provides a summary of the total number of households supported by North 

West Simon Community in 2020. These statistics relate to two separate types of service i.e. 

Social Housing and Early Intervention and Homeless Prevention. 

 

1. North West Simon Community owns 21 houses in Donegal and Leitrim purchased using 

the Government’s Capital Assistance Scheme (CAS), and leases a further 12 properties 

from Donegal Co Council for the provision of social housing to tenants from the local 

authority housing lists with rental income in line with local authority differential rates. A 

total of 34 Households comprising 39 Adults and 32 Children were accommodated in 

2020, the majority of whom needed no further forms of support. 

 

2. North West Simon Community provided Early Intervention and Homeless Preventative 

Support to 181 Households comprised of 242 Adults and 236 Children (478 Individuals). 

This figure includes 10 households living in North West Simon Community housing who 

required support to manage their tenancy or with other social care matters. 
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recent years delivered income approximately €260,000 annually or €780,000 over a 3 years 

period. On the basis of these approximations North West Simon Community will require a 

minimum of €1,033,486 additional statutory funding to deliver the proposed Pilot Project 

over a 3-year period. (Appendix 1 provides details of the current Budget for 2021).  

In the context of these projections it must be emphasised that income from public fundraising 

cannot be guaranteed in the current uncertain environment. In research published recently 

by the Charities Regulator on the impact of the pandemic on charities “One in five (21%) said 

that their funding had decreased in the two years prior to the pandemic.”  

 

Audited accounts for the period 2016 to 2019 show that North West Simon Community had 

a total income of €1,875,199, of which €1,339,367 or 71% was generated through public 

fundraising, including a once off bequest of 113,270. Spending in relation to direct provision 

of homeless services at €1,762,216, amounted to 94% of total income, while Total 

expenditure at €2,381,368 exceeded generated income by 27%. Direct funding from Local 

Authorities amounted to €65,085 equivalent to 3.5% of total income, and 2.75% of total 

expenditure. 

 

An Audit of the company accounts for 2020, is currently underway so it isn’t yet possible to 

provide definitive information on the impact of the pandemic on the current financial status 

of North West Simon Community. However, end of year management reports, provide a 

strong basis for a preliminary outline of the current position. North West Simon Community 

benefits annually from a level of indirect state funding in the form of rental income from the 

properties purchased under CAS (21), and leased from Donegal County Council (12) which 

accounted for slightly less than 25% of income in 2020.  

 

North West Simon Community also received significant additional but once off funding from 

the Exchequer in response to the pandemic. Services were maintained with the support of 

the Temporary and Employment Wage Subsidy Schemes (€84,694) and the Covid Stability 

Fund (€109,186). The organisation will also benefit from a national fundraising event 

organised on behalf of the Simon Communities of Ireland by RTE’s Late Late Show which will 

deliver funding of €84,184 in 2021.  

 

When, these amounts are excluded from consideration, North West Simon Community raised 

72% of its operating income through direct public fundraising in 2020. While the proportion 

of income raised is consistent with previous years, the total income from routine direct 

fundraising in 2020 - €266,001 - represents a reduction of 19% when compared to the results 

in 2019 - €329,035. This significant drop in fundraising income which is undoubtedly linked to 

the Covid-19 pandemic will be difficult to regain.  

 

The proportion of statutory funding will increase significantly in 2021, thanks to new Service 

Level Agreements between Donegal County Council and North West Simon Community. The 
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provision of PlaceFinder and Homeless Prevention service - initially operate for a 12-month 

period -, and a 3-year Resettlement and Tenancy Sustainment Service (RTSS) contract will 

increase statutory funding by €95,000 in a full year.  

 

In contrast, although close to 70% of the households seeking support from North West Simon 

Community were from their local authority areas, financial support from Leitrim and Sligo 

authorities was limited to €3,000 and €8,940 respectively in 2020. Sligo County Council has 

committed to continue funding up to a value of €10,500 for a further 12-month period up to 

April 2022.  

 

Leitrim County Council is carrying out a Pilot study to assess if there is an ongoing need for 

tenancy sustainment services in the county. Both authorities acknowledge the beneficial 

influence and support provided by North West Simon Community, however they stress that 

it is not possible for them to fund early intervention supports we have developed. 

 

Statutory funding for homeless services is provided under Section 10 of the Housing Act 1988, 

and to qualify for services a household must first be assessed as homeless and in need of 

emergency accommodation by a local authority and recorded on the PASS system. Official 

homelessness data is produced by local authorities through the Pathway Accommodation and 

Support System (PASS). The data produced captures details of individuals in State-funded 

emergency accommodation, arrangements that are overseen by local authorities, and is the 

basis for the allocation of funding under Section 10 of the Housing Act 1988. 

 

Once the assessment has been made, 90% of the cost of emergency accommodation can be 

recouped by the local authority from the Department of Housing, Local Government, and 

Heritage. As there is no Departmental budget for early intervention services, no direction on 

what constitutes a homeless preventative service, and no guarantee that the local authority 

will be able to recoup its costs, if it contracts an organisation to provide a homeless 

preventative service. In this situation, local authorities are quite naturally reluctant to divert 

scarce resources from existing services to a new model of intervention that is not robustly 

supported by the relevant department. 

 

It would appear therefore that North West Simon Community is a victim of its own success in 

diverting people away from homeless services. North West Simon Community accept that it 

is difficult for the two local authorities to make a case for the funding of services to people 

that they do not see. At the same time, it would be futile exercise for North West Simon 

Community to advise clients to apply for a Social Housing Support that they may not receive, 

solely for the purpose of establishing our service credentials.  
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ORGANISATIONAL PROFILE 

In 2002, the Simon Communities of Ireland (National Office) identified a growing need for 

homeless services outside of the major urban areas of Cork, Dublin, Dundalk, and Galway 

where they operated. Over the following four years, new Regional Simon Communities were 

established in the Midlands, Mid-West, North West and South East, to develop the types of 

services needed in each part of the country.  

 
In 2004, a Review of Homelessness in the North West recommended the development of a 

Regional Approach to Homelessness that would support people who needed help to either 

find or maintain permanent accommodation, in their local area. The idea was to provide a 

Housing Led response to homelessness which delivered local solutions for people without the 

need to first move to the nearest large town or city, or even further afield, to get help, seek 

anonymity during a time of crisis, or gain access to specialised services. 

 
Vision 

The vision of North West Simon Community is that Donegal, Leitrim and Sligo are places 
where all individuals and families have the appropriate support to access a home of their 
own and the supports necessary to sustain their home. 
 
Mission 
To develop and facilitate services to respond to the individual needs of persons who are 
homeless or at risk of homelessness. To advocate, educate and campaign for each person’s 
right to an appropriate home of their own and the services necessary to support this. 
 
Governance Principles 
North West Simon Community is committed to fulfilling the Governance Principles set out 
by the Charities Regulator: 
 

• Advancing Our Organisation’s Purpose 

• Behaving with Integrity  

• Leading People 

• Exercising Control 

• Working Effectively 

• Being Accountable and Transparent  
 

Governance Structure 

North West Simon Community was incorporated as a Company Limited by Guarantee in the 

summer of 2005. The organisation is a registered charity, trading under the name North West 

Simon Community. The objectives of the company are charitable in nature with established 

charitable status. The charity has been granted charitable tax status under Sections 207 and 

208 of the Taxes Consolidation Act 1997, Charity No CHY16939, is registered with the Charities 

Regulatory Authority and committed to operating within the Principles of the Charities 

Regulator’s Governance Code, and relevant legislation. 
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The charity was established under a constitution which established the objects and powers of 

the charitable company and is governed under its constitution by a board of directors. All 

income is applied solely towards the promotion of the charitable objectives of the company. 

 

Each year financial statements are prepared in accordance with the Companies Act 2014 and 

FRS 102 ‘The Financial Reporting Standard applicable in the UK and Republic of Ireland’ issued 

by the Financial Reporting Council as modified by the Statement of Recommended Practice 

‘Accounting and Reporting by Charities’ effective 1 January 2015, which has replaced previous 

general accounting practice ('GAAP') used in Ireland and the UK.  

 

Charities SORP (FRS 102) is not currently obligatory under the Charities Act, 2009. The Charity 

Commission for England and Wales is recognised by the UK Accounting Standards Board (ASB) 

as the appropriate body to issue SORPs for the charity sector in the UK and the Charities SORP 

(FRS 102) has therefore been recognised as best practice for financial reporting by charities 

in Ireland. 

 

The charity has a total of 8 non-executive directors drawn from diverse backgrounds who 

bring to board deliberations their significant life experience, business and decision-making 

skills achieved in their respective fields. The board of directors meet on a bi-monthly basis 

and are responsible for the strategic direction of the charity. There is clear division of 

responsibility with the board retaining control of major decisions.  

 

In 2020, the company continued to operate an existing Memorandum of Understanding 

which provided for the provision of senior management support by Galway Simon 

Community, and the sharing of resources in areas such as accounts, payroll, fundraising, and 

Human Resources. The day to day operation of Galway Simon Community is undertaken by 

the CEO and a Senior Management Team comprising Head of Client Services, Financial 

Controller, Human Resource Manager and Fundraising Manager.  

 

A General Manager was appointed to North West Simon Community in March 2019, to 

assume operational responsibility for the organisation, with the guidance and support of the 

Galway Simon Community Senior Management Team.  
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NORTH WEST SIMON COMMUNITY STAFFING 
 

The current staff team at North West Simon Community consists of: 

• General Manager  

• Administrator 

• Housing Advice and Tenancy Support Leitrim 

• Housing Advice and Tenancy Support Sligo (Job Sharing in operation) 

• PlaceFinder and Homeless Prevention Officer 

• Resettlement and Tenancy Sustainment Officer 

• Development Officer (Fundraiser) x 2 

 

Although each staff member has a defined function and area of operation, the team work as 

a collective to support one another to ensure a comprehensive and safe service is provided 

to each household. The development of the services as proposed in this document and the 

implementation of the Action Research Project required to fulfil the purpose of the Pilot 

Project would require the creation of one additional post at Team Leader level. 

 
EARLY INTERVENTION REPORTING TOOL  
In September 2020, North West Simon Community has been working on the development of 

an Early Intervention Reporting tool to assist in the qualitative evaluation of our services.  

Using the European Typology on Homelessness and Housing Exclusion (ETHOS) as a basis for 

categorising the household’s exposure to a risk of homelessness, the reporting tool would 

highlight the impact and value of different interventions each of which are classified along a 

continuum of 6 Stages, ranging from Stage 1 referral to Stage 6 emergency accommodation.  

If successful, the Reporting Tool will provide the local authorities with a verifiable process for 

the evaluation, monitoring, and funding of early intervention and homeless prevention 

services in a rural setting, and potentially in other settings.  

 

Early Intervention and Homeless Preventative Services  

The objective of early intervention and homeless preventative services is to intervene at the 

earliest possible opportunity in situations with the potential to evolve into a housing crisis 

that may require a household to seek emergency homeless accommodation from the local 

authority. A well-structured early intervention service will also identify those situations where 

entry to emergency accommodation is an urgent and desirable response to the housing needs 

of particular households.  

 

The service should be available without limitations to ensure it reaches the widest possible 

target group. Possible target groups include:  

• Households included in Social Housing Needs Assessment   

• Households currently living in: 

o local authority rented accommodation, voluntary/co-operative accommodation  
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o accommodation provided under the Housing Assistance Payment (HAP) scheme  

o accommodation provided under the Rental Accommodation Scheme (RAS)  

o accommodation provided under the Social Housing Capital Expenditure 

Programme (SHCEP) schemes or 

o any household on a transfer list 

• Households with no fixed abode i.e. rough sleepers, sofa surfing, living in vehicles, etc. 

 

STAGES OF EARLY INTERVENTION 

North West Simon Community propose that there are five stages at which interventions can 

be initiated to prevent a Household reaching a point of crisis where it needs to enter Stage 6 

Emergency Accommodation. In summary these are: 

 

Stage 1 Access and Assessment 

Following a referral to access the service a face to face assessment of the household’s 

circumstances may facilitate an appropriate solution to the matter of concern. 

 

Stage 2 Home Visit 

A Home visit by an independent adviser may enable the support worker to identify a range of 

factors placing a person’s housing at risk.  

 

Stage 3 Advocacy 

A household in crisis may need support to access services in circumstances where fear of 

officialdom or poor standard of education act as barriers to the household articulating the 

challenges it faces.  

 

Stage 4 Tenancy Sustainment 

A tenant may need support to manage their tenancy, negotiate with landlord, budget etc.  

 

Stage 5 Resettlement 

Crisis situations inevitably limit a household’s capacity to function and support to find 

alternative secure accommodation may be required. 

 

Stage 6 Emergency Accommodation 

In optimum situations the need to enter emergency accommodation should be avoided 

where possible. Where this objective cannot be achieved progression through the various 

stages of intervention in reverse order will support the household to exit emergency 

accommodation as quickly as possible. 
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Challenges in Implementation 

Work on this project is still at an early stage and the objective data collection processes 

required to support credible policy analysis have yet to be established. Initial trials have 

utilised spreadsheets already being used to record service provision by North West Simon 

Community in 2020, and weren’t specifically designed to collect the data needed for the 

Reporting Tool. A further challenge was that the work undertaken to date has been done 

mainly by the General Manager as and when other work permitted, in the context of having 

overall responsibility for managing the organisation.  

 

In addition, the housing support staff providing the information work in varying circumstances 

in each county: 

– Donegal Resettlement and Tenancy Sustainment Service (RTSS) is fully integrated into 

Donegal Homeless Action Team (HAT). All referrals to the Donegal RTSS, come from the 

HAT, and 25 of the 36 LA referrals received by North West Simon Community in 2020 came 

through the Donegal HAT.  

– Sligo service engages with clients either through online referral or by direct access to a 

weekly Housing Information Clinic in the south of the county. While North West Simon 

Community received funding of €10,500 from the Local Authority for the provision of 

Resettlement and Tenancy Sustainment Services to household with a need for 

homelessness support as defined by ETHOS, admission to homeless services is on the basis 

of the Housing Act 1988. 

– Leitrim service engages with clients either through online referral or by direct access to a 

weekly Housing Information Clinic in the county. Leitrim County Council has no emergency 

facility in the county, so much of the work undertaken is with people unknown to the local 

authority.  

 

For these reasons the interpretation of what constitutes emergency provision, tenancy 

sustainment, and resettlement work is different for each staff member, and a standard 

definition of all data entered has yet to be developed. Notwithstanding these limitations, all 

staff contributed to a re-classification of the data collected on households supported in 2020, 

to illustrate the potential that exists to develop a Reporting Tool that supports evaluation of 

the services provided.  

 

Example of Early Intervention and Homeless Preventative Service Delivery 

North West Simon Community believe that four key strategies are available to help prevent 

homelessness occurring and to support people resolve their homelessness as soon as possible 

when it does occur. These are: 

• Ease of Access or Referral  

• Housing Advice and Information 

• Tenancy Sustainment 

• Resettlement 
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Appendix 2 - Development Potential - Submission to Local Authorities and HSE 2019 

North West Simon Community believe there is potential for the further development of the 
homeless preventative services we provide across the region. We see the evidence to support 
these proposals in research published by the Housing Agency in 2015, the annual Social 
Housing Assessments published annually by the Department of Housing and Local 
Government and in our own service statistics.  
 
The progression from insecure housing to homelessness is described in the Housing Agency 
report, Family Experiences of Pathways into Homelessness: The Families’ Perspective (Dr 
Kathy Walsh & Brian Harvey September 2015). 
 

“Typically, these families went through a period of less stable accommodation – often 
living with friends or families – before approaching homeless services.” 

 
The Social Housing Assessment published in December 2019, identified 594 households in the 
North West Region without a secure home of their own. Of this group, 180 were living with 
relatives and friends, and 414 living with parents. The Housing Agency report clearly indicates 
that when a household is identified as “living in insecure accommodation” an opportunity 
exists for an early intervention that might prevent homelessness. The report highlights that 
many of the families interviewed never expected to experience homelessness and had not 
equipped themselves with the knowledge about services, rights, and entitlements which 
could have helped them avoid homelessness.  
 
This finding is actively witnessed by the staff at our Housing Advice Clinics on an ongoing basis, 
as people present in a state of crisis simply because they don’t know that there are supports 
available to quickly address their issue of concern. We are confident that our current model 
of establishing locally based housing information clinics with the capacity to identify and 
respond to a range housing and social care needs is a very effective way to identify at an early 
stage, households at risk of homelessness in the North West. In particular we believe that if 
the families identified as being in insecure accommodation during the social housing 
assessment were made aware of the supports available through the NWS Housing 
Information Clinics, more early interventions to help families avoid experiencing 
homelessness could be provided.   
 
Establish a broader network of Housing Advice and Information Clinics  
The Housing Advice and Information Clinics were the first point of contact for a significant 
majority of NWS service users, in Sligo and Leitrim in 2019. In many cases after an initial 
contact in the clinic on a single issue, our staff identified the need for a broader range of 
supports including Information on rights and entitlements, Resettlement and Tenancy 
Sustainment interventions.  
 
The clinics occur one day per week, and the staff follow up with each individual household 
over a period dependent on the support needs. The active caseload for each worker is 
between 20 to 25 households at any one time in Leitrim and Sligo. We are confident that only 
a small number of clients ever need to access homeless emergency accommodation, as a 
result of these early interventions.  
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In line with the Housing Agency research, our experience in Sligo and Leitrim suggests that 
people need help to interpret and assimilate the information that’s provided when they visit 
the clinics, and that follow up house visits are a very effective means of helping the household 
to identify the full range of supports required. 
 
Our statistics for both 2018, and 2019, show that over fifty per cent of the attendees at the 
clinics in Carrick on Shannon and Tubbercurry, lived in the immediate vicinity of the services. 
This causes us to reflect on the potential for the development of a wider system of clinics 
throughout the region. Based on our own experience, we believe there is potential to 
establish and staff a further clinic in the region in the short term. 
 
1. North Leitrim/North Sligo/South Donegal – To date, our staff have each worked in 

individual areas of operation, functioning on a county by county basis largely centred 
around service locations in Carrick on Shannon, Sligo/Tubbercurry, and Letterkenny. Over 
the past six months we have identified the potential to establish an additional service 
centre that would meet the needs of people in housing difficulty in the centre of the 
region.  

 
a. In late 2019, NWS was asked to work with two households in Bundoran Co Donegal, 

one formerly housed by Sligo County Council, the second referred by Sligo University 
Hospital with high support needs. The first family were offered housing by Cluid 
Housing, subject to agreement that NWS would provide a Tenancy Support Package for 
at least one year. Support is being provided to this family on a shared basis by NWS 
staff based in Sligo and Letterkenny.  
 
The second individual was taken to Sligo University Hospital after he suffered a fall in a 
rented property in Bundoran. The landlord said the man could not care for himself and 
he was no longer able to accommodate him. He was held in SUH for over three weeks 
and assessed as fit to be discharged but had no place to go. He walked out of the 
hospital in late December and the landlord took him back and continues to advocate 
for him to get an HSE support package. NWS is assisting the man to apply for Social 
Housing and HAP, continues to seek a solution to this man’s long-term care and support 
needs. 
 

b. Statistics and experience from our Leitrim service shows a concentration of people in 
unsatisfactory housing circumstances in the Kinlough/Manorhamilton area. In 2018, a 
total of 14 households accessed our Outreach Service from North Leitrim. In 2019, the 
number seeking support has more than doubled to 31 households – Kinlough (18) 
Manorhamilton (10) Dromahair (3). 
 

c. The RTSS based in Letterkenny is engaging with increasing numbers of people in the 
south of the county, with referrals from Donegal Town (2), Bundoran, Laghey, and 
Killybegs in 2019. No referrals were received from this part of the county in 2018, but 
as the service becomes better known it is likely that numbers will increase further in 
2020. 
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Homelessness Prevention – Housing Advice, Tenancy Sustainment, and Settlement 

Housing Advice and Information that is specific to a household’s personal situation, can turn 
apparently hopeless problems into manageable situations. Tenancy Sustainment support 
aims to help people keep an existing tenancy, while Settlement support focusses on helping 
people to find a suitable place to live. The main aim of each of our services is to prevent people 
experiencing homelessness in the first place. When successful, preventative services reduce 
the number of people using emergency homeless services and ensures the use of emergency 
accommodation is as brief as possible when it is required.  
 
People are supported to apply for supports such as the Housing Assistance Payments (HAP), 
to set up bill and rent payment plans, organise healthcare support, identify other necessary 
local supports, find accommodation, negotiate with landlords, etc. Our staff, discretely deliver 
these services to households located in townlands, villages, and towns, in each of the three 
counties from our offices in Donegal and Sligo. 
 
Donegal Homelessness Prevention Services 
In Donegal, North West Simon Community carry out preventative work in three ways:  

• Resettlement and Tenancy Sustainment Service (RTSS)  

• Tenancy Support in NWS Housing 

• Housing Advice and Information  
 
Resettlement and Tenancy Sustainment Service SLA  
Working in cooperation with our colleagues in Galway Simon Community, a Resettlement and 
Tenancy Sustainment Service - which is part-funded by Donegal County Council – provided 
support and assistance to 29 households in 2018, and 25 households in 2019, work with 16 
of the households was ongoing at the beginning of 2020.  
 
This group with high support needs consists of people referred through the Donegal Homeless 
Action Team (HAT). Resettlement to secure accommodation is the first priority, with most of 
the clients housed by Donegal county Council. Thereafter Tenancy Sustainment support is 
provided for varying periods of time in accordance with the client’s individual support needs. 
People generally receive support for periods between six and nine months and on average 17 
people are likely to be receiving support at any one time.  
 
In 2019, the households consisted of: 

• 1 Couples with 2 Children  
• 5 Single Females with 8 Children 
• 6 Single females 
• 13 Single males 

 
North West Simon Community provide administrative back-up, practice support when Lone 
Working is deemed unsafe, cover for periods of absence, management support and 
supervision, and office space to the RTSS Staff Member. In 2019, 4 of the households 
supported through the RTSS were accommodated in NWS Supported Housing. The table 
below shows the geographic spread of service users at referral.  
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Appendix 7 European Typology of Homelessness and Housing Exclusion (ETHOS) 
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About ALONE 

ALONE is a national organisation that supports and empowers older people to age happily 

and securely at home. We support individuals and their families, work with other 

organisations, and campaign nationwide to improve the lives of older people. We work with 

all older people, including those who are lonely, isolated, homeless, living in poverty, or are 

facing other difficulties. We support them through these challenges to help them find long 

term solutions. 

ALONE provide social, practical and housing supports. We use individualised support plans 

and provide one point of contact for older people to access health, social care, housing and 

other services to improve physical, emotional and mental wellbeing. ALONE enables 

outcomes including improved quality of life, community activation, and implementation of 

national strategies.  
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Summary 

ALONE is calling for the following to be incorporated into the Housing for All strategy; 

1. That housing for all to be a long term strategy to build the types of housing needed in 

every county based on demographics all age groups and locations. The aim should be 

to meet the demand now doing that in a way that future proofs use for our needs in 

10-20 years.  

2. ALONE is calling for a funding mechanism to ensure we have investment in Housing 

with onsite Supports. Building on the model championed in rebuilding Ireland  

3. With the numbers of over 85s renting increasing 5 fold in the last 25 years, provide a 

path towards long-term lease agreements to ensure security of tenure. We believe 

there are work around to perceived constitutional issues.  

4. We need to incentives right sizing. 59,462 homes are needed for older people who 

choice right-sizing which is key to ensuring housing is accessible to all and supports 

ageing in place. 

5. 45,905 supportive housing units are needed through social housing. This is a housing 

target aligned to the changing demographics over the next 10 years, equating to 4,590 

units per year.  

6. Implementation of the joint policy statement ‘Housing Options for our Ageing 

Population’ will be central to ensuring that older people are supported to age at home 

regardless of ownership. Infrastructure of support coordination is a priority and 

requires investment and development to fully support older people. 

7. Housing Adaptation Grant requires an investment of €84.5 million per year over the 

next 10 years to meet demand.  

8. Targeted interventions to prevent homelessness amongst older people. 

9. All housing developments must incorporate universal design principles to allow 

people to age in place. Or to choice to right size in communities they have lived all 

their lives,  
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Housing and Older People 

In July 2017, the Irish government launched the Rebuilding Ireland plan, the national strategy 

for addressing the housing and homeless crisis. Under the plan, the government committed 

to providing 25,000 homes per year by 2020 and 50,000 social housing units by 20211. 

However, the Central Bank estimates that in order to provide an adequate level of housing, 

at least 34,000 homes need to be added to the housing stock each year until 2030. 

It is important to recognise that Ireland’s over 65 population is expected to reach up to 1.6 

million by 20512. With such increases in the ageing population, there is an urgent need to 

provide housing choices to older people which allow them to age positively in their own home 

or a home more suitable to their needs. This is a fact recognised by the government’s own 

housing agency3.  

As well as this, the need to accommodate the needs for Ireland’s older generation is 

recognised in the government’s National Positive Ageing Strategy. In the strategy, it sets out 

the need to “Enable people to age with confidence, security and dignity in their own homes 

and communities for as long as possible”4. In ALONE’s own report, ‘Housing Choices for Older 

People in Ireland’, it is estimated that a range of housing options across dispersed, shared, 

supported housing schemes and nursing home units will be needed to meet housing 

demand5.  

1 Rebuilding Ireland. n.d. Home - Rebuilding Ireland. [online] Available at: <https://rebuildingireland.ie/> [Accessed 21 July 2020]. 
2 Central Statistics Office, 2018. Press Statement Population And Labour Force Projections 2017 - 2051. [online] Available at: 
<https://www.cso.ie/en/csolatestnews/pressreleases/2018pressreleases/pressstatementpopulationandlabourforceprojections2017-
2051/> [Accessed 22 July 2020]. 
3 The Housing Agency, 2018. Housing For Older People. [online] The Housing Agency. Available at: 
<http://www.housingagency.ie/sites/default/files/Housing%20for%20older%20people%20Submission%20to%20Joint%20Oireachtas%20C
ommittee.pdf> [Accessed 21 July 2020]. 
4 Department of Health, 2013. The National Positive Ageing Strategy. [online] Department of Health, p.6. Available at: 
<https://assets.gov.ie/11714/d859109de8984a50b9f2ae2c1f325456.pdf> [Accessed 21 July 2020]. 
5 ALONE, 2018. Housing Choices For Older People In Ireland. [online] ALONE, p.7. Available at: <https://alone.ie/wp-
content/uploads/2018/07/Housing-Choices-for-Older-People-in-Ireland-Time-for-Action-1.pdf> [Accessed 21 July 2020]. 
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Housing Demand 

The next Government housing strategy must address the increase in the ageing population 

and have age-friendly solutions and an integrated housing approaches for older people. 

Special focus needs to paid to ensuring all options provide long term safety, security and 

supports when and if needed. Housing development, taking in consideration the demands 

from the ageing population, is in essence a long-term investment and such an investment 

needs to have a future-proofing element to housing. Housing developments should 

incorporate universal design principles and this will be key in ensuring housing is accessible 

to all and supports ageing in place.  

In ALONE’s ‘Housing Choices for Older People in Ireland’ report, the organisation has projected 

the necessary spectrum of housing units: 

Dispersed Housing (General Housing) 

Due to poor housing conditions analysis from the report shows that funding of €84.5 million 

per year is needed over the next 10 years via the Home Adaptation Grants (through the 

Housing Aid for Older People Scheme) to support older people to upgrade their homes to age-

friendly standards.  

It is estimated that 15% of those aged 65 and over would ‘right-size’6. Research conducted by 

the Irish Government Economic & Evaluation Service shows that approximately 91,000 to 

121,000 older households would move if they could sell their home and purchase a purpose-

built home in the same area for a lower price7. The issue here is availability, there are not 

enough homes for older people to right-size, one way in which to tackle this is through 

encouraging the private sector to build more purpose-built homes, consideration could also 

be given to the potential of infill sites, vacant buildings and unused or under-utilised space 

above retail units as right-sizing units. 

Research by the Irish Council for Social Housing (ICSH) shows that tenants that have right-

sized would recommend it and added that they have peace of mind, feel safe and secure and 

6 ALONE, 2018. Housing Choices For Older People In Ireland. [online] ALONE, p.7. Available at: <https://alone.ie/wp-
content/uploads/2018/07/Housing-Choices-for-Older-People-in-Ireland-Time-for-Action-1.pdf> [Accessed 21 July 2020]. 
7 Irish Government Economic & Evaluation Service, 2021. Attitudinal survey of mature homeowners. [online] Irish Government Economic & 
Evaluation Service. Available at: <https://igees.gov.ie/wp-content/uploads/2020/11/20201020-IGEES-Mature-Home-Owners.pdf> 
[Accessed 20 May 2021]. 

1021



are living independently8. The research also showed benefits for the family, where tenants 

reported that family members were less stressed and worried about their welfare and had a 

positive impact on extended families9.  

ALONE’s housing report estimates that 59,462 homes ‘on market’ will be needed to allow 

older people to right-size, which will also release larger family homes back in the housing 

stock10. 

Shared Housing 

An estimated minimum of at least 16,307 housing units across shared and support schemes 

options are needed. These housing units include co-housing/retirement village homes, home 

sharing, split housing and boarding out places.  

Supported Housing Schemes 

Regarding support housing schemes, it is estimated that 45,905 shared and supportive 

housing units are needed through social housing. These units will provide the safety and 

security that older people need and help ease the pressure on the rented sector, as house 

ownership is falling due to an increase in the numbers accessing the rental market. These 

schemes would include 41,564 Supportive Housing11 units where there is an option to buy 

into such schemes.  

Research by The Housing Agency in Ireland shows that there is a strong financial benefit of 

such models of Supportive Housing,  

Housing with Support 

In addition to Support Housing Schemes, it is also estimated that 4,341 Housing units with 

Supports12 will be needed. Helping older people to age in their own home is central to 

ALONE’s work, and by placing an emphasis on the need for Housing with Supports (HwS) 

8 The Irish Council for Social Housing, 2020. Right-Sizing in the Approved Housing Body Sector. [online] The Irish Council for Social Housing, 
p.11. Available at: <https://icsh.ie/wp-content/uploads/ICSH-RightsizingResearch0320.pdf> [Accessed 20 May 2021]. 
9 Ibid 
10 Ibid, p.31. 
11 Housing that is purpose designed and designated for older people to live independently  
12 Housing that is purpose designed with embedded on-site 24-7 support. It typically includes self-contained accommodation with its own 
front door, and ethos of support independence, flexible care packages, access to activities and social events and various communal 
facilities. 
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model within Ireland, ALONE is calling for a system of care which provides fully funded home 

support for older people who want to live at home, as well as options which provide extra 

support for older people to live in the community.  

Housing with Support (HwS) is a new model of housing and care provision in Ireland. It is 

underpinned by age appropriate housing design principles including own door living with 

onsite staff supports (non-medical), to allow people to live with dignity and independence for 

as long as possible and to continue to live in their community.  

 

ALONE is pioneering this new model for Ireland and are part of a successful partnership with 

Circle VHA to design, build and deliver the first Housing with Supports scheme in Ireland, 

under the Government’s Demonstrator Project where ALONE will be providing the 24/7 onsite 

supports. HwS incorporates universal design principles with technology solutions, meaning 

that the HwS can provide; 

 Age appropriate designed homes in the right location. 

 Independent living – lifetime adaptable homes with own front door. 

 ‘Person-centred’, ‘flexible’ supports through an ‘ablement’ and ‘re-ablement’ 

approach. Keeping, gaining and re-gaining the skills and confidence to live 

independently. 

 24/7 staffing support on site (non-medical) with individual support plans optimising 

their functional ability, delivering activities of daily living (ADL) and instrumental 

delivering activities of daily living (IADL) for those who need it. 

 Community integration – support older people to establish and maintain links in their 

community, mitigating social isolation placing an emphasis on health and wellbeing. 

Support Coordination – coordination of supports and services for older people, such 

as but not limited to local services, health and medical, financial, social welfare and 

housing. 
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ALONE is calling for investment in Housing with Supports as an alternative to nursing homes. 

These types of housing units must be a part of next national housing strategy. To better 

support planning between the HSE and Local Authorities, new joint funding mechanisms need 

to be developed at a national level in providing Housing with Supports to meet the demand13. 

In addition to this, additional state funding is also required to stimulate innovative 

developments, such as Housing with Supports14. 

 

Nursing Home 

The ALONE report also showed that quality nursing home units, as part of multi-purpose 

complexes, will continue to be needed, although this demand can be reduced through further 

provision of high-support housing and Home Care Packages.  

Based on a nursing home occupancy rate of 3.7%, the rate of nursing home occupancy as at 

the last Census (2016), demand will increase to 36,987 units by 2031 or an additional 1,000 

beds per year over the next decade.  

13 ALONE, 2018. Housing Choices For Older People In Ireland. [online] ALONE, p.23. Available at: <https://alone.ie/wp-
content/uploads/2018/07/Housing-Choices-for-Older-People-in-Ireland-Time-for-Action-1.pdf> [Accessed 21 July 2020]. 
14 Ibid, p.54. 
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Ageing at home 

Supporting older people to age at home is central to ALONE’s work. From the organisation’s 

experience of COVID-19 and its impact on older people, there has been a demonstrated 

increased need to support the health and housing needs of older people. During COVID-19, 

personal care and housing were two of the highest areas of need identified by older people 

calling ALONE’s National Support Line.  

Older people, aged 70 years and over, were required to ‘cocoon’ during the highest levels of 

restriction. This meant that they could not leave their home and were dependent on nearby 

family and friends, or the supports of organisations such as ALONE and community groups, 

for basic necessities. The availability (or lack thereof) of these supports, and of local amenities 

such as shops and branch networks, had a crucial impact on older people during this time.  

Recent research has demonstrated that older people’s physical and mental health have been 

greatly impacted while cocooning during COVID-1915; 

 Nearly 40% of older people reported that their mental health was ‘worse’ or ‘much 

worse’ while cocooning. 

 Nearly 60% of older people reported loneliness; 1 in 8 reported that they were lonely 

‘very often’.  

 Nearly 70% of older people reported exercising less frequently or not at all 

 50% also reported a decline in their quality of life.  

Similarly, the HSE’s interim report on the impact of cocooning has also highlighted the likely 

long-term impacts on older people’s physical and mental health; 

 Increase risk of cognitive decline and depression  

 Decrease in quality of life 

 Increase risk of COVID-19 infection and severity 

 Increase risk of cardiovascular disease 

 Increase risk of diabetes 

 Increase risk of osteoporosis and fractures 

15 Bailey, L., Ward, M., DiCosimo, A., Baunta, S., Cunningham, C., Romero-Ortuno, R., Kenny, R., Purcell, R., Lannon, R., McCarroll, K., Nee, 
R., Robinson, D., Lavan, A. and Briggs, R., 2021. Physical and mental health of older people while cocooning during the COVID-19 
pandemic. QJM: An International Journal of Medicine,. 
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 Increase risk of physical frailty 

While the majority of participants in the 2021 research agreed with the restrictions, given the 

outcomes, there is a clear need for cognisance of the physical and mental impacts these 

restrictions can have, particularly on those already experiencing loneliness or social isolation. 

ALONE concurs with the findings of this research that “…clear policies and advice for older 

people around strategies to maintain social engagement, manage loneliness and continue 

physical activity and access timely medical care and rehabilitation services should be a 

priority”. However, these strategies can only be implemented where the services and 

supports exist.  

The Government’s new housing strategy must therefore ensure that housing developments 

are built on the principles of ensuring liveable communities that support ageing in place. The 

implementation of joint policy statement ‘Housing Options for our Ageing Population´ and the 

right to home care will be central to ensuring that older people are supported to age at home. 

Right to Home Care 

Age-friendly housing and universal design are key steps in supporting older people to age well 

at home. However, in order to meet the additional needs of the population as we age, we 

must also ensure that ongoing supports, such as home care and step-down facilities are 

available where needed. 

Research from 2015 involving staff in acute hospitals, found that over half of their clients who 

were either discharged into long-term care or awaiting long-term care beds  wished to remain 

at home and could have done so if the appropriate supports were put in place16. These 

additional supports include adequate home care provision, including intensive home care 

packages, flexible care support and night time care supports.  

16 IASW/Age Action (2016), Meeting Older People’s Preferences for Care: Policy, But What About Practice, 
https://www.ageaction.ie/sites/default/files/aa2c_asi2c_iasw_final_research_report-a4-report_lr_for_web_2.pdf  
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Further research has also shown a clear link between the length of time spent in hospitals by 

older people and the supply of home and residential care in the locality. An estimated 10% 

increase of home care supply per capita would equate to an approximate 14,700 fewer 

inpatient bed days per year, or 40 inpatient beds daily. In terms of residential care, the same 

10% increase would result in an approximately 19,000 fewer inpatient bed days per year, or 

53 inpatient beds daily17.  

Public nursing home care costs €1,564 per week, whereas private/voluntary nursing home 

care is much cheaper at €968 per week18. Home care is significantly cheaper at €160 per week 

compared to nursing home care19. With such high-levels of demand and low cost of providing 

care, it would make better sense, from a financial and human-rights perspective, to invest 

more in home care.  

In November 2019, the Joint Oireachtas Committee on Health published its report on the 

Provision of Homecare Services20. Among its key recommendations were: 

1. the enactment of legislation underpinning the provision of homecare. This legislation 

must set out to provide a definition of homecare, the eligibility of homecare and the 

statutory obligations on the HSE to provide homecare. The Committee strongly 

17 Economic and Social Research Institute, 2019. An Analysis Of The Effects Of Irish Hospital Care Of The Supply Of Care Inside And Outside 
Of The Hospital. Research Series Number 91. [online] Dublin: Economic and Social Research Institute, p.93. Available at: 
<https://www.esri.ie/system/files/publications/RS91_0.pdf> [Accessed 19 August 2020]. 
18 Ibid, p.11 
19 O'Halloran, M., 2019. Jim Daly says €8 million available every week for home help. The Irish Times, [online] Available at: 
<https://www.irishtimes.com/news/politics/oireachtas/jim-daly-says-8-million-available-every-week-for-home-help-1.3925020> 
[Accessed 10 August 2020]. 
20 2019-11-21_report-on-the-provision-of-homecare-services_en.pdf (oireachtas.ie) 

“There was an older gentleman who was having difficulty being discharged 

from hospital; the medical team wanted him to go to long-term care. The 

family were in a position to provide care for most of the week, and the older 

person could supplement the HSE home care package.  

ALONE supported the man and his family with information on technology to 

support discharge and help the older person remain independent at home. 

The family and this man had enough accurate information to challenge the 

hospital’s reluctance to return the man home.”  

ALONE Support Coordinator 
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recommends that appropriate resources are provided to enable the enactment of 

legislation by 2021, as set out in Sláintecare’s strategic plan. 

2. that homecare services are regulated by HIQA or another independent body which 

should be responsible for regulating the standard of care provided by professional 

carers, the commissioning of service by the HSE to voluntary organisations and the 

provision of homecare services. 

3. that family carers are provided adequate support to incentivise informal homecare 

support. Such support includes:  

a. simplifying access to carer allowances and grants 

b. widening eligibility to accessing carer allowance and grants 

c. removing irregularities within the tax system which have a punitive effect on 

those providing informal homecare 

d. providing respite hours to those who supply home care hours. 

Older people need to be supported to age at home, and the right supports to do so need to 

be available. ALONE is aware that there is work on-going within the Department of Health 

and with the Minister for Older People in ensuring that there is a statutory right to home care. 

ALONE believe that such a scheme should ensure allow for choice on part of the care recipient 

from a ‘basket of goods’ that ranges from healthcare to home care, personal care to social 

inclusion.  

Social Housing and Age-friendly housing 

The recently published Summary of Social Housing Assessments 2020 reports that 61,880 

households were on the waiting list for social housing at the 2nd November 2020, of which 

6,704 households (10.8%) were headed by people aged 60 years and over21. This represents 

an increase of 35.9% on the number of households headed by persons in this age group in 

2011, with the number of people aged 60-69 increasing by 43% and those aged 70 and over 

increasing by almost 20%. 

21 https://www.gov.ie/en/publication/970ea-summary-of-social-housing-assessments-2020-key-findings/ 
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There is a lack of provision for suitable social housing for older people in an already 

complicated and demanding housing market shortage, particularly in Dublin, and there is an 

overall lack of sufficient supply of housing specifically designed for older people. 

Housing Adaptation Grants 

The Government’s Housing Adaptation Grant provides older people with the opportunity to 

adapt their home and help them remain at home for longer.  

As noted previously, ALONE’s report ‘Housing Choices for Our Older People in Ireland’ 

estimates that €84.5 million per year is needed over the next 10 years in the f orm of Housing 

Adaptation Grants (through the Housing Aid for Older People Scheme) to assist older people 

to upgrade their homes to age-friendly standards.  

In addition to the above, the Housing Adaptation Grant process is also in needed of review to 

support older people in accessing the grant, which arise from a review by the National Positive 

Ageing Strategy (NPAS) Stakeholder Forum, which recommends the need for a standardised 

grant application form for all Local Authorities which covers a range of changes needed 

including; 

 Readability of the form 

 Availability of the grant and accessibility of the form 

 Documentation needed overhaul 

 Modify the gross household income  

“A lady was referred into our Befriending service because she said she was lonely in 

hospital. When I was sitting with her, out of the blue, she said to me “in the last two 

years, I haven’t made it to the toilet. I have such difficulty with the stairs, that every 

time I got to the top of the stairs I’d have to change my clothes.”  

Within two weeks, ALONE helped this lady get a stair lift put in and the bathroom 

adapted. She said she was delighted and was  able to get up and down the stairs no 

problem and it’s a major relief. Not only did the stair enable this lady to go the 

bathroom, it gave her back her dignity.”  

ALONE Support Coordinator 
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8% are renting from Local Authorities or AHBs26. This would suggest that good quality social 

housing has a role to play in allowing older people to age at home and in communities27. 

Long-term leasing and security of tenure 

Security of tenure can be understood as the conditions of which a tenant may continue to 

occupy a dwelling. Despite the existence of the Residential Tenancies Board, there is a lack 

of substantive rent regulation, and security of tenure is poor. Additionally, notice periods 

provided to tenants require review. The Residential Tenancies (Amendment) Act 2015 

increased the amounts of notice that tenants must provide for tenancies of four years or 

longer in duration, this did not apply to shorter rental durations.  

With regards to security of tenure, landlords may terminate a lease within the initial six 

months without reason28. However, after this period, landlords may terminate a lease for 

many reasons, including the proposed selling of the property or a need for a family member 

to occupy the property. Such stipulations, aside from proposed changes to obligations of 

landlords selling multiple units in a development, remained largely unchanged in the recent 

Strategy for the Rental Sector. Additionally, violations by landlords must be closely monitored 

and adequate protections for tenants implemented29. 

The Government’s next housing strategy must provide a path towards long-term leasing 

agreements to ensure security of tenure. Other European countries provide a good example 

of how long-term leasing can help support older people in the rental market and ensure 

26 Ibid, p.8. 
27 ALONE, 2018. Housing Choices For Older People In Ireland. [online] ALONE, p.7. Available at: <https://alone.ie/wp-
content/uploads/2018/07/Housing-Choices-for-Older-People-in-Ireland-Time-for-Action-1.pdf> [Accessed 21 July 2020]. 
28 Rtb.ie. n.d. Security Of Tenure | Residential Tenancies Board. [online] Available at: <https://www.rtb.ie/beginning-a-tenancy/security-of-
tenure> [Accessed 14 September 2020]. 
29 RTB, 2017; A Guide to the Residential Tenancies Act 

*Lily  is in her 70s. She rented all her life and in recent months received a notice to 

quit. She could not find alternative rented accommodation would accept HAP and is 

now homeless. Lilly is terminally il l and is now living in a B& B.  

Lilly has been offered social housing but the apartment is unpainted with no flooring, 

appliances or furniture. ALONE is supporting Lily to apply for f unding to purchase 

these items but until funding comes through, Lily is stil l in the B&B.  

ALONE Case Study 
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security of tenure. Italy has a minimum tenancy of four years30, and in Portugal there are fixed 

term contracts with a minimum of five years31.  Countries like Norway also have long-term 

leases extending a minimum of three years32, while in Sweden, Germany and the Netherlands 

there are contracts of indefinite duration33.  

Homelessness amongst older people 

It is widely recognised that housing is a social determinant of health that impacts a person’s 

opportunity to live a healthy life.34, 35 Since the previous Government’s plan to address 

homelessness, Rebuilding Ireland, was launched in July 2017, the number of people aged over 

65 accessing emergency homeless accommodation in Ireland has remained relatively static, 

increasing by 1.7% from 2017 to 2020, however, since 2014, it has increased by 60% (Chart 

1).   

Chart 2: Number of people aged 65+ accessing emergency homeless accommodation, 2014 

to 2020 

30 International Union of Tenants, 2016. Reports from IUT members to the 20th congress on rent regulation and security of tenure in the 
private rental sector. [online] International Union of Tenants, p.31. Available at: <http://www.iut.nu/wp-
content/uploads/2017/07/Reports-from-24-countries-to-the-IUT-conrgess.pdf> [Accessed 29 April 2021]. 
31 https://www.globalpropertyguide.com/Europe/Portugal/Landlord-and-Tenant 
32 International Union of Tenants, 2016. Reports from IUT members to the 20th congress on rent regulation and security of tenure in the 
private rental sector. [online] International Union of Tenants, p.41. Available at: <http://www.iut.nu/wp-
content/uploads/2017/07/Reports-from-24-countries-to-the-IUT-conrgess.pdf> [Accessed 29 April 2021]. 
33 Ibid, p.7. 
34 Krieger, J. and Higgins, D., 2002. Housing and Health: Time Again for Public Health Action. American Journal of Public Health, 92(5), 
pp.758-768. 
35 Dunn JR, Hayes MV, Hulchanski JD, Hwang SW, Potvin L. Housing as a socio-economic determinant of health: findings of a national 
needs, gaps and opportunities assessment. Can J Public Health (2006) 
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The reasons for older people entering into homelessness are not well documented in Ireland, 

however, the reason for anyone becoming homeless are often varied, such as increased price 

in private rented accommodation or evictions due to the landlord selling. 

In ALONE’s own statistics, 145 older people presented to the organisation’s services stating 

they were homeless or at risk of homelessness in 2019. An analysis of the ALONE National 

Support Line between March 2020 – September 2020 showed that 81 older people called who 

were homeless or at risk of homeless. The support needs of these older people contacting the 

National Support Line include; 

Chart 3: Support needs of older people homeless or at risk of homelessness from the 

National Support Line 
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“John* has spent the last 13 years living in an old camper van, following an 

injury that led him to his job and home. John has recently moved into one of 

ALONE’s properties and this has offered him a valuable stepping stone from 

homelessness into a permanent home.”  

ALONE Housing Staff 

1033





 Difficulties in identifying and treating older people who are homeless with dementia

and learning difficulties.

It is evident that those in homelessness experience greater levelness of physical and mental 

health issues, and this is no different amongst older people. However, what is also apparent 

is the need to provide adequate and specific supports for older people who are homeless. 

The government’s next housing strategy must provide targeted interventions to prevent 

homelessness amongst older people, and age-friendly homeless accommodation must also 

be provided which takes account of increased frailty and additional needs that older people 

experiencing homelessness may have. As well as this, the infrastructure of the necessary 

support coordination that will be required to support older people who are homeless also 

requires investment and development. 

Conclusion 

The Housing for All strategy must address the increase in the ageing population and have age-

friendly solutions and an integrated housing approach for older people. Areas of focus here 

should be on providing long-term safety, security and supports for older people. In addition, 

future-proofing will be key to addressing the ageing population needs, housing must be 

viewed as a long-term investment with the long-term needs of the population taken into 

account.  

ALONE is calling for an investment in Housing with Supports and there needs to be a funding 

stream to promote the develop of these units. 

The next government strategy on housing must ensure that housing developments are built 

on principles of ensuring liveable communities that support ageing in place. It is evident from 

the COVID-19 pandemic that many older people experience negative physical and mental 

health impacts, either due to COVID-19 or restrictions related to the pandemic. Implementing 

a statutory right to home care will be central to ensuring that older people are supported to 

age at home, as will the implementation of the joint statement ‘Housing Options for our 

Ageing Population´ 
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