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Executive Summary

Use of Acquisition Delivery

The acquisition of units from the private market for the purposes of social housing is one of a variety of
mechanisms in place to deliver social housing support. Between 2016 and 2020, it has accounted for 10,867
units, over a quarter of additional social housing stock, over €1.8 billion of expenditure, and output for this
mechanism has consistently been ahead of planned targets.

There is significant regional variation in the use of acquisitions for delivery. In a number of Local Authorities
(LAs), acquisitions account for a significant majority of additional stock (up to 65%). These LAs are mostly
rural LAs rather than those based in urban areas.

Type and Cost of Units

Based on the 2019 data, the vast majority of units (71%) acquired by LAs are houses with three or more
bedrooms while Approved Housing Bodies (AHBs) provide a more even split between apartments and
houses. The findings may reflect different requirements and engagement between AHBs/LAs at a local level,
with AHBs targeting specific units to meet client needs. This is within the context of the majority of
applicants on the Social Housing Waiting List being single or single with child/children, and acknowledging
that units acquired may often be a reflection of market availability.

The average purchase price for units acquired by LAs in 2019 was just over €206,000, a 20% increase on
2016. There is significant regional variation among LAs behind this, ranging from average prices of €96,000
(Leitrim) to €370,000 (DuUn Laoghaire-Rathdown) reflecting differences in regional housing markets.

Cost Efficiency and Market Interaction

Assessing the cost effectiveness of the acquisitions programme is a challenging task. The analysis here looks
at this question relative to acquisition cost guidelines set by the DHLGH, prices within the wider housing
market and unit cost ceilings set for construction delivery.

There was an 8% increase on the average price of SHIP acquisitions from 2018 to 2019, despite an increase
of just 2.4% in the RPPI.

Based on indicative analysis, a large proportion of units acquired by LAs through the Social Housing
Investment Programme (SHIP) appear to have been at a cost which is below the cost guideline set by the
DHLGH and equate to below the median house price in the wider market for that unit type and area.
While the majority of units acquired appear to be delivered at a reasonable cost, the available evidence
also indicates a proportion of the units delivered in 2019 through this mechanism by LAs were above the
high cost guideline level for acquisitions (7%), in the top 25% of prices within the local housing market (4%)
and/or above the highest unit cost ceiling set for construction (26%). There were some interesting
differences with the 2016-18 data, with the proportion below the low cost guideline decreasing significantly
(from 17% to 7%), while the proportion above high increased from 3% to 7%.

A key analytical question is whether the acquisition programme has an impact on the wider housing market.
While further analysis is required, the analysis here shows that the LA acquisition programme amounts to
around 4% of overall transactions within the residential market. However, there are a number of areas
where LA acquisitions equate to more than 10% of transactions (such as Dublin 10 and 17).

Summary and Next Steps

The operation of the acquisitions programme should focus on areas where it delivers a cost effective and
appropriate solution. The analysis here indicates that while a large proportion of units delivered in 2019
appear to be delivered at a reasonable cost there is a proportion which appear to be relatively high cost
and these findings should be considered in the future planning of social housing delivery by the DHLGH and
LAs. Furthermore, delivery at a local level should be monitored to limit any impacts on the wider market.




1. Introduction

The provision of housing supports to households who require it is a key element of Government policy.
There are a range of delivery mechanisms in place to provide these supports utilising both capital and
current expenditure. The Rebuilding Ireland Plan targets a significant increase in social housing output
using a variety of delivery mechanisms including the construction and acquisition of units, long term
leasing and supporting households to access the private rented market. This paper looks to build on
the Spending Review paper from 2019 which analysed social housing acquisition taking place between

2016 and 2018. Here, acquisitions from 2019 will be examined using the same methodology.

There are four different acquisition schemes that are used that will be examined here; SHIP, CAS, CALF
and HAA. The Social Housing Investment Programme (SHIP) provides funding to LAs to construct or
purchase social housing stock. The Capital Assistance Scheme (CAS) provides grants to Approved
Housing Bodies (AHBs) to deliver housing for older people, homeless and people with a disability or
victims of domestic violence. Similar to the CAS, the Capital Advance Leasing Facility (CALF) provides
financial support from LAs to AHBs via long term loans, to help with the purchase or construction of
units for use as social housing. The Housing Agency is operating the Housing Agency Acquisition (HAA)
fund of €70 million which was established in 2017. The objective of the fund is to acquire some 1,600
vacant properties from banks and investment companies in areas with high levels of social housing

demand over the period to 2020 for social housing purposes.

Total Exchequer expenditure related to housing stands at €2.8 billion in 2020 (this includes
expenditure by DEASP in respect of rent supplement). Total expenditure has more than doubled since
2014 and in 2020 was 25% above the previous peak level in 2008. Of note is the underlying dynamic
related to current and capital expenditure. While capital expenditure accounted for 70% of
expenditure in 2008, it now accounts for 56%, with a significant increase in the level of current
expenditure in the area.

Figure 1: Total Expenditure Related to Housing, 2006-2020
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LPT own funding. Current expenditure includes Rent Supplement and Mortgage Supplement through DEASP.



Acquisitions have remained a part of the long-term social housing strategy under the Rebuilding
Ireland (RBI) Plan. Approved Housing Bodies have reported that acquisitions are comparatively more
straightforward to deliver than new builds, due to planning issues, speed of delivery and difficulty in
acquiring affordable sites in the Dublin area in particular’. However, there could potentially be a
number of issues with their use, such as a displacement effect in the housing market and cost
efficiency concerns. In this light, the targets for acquisitions for 2020 and 2021 are significantly
reduced from previous years, as per Table 1. The table highlights the Government’s new focus on
direct build as the primary mechanism for social housing delivery. This has been reinforced in the new
housing strategy, Housing for All, which focuses on increasing supply by increasing supply by increasing

build targets but also includes modest acquisition targets.

Table 1: Rebuilding Ireland Delivery Targets (2016-2021) and Outputs

Output Output Output Output Output Output Target

Category 2016 2017 2018 2019 2020 16-20 16-20
Build 2,965 | 4,054 4,811 6,074 5,073 22,977 | 24,710 9,500 34,210
Acquisition 1,957 | 2,214 2,610 2,772 1314 10,867 6,030 800 6,830
Lease 792 827 1,001 1,161 1,440 5,221 7,586 2,450 10,036
Subtotal 5714 | 7,095 8,422 10,007 7,827 39,065 | 38326 | 12,750 | 51,076
RAS 1,256 890 755 1,043 913 4,857 3,800 800 4,600
HAP 12,075 | 17,916 | 17,926 | 17,025 | 15885 | 80,828 | 76510 | 15000 | 91,510
Subtotal 13,331 | 18,806 | 18,681 | 18,068 | 16,798 | 85684 | 80,310 | 15800 | 96,110
Overall Total | 19,045 | 25,901 | 27,108 | 28,075 | 24,625 | 124,749 | 118,636 | 28,550 | 147,186

Figure 2: Total Expenditure Related to Social Housing Acquisitions, 2016-2020 (€m)
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Figure 3: Delivery of Social Housing Acquisitions, 2016-2020
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Since the commencement of Rebuilding Ireland in 2016 the DHLGH have approved €1.805 billion of
expenditure (up to 2020) on second hand property acquisitions. This level of investment has delivered
10,867 social housing units between 2016 and 2020. In 2019 there were 2,772 second hand properties
purchased by LAs across the country costing the Exchequer almost €0.5 billion. However, there was a

notable reduction in acquisitions delivery and spend in 2020.

As shown in Table 1, DHLGH underperformed in terms of build output in recent years and
compensated by surpassing its acquisitions targets. The reduction in acquisitions in 2020 reflected the
Government’s focus on increasing overall housing supply (e.g. through build). Under the Housing for

All strategy, new builds to increase supply are the primary focus.



2. Analysis

The following section sets out some detailed analysis related to the acquisition delivery mechanism
for social housing. As detailed above, this paper focuses on social housing acquisitions, building on SR
2019 to assess the relative efficiency, cost effectiveness and long term value for money of this delivery
mechanism. The structure of the analysis is informed by key evaluation objectives which the paper
aims to address in line with the objectives set out earlier in the paper. The analysis is structured to

look at the following analytical questions:

Use of Delivery Mechanism ‘ To what extent do LAs use the acquisition delivery mechanism?

Type of Units Delivered What type of units are delivered through acquisition?

Location of Units What is the geographic distribution of acquisitions?

Timing of Delivery When are units acquired for Social Housing?

Cost of Delivery What cost is involved in delivering through this delivery mechanism?

Cost Efficiency How do costs compare to guidelines, prices in the market and construction delivery?

Interaction with Market How does the delivery mechanism interact with the wider market?

The data analysed in this section consists of the social housing acquisitions records of the 31 Local
Authorities as reported to and compiled by the Department of Housing, Local Government and
Heritage (DHLGH), which includes the Housing Agency’s acquisitions programme. Data records are
collected through two processes within the Department. In completing the analysis it was evident that
there are a number of data gaps. It should be noted from the outset that there can be a difference in
the date of a unit being recorded as output, the date of actual purchase closing and the date of
payment. This is likely due to the nature of the delivery mechanism and the timing of processes. The
analysis here focuses on units which had a date of purchase closing in 2019. In addition, the analysis
here uses data from the CSO’s Residential Property Price Index (RPPI) to assess dynamics in the wider

market with further information available in Box 2.
Use of Delivery Mechanism

LAs have relied on the acquisition delivery mechanism to different extents. Some LAs, such as
Laois and Kilkenny, are significantly above the national average (28%) in 2019 while others, such

as Dun Laoghaire Rathdown (DLR), Waterford and Mayo, are significantly below.

The following section looks at the use of the acquisition delivery programme within the context of
overall social housing delivery. This analysis considers the social housing delivery output figures as
reported by DHLGH showing the proportion of units delivered by mechanism (i.e. Build, Acquisition,

Lease, HAP and RAS) by LA in 2019. Figure 3 shows acquisitions as a proportion of the total Build,



Acquisition and Lease units delivered by LA for the year 2019, minus voids. Nationally, acquisitions
accounted for 28% of overall delivery through build, acquisitions and leasing. Certain LAs utilised
acquisitions to a greater or lesser extent as shown in the graph; Laois (65%), Kilkenny (57%), Dublin
City (44%) and Cavan (44%), with lower proportions of acquisitions in Dun Laoghaire Rathdown,
Waterford and Mayo (all 12%). Figure 3 also shows acquisitions as a percentage of total social housing
output. It should be noted that for the purpose of this analysis, delivery of units through the voids
programme are excluded as the extent of the programme will naturally differ by LA (i.e. different
stocks of units eligible for void funding). Total output constitutes Build, Acquisition, Lease, HAP and
RAS. The highest percentage of acquisitions as a share of total output was in Kilkenny (31%), followed
by Kildare (19%), Longford (16%) and Carlow (16%). The lowest shares were found in Louth (2%) and
Waterford (3%) County Councils.

Figure 4: Acquisitions as % of Social Housing Output, 2019
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When comparing with the previous SR paper, there has been a reduction in the acquisition share. The
2016 to 2018 data indicated that acquisitions accounted for 41% of overall delivery, 13% higher than
2019. However, it should be noted that when HAP and RAS are excluded the share is 10% for both

periods.



Type of Unit

70% of the units acquired by LAs through SHIP are houses with 3 or more bedrooms. AHBs have

acquired a greater mix of dwelling types through the CALF programme, where 1 and 2-bed
anartments make up 60% of the units acauired.

This section presents findings on the type of units which have been acquired in 2019. The analysis
highlights the type of units purchased by nature (i.e. apartment or house) and number of bedrooms.
Figure 4 highlights the type of units delivered through SHIP acquisitions in 2019. The chart shows that
the majority of SHIP acquisitions made over the period were 3-beds (55%), with the remaining units
made up of 2-beds (23%), 4-beds (15%), 1-beds (7%), and 5-beds or more (1%). In 2019 LAs acquired
85% of their SHIP units in the form of houses, with the remaining 15% accounted for by apartments.
In contextualising these findings it should be noted that the acquisition of units relies on the
availability of existing stock within areas and as such the type of units delivered will be impacted by
this. Residential Property Price Index (RPPI) executions show that 84% of second-hand properties

transacted in 2019 were houses, with only 16% apartments.

The proportion of apartments to houses being acquired through the SHIP in 2019 shows that certain
LAs acquired houses only (i.e. no apartments). These LAs were Cavan, Cork County, Donegal, Leitrim,
Louth, Mayo, Monaghan, Offaly, Sligo and Waterford. This may reflect a lack of availability in these
areas. In contrast, the following LAs acquired the largest shares of apartments relative to their total
SHIP acquisitions — Kildare (31%), Dublin City (31%), Laois (20%), Meath (19%) and Dun Laoghaire-
Rathdown (16%). As detailed, the majority of units being acquired under the SHIP programme are
houses. Looking at this figure in more detail, it is possible to further breakdown the number of houses
into semi-detached (41%), terraced (30%) or detached-house (29%). These figures are broadly in line

with the proportions from the SR 2019 paper, which covered the data from 2016 to 2018.

Figure 5: Unit Type Delivered through SHIP Acquisitions, 2019
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In contrast to the analysis of units acquired by LAs through SHIP where houses were dominant, there
appears to be a greater tendency towards the acquisition of apartments (72%) by AHBs through CALF
funding as shown in table 3. For CALF HAA units, almost half are apartments with the remainder being
houses. 3 bedroom or larger houses account for 53% of all units acquired. 64% of CAS units purchased
over the period were houses. 37% of CAS units purchased were 3-beds or larger. It should be noted
that DHLGH has indicated that at a local level there is cooperation between LAs and AHBs in relation
to stock being targeted and delivered. In addition, units delivered through CAS are delivered to meet

specific needs which may impact the type of units acquired.

Table 3: Unit Type as % of Total Delivery for CALF Acquisitions, CALF HAA and CAS, 2019

1 Bed 2 Bed 3 Bed 4 Bed 5 Bed +

Apartments 11% 12% 0% 0%

CALF Acquisitions 100%
Houses 0% 6% 17% 5% 0%
Apartments 16% 26% 2% 0% 0%

CALF HAA 100%
Houses 1% 2% 14% 1%
Apartments 18% 16% 2% 0% 0%

as % o0
Houses 12% 18% 5% 1%

Location of Acquisition Units

The LAs which account for the largest proportion of acquisitions are Laois, Kilkenny and Dublin

City. Analysis of Dublin shows that in specific areas acquisitions are more concentrated.

This section of the analysis details the geographic distribution of social housing acquisitions. The LA
which has delivered the highest number of units through SHIP in 2019 is Dublin City Council, reflecting
the size of Dublin and the extent of demand for support in the area. However, the potential for a
displacement effect in the housing market brought on by a high number of social housing acquisitions
must also be considered. The next largest LAs in terms of units delivered through SHIP acquisition are
Kildare, Fingal and Cork County. This is detailed in Figure 5. It is of note that there are a number of LAs
in urban areas who have low levels of output through SHIP acquisition such as Cork City and Dun-
Laoghaire/Rathdown. This may reflect the use of other social housing delivery mechanisms in these

areas and availability/cost considerations.



Figure 6: Social Housing Acquisitions by LA and Mechanism, 2019
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Box 1: Dublin Area

As detailed above, a large proportion of social housing acquisitions are completed within the Dublin
region, reflecting a significant demand for social housing support. Focusing on the four Dublin LAs (DCC,
DLR, South Dublin and Fingal) it is possible to assess the distribution of acquisitions through SHIP across
areas of the county. Examining total SHIP acquisitions in Dublin, it is clear that there are a number of
areas which account for a high proportion of units. Post codes Dublin 15 (13%), Dublin 7 (12%) and
Dublin 11 (12%) account for a significant portion of acquisitions in Dublin. Some areas of Dublin account
for less than 1% of acquisitions including Dublin 2, Dublin 4, Dublin 6, Dublin 6W, Dublin 14, Dublin 16
and Dublin 20. There is also a significant portion (13%) in County Dublin (i.e. outside postcodes D1 to
D24). The post code breakdown is similar to the 2016-18 data.

4% of overall housing transactions in Dublin were SHIP acquisitions. However, it is notable that
acquisitions make up a huge proportion in certain Dublin areas, most notably Dublin 17 (33%) and
Dublin 10 (30%). It is notable that these proportions in Dublin 17 and Dublin 10 have increased
substantially from the 2016-18 data, where they were at 16% and 12% respectively. This highlights a
potential displacement effect from a high number of acquisition, especially given the demand in the
private market in Dublin.

In terms of price and cost efficiency, Dublin performs well (as it did in the 2016-18 data). 92% of Dublin
units cost below the medium cost guideline, while 81% were below the median price purchase on the

market in Dublin.

In looking at units acquired by AHBs through CALF acquisitions and the Housing Agency Acquisition
Programme, we can observe 16% of the units have been purchased in the Cork City Council area, and
13% in the Dublin City Council area. Given the nature of these delivery mechanisms, the level and scale
of delivery in any one LA area will be impacted by the number and type of AHBs active in that area,

and the number and type of units available through the HAA programme.



Timing of Delivery

The majority of acquisitions by LAs occur in the final quarter of the year with December being the

most active month in each year. Acquisitions are more concentrated in Q4 than transactions in
the wider housing market.

An important consideration in understanding the operation and management of this delivery
mechanism is the timing of social housing acquisitions. This will provide an indication of the overall
flow of acquisitions and how the delivery mechanism is used throughout an annual cycle. DHLGH has
stated that work on acquisitions is spread over the entire year, including the identification,
examination/surveying and negotiation processes.

In relation to the final closing of the acquisition, Figure 6 shows that 38% of SHIP acquisitions in 2019
had a date of purchase closing in the last quarter, with 21% in the month of December alone. This is
in contrast with 32% of transactions in the general market occurring in Q4 2019, with just 12%
occurring in December. The SR 2019 paper showed more significant increases over the last three
months of the year for acquisitions in 2016, 2017 and 2018, as opposed to the main jump occurring in
December as in 2019. However, there is a decrease in the proportion of SHIP acquisitions in the final

quarter, falling from 41% in 2016-18 to 38% in 2019.

Figure 7: Timing of Delivery under SHIP Acquisitions, 2019
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When this is broken down by LA it is evident that there is significant regional variation. There are a
number of LAs where over half of their acquisitions in 2019 were closed in Q4 including Donegal (60%),
Fingal (58%), Leitrim (57%), South Dublin (56%), Galway County (55%), Kerry (53%) and Kildare (53%).
As such, it is clear that a large proportion of LA acquisitions are closing towards the end of the calendar
year and this may reflect timing issues in terms of expenditure and targeted levels of delivery. Table 6
below highlights the timing of delivery for CALF, CALF Housing Agency Acquisitions and CAS units in
2019. For CALF units we notice a familiar trend, with of 50% of acquisitions taking place in December.
For CALF HAA transactions a slightly different picture emerges with a large share of units being

completed in January 2019. CAS transactions have a more even spread through the year.



When comparing with the 2016-18 data from the 2019 SR paper, the CALF delivery was more evenly
spread in previous years. The CALF HAA however had a greater number of acquisitions delivered in
January previously, at 76% in 2016-18. The CAS figures are broadly in line with the previous period.

Table 4: Timing of Delivery under CALF, CALF HAA and CAS Acquisitions combined, 2019

Feb ‘ Mar ‘ Apr [\ EW,
2% 1%

4% 5%

13% 12%

CALF HAA 13% 6% 3% 8% 5% 10%

4% 6% 9% 9% 9%

Source: Analysis of DHLGH data

The issue of timing is to be considered in terms of the RBI delivery targets discussed earlier. With
difficulty in achieving targets in build, it is likely that acquisitions were used in latter end of the year
to compensate. This analysis along with the previous SR paper demonstrates the notable increases in

acquisitions at the end of the year.

Cost of Delivery

The average purchase price for units acquired by LAs through SHIP in 2019 was just over €206,000,

an 8% (€17k) increase on 2018. There is significant regional variation at LAs behind this ranging
from around €96.000 (Leitrim) to €370.000 (DLR).

A key consideration for the delivery of social housing through all mechanisms is the cost involved in
delivery. The following section will focus on the costs involved in delivering social housing through
acquisition mechanisms and seek to generate some analytical findings in this area. The analysis will
consider the purchase price paid for acquisitions, and examine any changes in price over time. At a
high level we can observe that the average purchase price incurred under the SHIP acquisition
programme for LAs is €206,257 in 2019 which is an 8% increase on the equivalent figure for 2018. This
is notable given the Residential Property Price Index (RPPI) only increased by 2.4% in the same period?.
The purchase price for around half of houses acquired for social housing through the SHIP was less

than €200,000 in 2019. In total 28% of the units had a purchase price greater than €250,000.

Figure 7 below shows significant increases when compared with the 2016-18 equivalent. The highest
frequency of units are in the range from €175,000 to €250,000 in 2019. In the 2016-18 period, the
highest frequency range was from €100,000 to €175,000. The increase in house prices may be largely
responsible for this (RPPI increased by 19.6% from year end 2016 to year end 2019). As such, the cost

efficiency section will give a better indication on the value for money of the scheme.

2 CSO Data https://data.cso.ie/table/HPA13



https://data.cso.ie/table/HPA13

Figure 8: Number of Units Acquired through SHIP by Purchase Price, 2019
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While the overall price dynamic for the delivery mechanism is of interest, the distribution of prices
across different areas is also of key importance. As one would expect there is significant regional
variation behind this, reflecting the different dynamics of local housing markets. Figure 10 sets out the
proportion of SHIP units acquired by each LA at different price bands. As we can observe, the purchase
price for acquisitions is more likely to be low in rural LAs than in urban LAs. The LAs with the highest
proportion of units at over €200,000 are based in Dublin (DLR, Dublin City, Fingal or South Dublin),
within the wider GDA (Wicklow, Meath, Kildare) or based around another regional city (Galway City
or Cork City). While the distribution of purchase prices is of interest, given the large differentials in
local housing markets a more pertinent issue is how purchase prices compare to general house prices

in each specific area. This will be analysed in greater detail in a later section of this paper.

Figure 9: Average Purchase Price of SHIP Units by Local Authority, 2019

€400,000
€350,000
€300,000
€250,000
€200,000
€150,000
€100,000
€50,000 I
€0
D L AR T AT ALRAA P RA VA I VDS OIS SR P LA R
T E T E T T S FTF TS LLSETFEF S8
FTOFY ST YTEYIFILITITIFOES "5 FeE
& Q9 N & IR S & SRS
3 S FL N ¥ & FS
) Q)$ IS )
&

Source: Analysis of DHLGH Data



Figure 10: Proportion of SHIP Units by Purchase Price and Unit Type, 2019
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Figure 9 sets out the price distribution based on unit type. They distributions are broadly similar, with
some variations in line with what would be expected, e.g. detached houses are slightly more skewed

towards the upper end.

Figure 11: Proportion of SHIP Units by Purchase Price and Local Authority, 2019
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Under the CALF programme, the average purchase price of a dwelling increased from €193,470 in
2018 to €222,784 in 2019 — an increase of 15% or just over €29,000. In 2019, the CALF acquisition
profile differed from that in 2018, whereby the projects veered away from individual unit purchases
to multi-unit dwelling purchases in different local authority and market areas which may have
attributed to a different cost profile. The figures show that 37% of CALF acquisitions bought in 2019
cost under €200,000 to purchase. A total of 110 units (44% of total) cost more than €250,000. The
average purchase price of a CALF HAA unit decreased from €182,552 to €178,616 between 2018 and
2019 respectively. In contrast to the other CALF acquired units, the majority of CALF HAA units (67%)
were purchased for under €200,000, although 17% did cost more than €250,000. When comparing
CALF acquisitions to CALF HAA units, it should be noted that the HAA units are off market purchases
directly from banks and other institutions and thus may require a significant level of repairs given that
the properties will have been vacant for some time, which is then reflected in the purchase price.
Figure 11 shows the distribution of purchase prices for units in 2019 through both CALF and the CALF
Housing Agency Acquisitions (HAA) programme.

Figure 12: Number of CALF Units by Purchase Price, 2019
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Finally, the cost of acquiring CAS units in 2019 has been assessed. The data shows that 65% of CAS
units purchased over the last three years cost less than €200,000 to purchase. Of the units with
available data for this analysis, 15.6% cost more than €250,000 to purchase. The average purchase
price of CAS units has remained largely stable over the last three years — averaging at €174,008 in
2017, €176,407 in 2018 and €171,320 in 2019. However, analysis of purchase prices must also be
considered in the context of the overall cost of units once upgrade works have been accounted for.
The following section considers these costs. Figure 12 shows the distribution of purchase prices for

units in 2019 acquired through the CAS programme.



Figure 13: Number of Units Acquired through CAS by Purchase Price, 2019
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Source: Analysis of DHPLG data

*Many of the <50k units inlcude units that were purchased as part of multi-unit blocks

In terms of comparing costs incurred in delivering units through SHIP, CAS, CALF and HAA it is evident
that there is some variation when it comes to the average cost in 2019. For SHIP units it was €206,257,
while for units delivered through the CALF it was €222,784, €178,616 for CALF HAA and €171,320 for
CAS. Costs relevant to each scheme will differ based on the types of units being delivered and the

distribution of units across LA areas.

Upgrade costs are a significant part of the overall expenditure on acquisitions. 72% of units

acquired incurred upgrade expenditure in 2019 with an average cost of just over €22,000.

In addition to the purchase price for an acquisition, the cost of delivery can also include upgrade costs.
These costs can be incurred to carry out necessary upgrades to a unit ahead of it being provided as
social housing. In addition, the cost of necessary upgrade works will naturally vary depending on the
type, age and condition of the unit acquired. The average amount spent on upgrades per unit for
acquisitions in 2019 was just over €22,000, a significant increase on the 2016-18 period, where it was
just over €15,000. This average cost differs by unit type with apartments and houses incurring average
upgrade costs of €13,012 and €24,969 respectively. Average costs were higher at €15,669 and €29,542

for apartments and houses respectively when analysing only those units that incurred upgrade costs.

Table 5 below highlights expenditure on upgrade works as a proportion of purchase price across the
four delivery mechanisms. It shows that the vast majority of acquisitions have incurred upgrade costs
which are equivalent to less than ten per cent of purchase prices between in 2019. However, the SHIP

units did see 7% of units purchased expending more than 40% on upgrade works relative to purchase



price. This may indicate that LAs acquired units with relatively higher refurbishment and repair
requirements than the AHBs. The level of upgrade costs will vary based on the location, age and type

of unit.

Considering CAS acquisitions, average upgrade costs per unit were €14,475. The table below
summarises average upgrade costs as a share of purchase price per unit of CAS acquisitions in 2019.
The data shows that the majority of CAS units (76%) incurred upgrade costs of less than 10% of
purchase price. A further 14% incurred upgrade between 10% and 20%, followed by 11% which
incurred costs of more than 20% of purchase cost. As previously noted the scale of upgrade costs will
be affected by the type and nature of the unit and this should be kept in consideration in relation to
CAS where units are utilised to support people with specific needs. The figures here for 2019 are
broadly in line with the 2016-18 data.

Table 5: Upgrade Costs per Unit as % of Purchase Price for SHIP, CALF, CALF HAA and CAS
Acquisitions, 2019

20%-30% 30%-40%

SHIP 7%
CALF 11% 0% 0% 0%
CALF HAA 20% 11% 3% 5%
CAS 14% 3% 3% 5%

Source: Analysis of DHLGH data
Cost Efficiency

A key area of interest is the cost efficiency that is being achieved within social housing delivery. It is
useful to consider value for money in two respects. Firstly, if the State is providing an additional unit
of social housing support, how does the cost effectiveness differ by delivery mechanism? For example,
is it more cost effective to provide support through build, acquisition, leasing or other mechanisms?
This question was considered in detail in SR 2018 which focused on the comparison between delivery
through capital expenditure (build and acquisition) and current expenditure delivery mechanisms
(leasing, RAS and HAP). A further way of looking at cost efficiency is in comparing programme activity
to programme cost guidelines. In managing the acquisitions programme, DHLGH sets out cost

guidelines for LAs to use when purchasing units.

Another way of looking at cost efficiency is the extent to which costs incurred in delivering market
based supports compare to prices experienced within those areas. For instance, how does the cost
associated with purchasing a unit or leasing a unit compare to the cost of housing in those areas of

the country. This section of the paper seeks to provide evidence on these questions.



While the majority of acquisitions are below average cost guidelines set by DHLGH, a significant

portion (44%, a 4% increase on the 2016-18 figure) are above this level. Of this, there is a smaller
proportion (7%) which are also above the high cost guideline.

The cost guidelines that are put in place by DHLGH for the acquisitions programme details a low,
average and high cost for different types of housing units across each LA area®. The purpose of this
section is to compare the performance of the actual acquisitions programme against these guidelines.
The analysis here compares each acquisition with the cost guideline that applied within that area and
for that unit type at the time of acquisition. For example, the cost guidelines for a 3 bed house has a
range (low to high guidance) of €87,900-€152,900 for a LA at the lower cost end to €337,900-€610,400
for a LA at the higher cost end. As Figure 13 sets out, the majority of acquisitions fall between the low
and average cost guideline (48%) or between the average and high cost guideline (37%). It is estimated
that 7% of units have a total cost which is above the high price guideline. There is some interesting
findings when these figures are compared to those from 2016-18. The proportion below the low cost
guideline has decreased significantly (from 17% to 7%), while the proportion above high has increased
from 3% to 7%. It has increased slightly (43% to 48%) for acquisitions between the low and average

guideline and the percentage between average and high has remained the same.

Figure 14: Number of SHIP Units Acquired Compared to DHLGH Cost Guidelines, 2019
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Beyond this high level analysis there is variance across LAs in terms of how acquisitions compared to

centrally set cost guidelines. While the overall message holds across the majority of LAs, there are a

number that have a relatively high proportion of acquisitions below the low guideline cost. Most

3 There are 30 Cost Guidelines for the 31 LAs as Galway City and Galway County Councils share the same cost
guidelines.



notably, Dublin City Council is within this category, with 22% below the low guideline cost. The areas
with the highest proportions of units above the high cost guidelines are Carlow, Leitrim, Roscommon
and Laois as shown in Figure 14 below. This is relatively similar to the finding from the 2016-18 data,
with rural LAs tending to have proportionally more acquisitions above the high cost guideline. It is
evident that rural LAs tend to have acquired more units at the higher end of the cost guidelines and

vice-versa for the urban LAs.

Figure 15: Distribution of SHIP Units by Cost Guidelines and LA, 2019
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Indicative analysis shows that the majority of acquisitions are below the median prices (i.e.

bottom 50% of house prices) in the wider market. However, a significant portion (24%) are above

the median price.

Accurately estimating the extent to which a LA or an AHB is achieving value when acquiring units is a
methodologically difficult task. The determinants which impact upon the price of any one housing unit
are many. Factors such as the size and quality of the unit, the number of bedrooms and the precise
location of the unit play an important role, in addition to a variety of other factors, in determining
market price. Furthermore, wider dynamics in the market such as the supply of available housing, the
level of demand within an area and general price dynamics within the economy and housing market
play critical roles. As such, to assess the absolute value achieved within each acquisition made would
require econometric modelling to take account of these factors. Given data and time constraints it has

not been possible to complete this type of analysis within this paper.

Using the data available it has been possible to complete indicative analysis comparing the price paid
for each unit acquired for social housing to the distribution of house price transactions within the
wider market as measured by the Residential Property Price Index?. This has been disaggregated over

time and regions to provide as detailed an analysis as possible. Further details are set out in Box 2.

Box 2: Analysis of Acquisition Prices

In comparing the price paid by LAs for housing units to prices within the wider market, the following
approach has been taken. The CSO has provided disaggregated price data from the Residential Property
Price Index (RPPI). This contains the distribution of house prices by Eircode Routing Key and Quarter for
market based transactions by household buyers of existing dwellings. There are 139 Eircode Routing Keys
in Ireland. This allows for a more disaggregated regional analysis than comparing prices based on Local
Authority areas. The distribution of prices allows us to assess how each transaction equates to the quartile
distribution of prices in each Eircode Routing key area. In simple terms, we can identify whether a specific
price equates to the bottom 25% of prices in an area, between 25% and 50%, between 50% and 75%, or
the top 25%.

The analysis takes the acquisition price for each unit with a date of purchase closing in 2019 and compares
it to the distribution of prices within that area and at that time. For instance, if a unit is acquired in Dublin
7 the analysis compares the acquisition cost to prices generally in Dublin.

This analysis provides a useful insight into the types of costs being incurred and how this compares to
prices in the wider market. However, it should be seen as indicative in nature. As previously outlined above,
to make specific and clear findings in relation to the cost comparison of each unit to the market an
econometric analysis should be carried out. This is an area which should be targeted for further research.

2 The Residential Property Price Index (RPPI) has been developed by the Central Statistics Office (CSO) to
measure changes in property prices. The RPPI uses stamp duty, Building Energy Rating (BER), GeoDirectory and
the Deprivation Index as its sources of data. The index is mix-adjusted to allow for the fact that different types
of property are sold in different months. CSO, (2016) ‘RPPI Technical Paper’


https://www.cso.ie/en/media/csoie/methods/residentialpropertypriceindex/Technical_Paper_.pdf

The indicative cost analysis shows that the majority of acquisitions purchased are at or below the
median house price in the area and at the time they were purchased. In total, 75% of units (up from
62% in the 2016-18 period) acquired equated to a level below the median price and as such are in line
with the bottom 50% of transactions in that area. The indicative analysis also suggests that around
25% (down from 38% in the 2016-18 data) of transactions equate to prices within the top 50% of
transaction prices and 4% equate to the top 25%. As such, while acquisitions by LAs appear to be
targeting units which have lower prices compared to the general market, there are a number of units
which are being acquired at prices which appear to equate to the upper end of the price distribution.

This indicative finding requires further research to analyse the drivers and factors behind it.
Figure 16: Number of SHIP Units by House Price Quartile, 2019
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In terms of understanding this trend in greater detail it is useful to consider the same comparison
regionally. In comparing the distribution of prices across LAs it is evident that there are some
significant regional variations. The Dublin LAs (DLR, Dublin City, South Dublin and Fingal) have a higher
proportion of acquired units below the median price within their areas (ranging from 78% to 100%).
Conversely, some LAs have a relatively higher proportion of units in the top 50% of house prices
including Donegal, Roscommon, Louth and Mayo (ranging from 52% to 68% respectively) as shown in
Figure 16. Again, this in line with the previous research, where it is rural LAs who account for the

majority of authorities with higher proportions of acquisitions in the upper quartiles.



Figure 17: Distribution of SHIP Units by Price Quartile and LA, 2019
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In comparing LA acquisitions to cost ceilings set for social housing construction by DHLGH,

analysis for 2019 indicates that the majority are below the highest cost ceiling. However, a third

appear to be at a cost above these levels.

A third way of looking at the cost efficiency of social housing acquisitions is to consider relative costs
against other delivery mechanisms. As set out earlier, this was assessed in some detail in the 2019
Spending Review paper. The focus of the analysis here will be in considering the costs of acquisitions
relative to the costs of construction. Ideally this would involve a detailed study of cost data from

acquisition and build delivery mechanisms at a local level given regional divergences in cost. Given



data constraints, the analysis here provides some indicative findings in comparing acquisition costs to
the Unit Cost Ceilings (UCCs) set by DHLGH. DHLGH set UCCs of construction costs for each LA, and
these are set for both house and apartment types and at rural and urban levels. In order to broadly
look at cost effectiveness, units purchased by LAs through SHIP funding in 2019 are compared to the
outlined UCC for delivering construction units at a LA level. This comparison is completed only where

both urban and rural cost ceilings were available.

It is necessary to be cognisant of a number of limitations and caveats here. Firstly, the UCCs are
provided by DHLGH to guide the build programme and are not actual build cost data for delivered
units. As such, actual construction costs could be higher or lower to a degree. Secondly, it is also the
case that the nature of constructed units and acquired units may vary. For instance, it may be the case
that units have a different energy rating or type depending on the delivery mechanism. Finally, this

analysis was only carried out for units which had a relevant UCC set®.

The analysis completed on these units shows that the majority of units acquired (74%) were below
the highest all-in cost of construction. However, there are a number of LAs where a high proportion
of acquisitions above the UCCs. The LAs with the highest shares of units above the UCCs were Wicklow
(81%), DUN Laoghaire/Rathdown (60%), Fingal (57%) and Cork City (56%). The LAs with the lowest
proportion of units above the UCC levels are Cavan, Leitrim, Mayo and Sligo. While this analysis of the
UCCs should be considered as indicative - as it does not account for several other factors which may
contribute to the decision of individual LAs to acquire instead of constructing units, e.g. land
availability (even within certain LA areas), location of need, and speed of delivery — it does highlight
particular LAs where a high proportion of acquisitions were above the DHLGH's estimated cost of

building units.

Interaction with Wider Market

Indicative analysis indicates that social housing acquisitions equate to approximately 4% of total
transactions of existing residential dwellings. However, there is significant regional variations
with a number of areas at above 10%.

In considering the effect of utilising the acquisition delivery mechanism, the potential impact on the
wider housing market is intuitively of interest. While the use of build mechanisms for social housing
can increase the overall stock of housing in the country, the acquisition mechanism in a similar fashion

to leasing, RAS and HAP, utilises the existing housing stock for support.

The ideal analysis that would be carried out to assess this would be a detailed modelled approach that

sought to estimate the price impact of social housing acquisition on the market. Given data and time

31, 2,3 and 4 bed houses and 1, 2 and 3 bed apartments.



constraints it is not possible to follow such an approach in this paper. However, a useful analysis which
helps to understand the extent to which acquisitions may have an effect on the market is in analysing
what proportion of total transactions relate to social housing. Where the proportion of total sales is
high one would anticipate that there would be greater potential for market impacts while the opposite
would be true for areas where there are low levels of social housing acquisitions relative to
acquisitions overall. The analysis here broadly compares the total number of acquisitions with the
overall number of transactions for existing dwellings (i.e. excluding new dwellings) in the market by

Eircode Routing Key in 2019.

In 2019, there were approximately 45,000 transactions of existing dwellings within the residential
property market. In terms of social housing acquisitions there were 2,772 with a date of purchase
closing in that time period. As such, at a total level social housing acquisitions equate to around 4% of
total transactions of existing dwellings. While at an overall level, social housing acquisitions equate to
a relatively low amount of wider transactions, there are significant regional differences. In particular
there are a number of areas where social housing acquisitions by local authorities are estimated to

equate to over 12% of existing dwelling transactions during the period. These areas are set out below.

Table 6: Eircode Routing Keys with % of SHIP Acquisitions > 12%, 2019

Eircode Routing Key Proportion 19 Eircode Routing Key Proportion 19
D17: Dublin 17 33% N39: Longford 12%
D10: Dublin 10 30% R14: Athy 12%
R21: Muine Bheag 23% DO5: Dublin 5 12%
W34: Monasterevin 19% DO07: Dublin 7 12%
W12: Newbridge 18%
R56: Curragh 17%
R51: Kildare 13%

Source: Analysis of DHLGH and CSO RPPI data. Note: CSO data refers to market based transactions of household buyers for
existing dwellings only.

Dublin 17, Dublin 10, Muine Bheag, Kildare and Newbridge also appeared in the equivalent table in
the previous SR paper. There was notable increase in the proportions for Dublin 17, Dublin 10 and
Muine Bheag. However, it must be noted that the data used for the table above is for just one year as

opposed to three, so there is a smaller sample size.

In the Spending Review 2020 paper®, a similar type of analysis showed that social housing accounted
for all of the new dwelling completions in Dublin 10 (100%), and the majority in Dublin 17 (54%) and
Newbridge (54%). This, combined with the data on acquisitions demonstrates that there is a high

concentration of social housing in particular areas.

6 Farrell C. & O'Callaghan D. (2020), Analysis of Social Housing Build Programme



https://www.gov.ie/en/collection/daf0c-spending-review-papers-2020/#housing

3. Conclusions

The analysis completed here builds upon recent work in this area by looking specifically at the
acquisition of housing units for social housing in 2019. In delivering appropriate housing support it is
necessary to consistently be cognisant of value for money considerations to ensure that effective
support can be provided from available resources. As detailed, the rationale for delivering through
acquisition relates to the speed of delivery, integration within wider communities and the potential

value for money that can be achieved in certain areas of the country.

In summary, it appears that a large proportion of the units delivered through the acquisition
programme appear to be relatively cost efficient given that they are within lower to average cost
guidelines set by the Department, towards the lower end of prices within local housing markets and
below UCCs set for construction. However, despite units being delivered at what might seem to be a
cost effective manner, the potential displacement effect is important to consider. A huge proportion
of the acquisitions were delivered in the GDA and other urban areas, where there is significant private
demand. As such, social housing acquisitions do not address the supply issues in these areas (unlike

build units for example), and this has to be considered when assessing their cost effectiveness.

The delivery of social housing through acquisitions should focus on units where it is cost effective and
appropriate to do so. In planning and implementing the acquisition programme in each area of the
country, including in setting targets, it is necessary to be cognisant of the level and type of delivery
through other mechanisms, the level and type of demand in each area and the lifecycle costs involved.
Furthermore, the level of acquisitions in any one area should be kept under review to mitigate the

potential for the programme to have price impacts on the wider market.

Appendix

- Data was received for 2,770 acquisition units out of a total of 2,772. This was due to 2 CAS
units in Wicklow that were returned incorrectly.

- There are 39 units, 36 SHIP and 3 CAS, where price and cost data are not available.

- Link to Spending Review 2019 paper: Farrell C. & O'Callaghan D. (2019), Analysis of Social
Housing Acquisitions



https://assets.gov.ie/25634/13fe4c4ec237489b9d3b6ebeea68332b.pdf
https://assets.gov.ie/25634/13fe4c4ec237489b9d3b6ebeea68332b.pdf
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