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Everyone has the right to a standard  
of living adequate for the health and  
well-being of himself/herself and 
his/her family, including food, clothing, 
housing, medical care and necessary 
social services 
(Article 25 of the Universal Declaration of Human Rights)
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1

This policy guide was developed by The Rights Platform in association 
with South Dublin Public Participation Network (PPN) as an aid to PPN 
representatives engaged in Strategic Policy Committees (SPCs) or other 
committees and structures where the PPN has representation. It is also 
available to individuals and groups in South Dublin County involved in 
housing, accommodation and homelessness issues, and to those who 
are engaged in combating social exclusion and human rights because 
accommodation is an important contributing factor to poverty. 

The purpose of this Policy Guide on Housing is to enhance the capacity of 
PPN representatives to contribute to discourse and decision-making on 
housing, an area where local authorities have considerable implementation 
responsibilities, with a view to determining the focus, shape and targeting of 
housing policy. The Policy Guide will also be useful in monitoring the delivery 
of housing/accommodation and housing supports in all its forms.

South Dublin PPN is determined that representative roles on SPCs and 
other structures will be both informed and proactive. Clearly this is easier 
said than done when most of the expertise and information is on the local 
authority side. For that reason the PPN agreed to measures to build the 
capacity of the PPN in general, and representatives in particular, on specific 
topics. This guide is a contribution to that ambition. We hope that this will 
be the first of a range of policy guides - health and education were others 
identified for future development. Poverty also needs to be better understood 
if we are to develop effective measures to address this at regional and 
local level. The Policy Guide is available to PPNs in other counties, and to 
community groups and NGOs groups across the country. All we ask is that 
you acknowledge the source. 

INTRODUCTION
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3 SECTION ONE: CONTEXTUALISING HOUSING IN IRELAND

For many decades housing policy in Ireland has promoted home ownership 
as the ideal for the majority of the population, with public provision for those 
unable to afford a mortgage. Public provision was mainly through local 
authority building programmes and reached a peak of just under 9,000 units 
per annum in 1976. Local authorities also introduced favourable purchase 
schemes which enabled tenants to buy their homes. 

By 1989 local authority output had fallen to under 1,000 units per annum 
and what later became known as Approved Housing Bodies (AHBs) began 
to provide an increasing proportion of social housing from 1993, albeit still a 
relatively small proportion of overall housing output. Social housing builds, 
especially by local authorities, declined markedly from 2010, bottoming out 
at well under 500 units per annum by 2015. This reduction in local authority 
provision contributed to a decline in home ownership among the lowest 
socio economic class (unskilled) which slipped from 65% to 49% between 
1991 and 2011 (CSO).

Alongside this, private housing provision flourished as demand, driven 
by population and wage growth, increased dramatically during the boom 
years of the so-called Celtic Tiger as people sought a foothold in the costly 
housing market. The collapse of the building bubble in 2008 brought about 
a rapid and severe drop in house prices, which very quickly resulted in a 
huge reduction in the construction of new houses for sale over the following 
years. Meanwhile, the population continued to increase and demand for 
housing completely outstripped supply. The consequences of the collapse 
of the economy after 2008 (increased unemployment, salary reductions and 
reduced property value against high mortgage payments) and the reduction 
in housing supply combined to increase homelessness, standing at 7,421 
nationally (2,546 of which were children) by the end of 2016.
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There was a 43% increase in homelessness between 2014 and 2015. 
Between January 2016 and January 2017 there was a 25% increase in 
homeless numbers. An average of 72 Families have become newly homeless 
every month over the last 12 months in Dublin. One in three homeless people 
are children.

In addition, many respondents reported a heavy reliance on family and 
friends to provide emergency/temporary accommodation in times of 
housing need. According to the Mercy Law Centre we have not seen such 
a crisis in homelessness since the foundation of the state (The Right to 
Housing in Ireland).

Homelessness

Number of Families Homeless Monthly (National)

Source: Department of Housing, Planning, Community and Local Government
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Ireland requires upwards of 25,000 houses per annum to meet the needs of 
the population. Over the intervening years since the collapse, private housing 
output has slowly (if insufficiently) improved as prices recovered, but social 
housing output lags far behind. Naturally, this has increased demand on 
the private rental sector, bringing spiralling rents and increased pressure 
on inadequate rental subsidies. Government initially resisted this pressure, 
pointing to the upward pressure this would place on rents, but eventually 
succumbed, increasing rental subsidies in 2016 and capping rent increases 
in designated areas in 2017. 

Key groups at risk of homelessness were identified through a series of surveys in 
2016 by Focus Ireland as:
• Young people – this was the largest group who had experienced prolonged 

instability and hidden homelessness
• Victims of domestic violence 
• Migrant families
• Women parenting alone

Another survey on newly homeless families found that: 
• 34% were migrant headed households 
• 67% were single (predominantly female) parent households
• 79% were unemployed
• 40% had children 4 years and under
• 73% came from a private rented sector house before becoming homelessness
• 40% were homeless as a result of private rented property being withdrawn 

from the market

who are the homeless?



• New house building is at its slowest rate in 25 years – less than 2% increase  
since 2011 
In the Dublin City and County area, this figure is even lower at 1.6%

• Local authority provision has dropped from 9,000 units in 1976 to 500 units in 2015 

• Population growth is increasing at a rate that is triple that of house building

• Home ownership has dropped back to 1972 rates. Rates of owner occupiers with 
mortgages has dropped dramatically since 1991 – over 10% in urban areas  
(NESC 2014)

• Rental now constitutes over 30% of housing bringing a significant change in 
housing tenure (house ownership has fallen from 78% in 2008 to 67% in 2016) 

• There has been a rise of 28% between 2011 and 2016 in the number of households 
that contain more persons than rooms (CSO 2017) 

• An increasing number of families are sharing accommodation

• Young adults are living longer with their families 

• Homelessness increased by 289% in the Dublin area between July 2014 and 
December 2016

 Source: CSO Census 2016

• The numbers of households with young families continues to increase – the proportion 
of families with 3 or more children has increased considerably over the last 20 years 

• Housing provision will need to take account of higher numbers of divorced or separated 
single people aged 40 and over. More one and two bedroom housing will be needed to 
meet current demand

• Young adults are more reliant on the private rental market. The lack of apartment 
accommodation forces this group into the private rental market

• Traveller housing is still well below need and more Traveller families are forced to move 
into private housing and away from traditional extended family units 

• Lone parents continue to be in crisis with a high proportion being forced into 
homelessness due to the precarious nature of the private rented market

 Source: Census 2016

The housing landscape at a glance

Housing needs at a glance
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Source: CSO Ireland
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House prices continue to rise as the gap between demand and supply 
remains wide. The Residential Property Price Index April 2017 shows a 
national level increase of 10.5% in house prices according to the CSO. This 
worsens the upward trend in the twelve months to April 2016 which showed 
an increase of 5.8%. 

Since the property crash, banks have been cautious in their lending, 
favouring investors, those in ultra-secure employment and owner occupiers 
trading upwards, although this is beginning to change as confidence in the 
economy is restored. 

Owner occupation with a mortgage has now become unobtainable for many 
young people and for many families living below the poverty line. With no 
significant increase in local authority provision, young families are forced to 
live with parents or rely on the private rented sector to provide what is often 
poor standard accommodation with little or no security of tenure. 

Average rents have increased by almost 200% since 1991, while income 
levels have dropped significantly since 2011. Rents in Dublin are 14% higher 
than the previous peak in 2008 according to the Rental Tenancy Board (RTB 
2017). Average rent paid by tenants in private rented accommodation has 
increase at five times the rate of council/voluntary housing increases - €10 
per week increase for a local authority/voluntary housing body compared to 
€52 per week for those renting from a private landlord (CSO). 

Conclusion

Source: CSO Ireland

A single person on a wage  
of €25,000 will pay 55% of  
their income in rent for a 
one bedroom apartment  
in Dublin*.

Most low-income families are in receipt of rent support payments and the 
private sector is being supported by this and other government subsidies 
(tax measures, discounted land sales etc.). This constitutes a significant 
wealth transfer to property investors, many of whom are international 
companies who acquired property at knock-down prices in the aftermath of 
the economic collapse. 

55%
Cherishing All Equally
Hearne, Rory (2017)

*
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The national vision of successive governments is that every household 
should have access to secure, good quality housing suited to their needs at 
an affordable price in a sustainable community.

Government states that it is implementing this vision by helping local 
authorities and developers to plan and build better and more houses  
for people to live in, working together with public, private and voluntary 
bodies by:

• Providing social housing supports for people who cannot afford to 
provide a home for themselves

• Providing an environment that encourages builders to deliver houses for 
people who wish to buy their own home

• Ensuring that the building of houses is to the highest standards and is 
built in areas where it is needed

• Improving the quality of rented housing and strengthening tenant and 
landlord protection

• Providing housing support for vulnerable people

• Supporting and building strong sustainable communities

In addition there are specific housing policies to address the accommodation 
needs of particular groups of vulnerable people:

• Addressing homelessness through the Homeless Implementation Plan

• Housing people with disabilities

• Housing our Traveller Community

• Regulating the rented sector

• Regulating building control

Vision
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Construction 2020: A strategy for a renewed construction sector (2014) 
is one of two linked policies to address the housing shortages. It sets down 
a number of actions points to stimulate activity in the building industry, 
including:
• The establishment of the Housing Supply Task Force for Dublin
• Improvement in the quality and availability of construction data
• The Urban Regeneration and Housing Act 2015 was commenced and 

provides for important reforms in the planning area including revision of 
Part V, reduced development contributions, and the introduction of a new 
vacant site levy

• A crucial and final phase to resolving the unfinished housing development 
issue has been reached

• The Housing Agency published the National Statement of Housing Supply 
and Demand. The first of its kind in this country, which presents the most 
up-to-date information available in relation to housing supply and demand

• The local programme of works to improve the quality and enhance the 
energy efficiency of existing local authority stock is continuing

• The Mortgage to Rent Scheme has been expanded
• The Building Control Management System is now firmly established as  

the standard means of building control administration
• Continue to ensure improvements in the construction sector  

are achieved

Key Housing Strategies

The 2014 Social Housing Strategy 2020 set out to address the need for 
social housing through 3 linked actions:

1. 35,000 new social housing units provided over 6 years by local 
authorities and approved housing bodies

2. 75,000 households to be supported through an enhanced private  
rental sector

3. A reform of social housing supports – multi-annual funding, 
administrative streamlining measures, better collaboration with local 
authorities etc.

However, as matters worsened a new initiative Rebuilding Ireland: Action 
Plan for Housing and Homelessness was introduced in 2016 following 
the report of the Oireachtas Committee on Housing and Homelessness. 
Rebuilding Ireland is focused on accelerating the delivery of housing units  
in the right locations and facilitating sustained delivery into the long term. 
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The objectives are listed as:
• Addressing the unacceptable level of households, particularly families,  

in emergency accommodation
• Moderating rental and purchase price inflation, particularly in  

urban areas 
• Addressing a growing affordability gap for many households wishing 

to purchase their own homes
• Maturing the rental sector so that tenants see it as one that offers 

security, quality and choice of tenure in the right locations and providers 
see it as one they can invest in with certainty

• Ensuring housing’s contribution to the national economy is steady and 
supportive of sustainable economic growth 

• Delivering housing in a way that meets current needs while contributing 
to wider objectives such as the need to support sustainable urban and 
rural development and communities and maximise the contribution of 
the built environment to addressing climate change.

The deliverables of Rebuilding Ireland are listed as follows: 
• 47,000 units of social housing to be provided up to 2021 at a cost  

of €5.35m 
 26,000 units will be supplied by construction, voids and Part V*

 11,000 units will be acquired from the market 

 10,000 units will be leased from the market

• €200m infrastructure fund to open up large building sites where housing 
is required

• Increased levels of Rent Supplement and HAP
• Increased output of private sector housing by enhancing the viability 

of construction to double existing output to the 25,000 homes required 
each year to meet needs – making it worthwhile for builders

• Strategy for a viable rented sector with legislative actions to protect 
tenants and landlords 

• Ensure that available existing housing is used to the maximum degree

To assist the implementation of the plan and the achievement of the targets 
a new Housing Delivery Office will be created within the Department of 
Housing, Planning, Community and Local Government and a new Housing 
Procurement Unit will be created in the Housing Agency. A Cabinet 
Committee on Housing, chaired by the Taoiseach, will monitor progress on 
the objectives of the plan.

Part V of the Planning and Development 
Act 2000 is a mechanism, introduced by 
this Government, through which local
authorities can obtain up to 20% 
(subsequently reduced to 10% 
requirement) of land zoned for housing 
development at “existing use” value, 
for the delivery of social and affordable 
housing (affordable housing is housing 
that is made available for purchase at a 
discount to the market price). 

Housing can be made available at lower 
prices than if the land had to be acquired 
at full market value; it also supports the 
policy of achieving integrated housing 
developments, restated most
recently in the Government’s Housing 
Policy Framework - Building Sustainable 
Communities.

*
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The National Housing Strategy for People with Disabilities 2011 – 2016 
vision is to facilitate access, for people with disabilities, to the appropriate 
range of housing and related support services, delivered in an integrated 
and sustainable manner, which promotes equality of opportunity, individual 
choice and independent living.

The strategic aims are: 

• To promote and mainstream equality of access for people with a 
disability to the full range of housing options available suited to 
individual and household need

• To develop national protocols and frameworks for effective interagency 
cooperation which will facilitate person-centred delivery of housing and 
relevant support services 

• To support people with a disability to live independently in their own 
homes and communities, where appropriate 

• To address the specific housing needs of people with an intellectual and/
or physical disability, moving from congregated settings in line with good 
practice, including through the development of frameworks to facilitate 
housing in the community

• To address the specific housing needs of people with a mental health 
disability, including through the development of frameworks to facilitate 
housing in the community, for people with low and medium support 
needs moving from mental health facilities, in line with good practice

• To consider good practice in the design, coordination and delivery of 
housing and related supports

• To facilitate people with a disability to access appropriate advice and 
information in respect of their housing needs

• To improve the collection and use of data/information regarding the 
nature and extent of the housing needs of people with a disability

• To provide a framework to support the delivery, monitoring and review of 
agreed actions

The strategy sets out a framework for the delivery of housing for people 
with disabilities, including Housing Service Plans, use of the Social Housing 
Leasing Initiative and the Rental Accommodation Scheme (RAS, of which 
more in Section Three: Housing Supports). 

New local authority led Housing and Disability Steering Groups, established 
within each county/city council area, will facilitate the implementation of the 
strategy at local level.
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The Housing (Traveller Accommodation) Act 1998 requires each local 
authority, following a consultation process, to prepare, adopt and implement 
five year rolling accommodation programmes to meet the existing and 
projected accommodation needs of Travellers in their areas. These 
programmes provide a road map for local authority investment priorities 
over the period of the programme and form the basis for the allocation of 
funding from the Department of Housing, Planning, Community and Local 
Government.

The adoption of draft accommodation programmes is a function for the 
elected members of local authorities. In the event that the members of 
an authority fail to adopt their draft programme within the time allowed, 
the Chief Executive Officer of the local authority is required to adopt the 
programme within one month, subject to any modifications which are 
considered necessary.

Accommodation for Travellers is provided across a range of options and it 
is open to Travellers to opt for any form of accommodation. These include 
standard local authority housing, which is financed from the Department’s 
capital allocations for social housing, private rented accommodation or 
private housing assisted by local authorities or voluntary organisations and 
Traveller-specific accommodation which receives 100% capital funding from 
the Department. Traveller-specific accommodation includes group housing 
schemes and halting sites.

The 1998 Act puts in place a National Traveller Accommodation Consultative 
Committee to advise the Minister on:

• Appropriate measures for improving consultation with and participation 
of Travellers in the provision and management of accommodation

 — General matters concerning the preparation, adequacy, 
implementation and coordination of Traveller  
accommodation programmes

The Act also provides the statutory basis for the formation, remit, and 
membership of Local Traveller Accommodation Consultative Committees 
(LTACCs). Under the Act an LTACC may:

• Advise in relation to the preparation and implementation of any 
accommodation programme for the functional area of the appointing 
authority concerned

• Advise on the management of accommodation for Travellers

• Provide a liaison between Travellers and members and officials of the 
appointing authority concerned
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There have been a number of policy responses to homelessness over recent 
years as numbers began to rapidly increase, including:

• Implementation Plan on the State’s Response to Homelessness (May 2014) 
is the government’s strategy to bring about an end to involuntary long-term 
homelessness by the end of 2016. The plan emphasises a Housing-Led 
Approach as set out in the Government’s Homelessness Policy Statement 
(February 2013). The housing-led approach involves three strands: Prevention, 
Accommodation & Supports. 

• Action Plan to Address Homelessness (December 2014) arose following a 
summit meeting of government, departments, state agencies, the four Dublin 
local authorities, the NGO sector, political representatives and churches, 
to reaffirm the government’s commitment to end involuntary long-term 
homelessness by the end of 2016. 

The actions arising from the summit are categorised as (a) actions which 
constitute an immediate response to the issue of rough sleeping in Dublin 
and (b) actions which tackle the more systemic issues, classified under the 
three categories of the Housing-Led Approach. 

Immediate actions to address rough sleeping in Dublin 

260 additional emergency beds (including facilities made available by 
the Civil Defence and the Department of Defence) will be available before 
Christmas. Any person sleeping rough between now and Christmas will have 
a bed available should they choose to avail of it. 

A Nite Café will be established to provide a contact point for homeless 
people who do not want to be placed in emergency accommodation. It 
will provide food, rest area and showers. At full capacity, this facility will 
accommodate 50 people and will operate throughout the night, 7 days a 
week. An initial service will commence for a few hours a night from 15th 

December – full service from January.

Transport with support services is being provided with immediate effect for 
those sleeping rough as an integral part of the Housing First service. This 
facility transports homeless persons to emergency accommodation and 
provides them with the necessary health and care supports in conjunction 
with other State providers. Where a homeless person does not want to be 
placed in such accommodation, the Housing First intake street team will 
direct the person to the Nite Café so that they will not need to be on  
the streets.

Homelessness
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The operation of the Homeless Freephone service is being reviewed by  
DCC as a matter of urgency. The review will be completed by Wednesday  
December 10th.

Prevention

A Stay in your Home campaign will be put in place to raise awareness of 
tenants’ rights and ensure that families and other individuals at risk of losing 
their tenancies will be assisted to stay in their homes. The support service 
currently operated by Threshold in Dublin will be provided with additional 
staff this week and the service will be extended to Cork in early January.

Accommodation 

The Minister is issuing a direction to the four Dublin housing authorities to 
allocate 50% of all housing allocations to homeless households and other 
vulnerable groups for the next six months having regard to the time spent  
by these households on the homeless and other housing lists as at  
December 1st 2014. 

A hotel under the control of NAMA will be purchased to provide 
accommodation and a single assessment centre for homeless families  
and is expected to be operational by the end of April 2015. 

A total of 1,046 vacant properties are being brought back into productive use 
in the Dublin City Council area. 655 of these will come on-stream over the 
next 4-6 months, with the remainder being developed in phases, up to 2018. 
In addition, all Dublin housing authorities are considering properties in their 
area including those listed on the State Property Asset Register with a view 
to utilising all potential properties for housing purposes on an emergency 
basis. Furthermore, all housing authorities throughout the country will return 
all their general void properties to productive use as a matter of urgency 
and such properties should comply with basic standards of accommodation 
including space standards in accordance with the Department of the 
Environment, Community and Local Government’s guidelines.

Dublin City Council is re-examining its 657 vacant properties which are 
currently scheduled for demolition with a view to refurbishing some of 
them on a temporary basis to address the immediate need and the  
Minister will issue a direction in relation to the early refurbishment of  
specific developments.
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Regulations will be signed to provide for the Housing Assistance Payment 
(HAP) to be rolled out on a pilot basis for homeless households in the Dublin 
region, to enable accommodation to be sourced from the private rented 
sector. The rollout of HAP on a national basis will be pursued in accordance 
with the timelines established in the Social Housing Strategy. 
(https://www.kildarestreet.com/wrans/?id=2017-07-13a.35&s=HAP#g41.r) 

Housing authorities in other cities (Cork, Limerick, Galway, Waterford) 
are urgently assessing the scale of homelessness within their areas and 
to revert to the Department this week with indications for any additional 
actions required. 

The Minister will meet with financial institutions, including the Central Bank, 
and relevant Government Departments to discuss what measures can 
be taken with regard to encumbered “Buy to Let” properties and those in 
receivership.

The Minister will engage with the private sector who have corporate social 
responsibility to leverage its expertise in property management, financing 
and accommodation provision so as to alleviate the homelessness problem.

Discussions are taking place with the Department of Defence and the 
Defence Forces regarding what further assistance could be provided.
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Supports

The Integrated Services Hub, providing a one-stop shop service for 
homeless persons, will further develop its case management model with 
the Department of Social Protection to include income support and job 
activation measures. In addition, staff from the Department of Social 
Protection will work with housing authorities and the Irish Prison Service to 
provide an appropriate in-reach service to all prison settings to ensure that 
prisoners are assisted to find accommodation before release.

Tusla and Dublin City Council will coordinate operations to ensure that 
services are fully responsive to the particular protection and welfare needs 
that might arise for families in emergency accommodation. 

Additional long-term accommodation will be provided in the Dublin region 
through the HSE for older homeless people with chronic illnesses and who 
do not need acute inpatient care. 

Health Services for the homeless will be co-ordinated at senior management 
level in the Dublin region from December 15th. In addition, the HSE will 
streamline its specialist consultant-led mental health and primary care 
services in Q1 2015 to ensure in-reach services into all emergency 
accommodation settings across the Dublin Region. This will make it easier 
for homeless people to access the services as service providers will come to 
them, rather than the other way around. 

The HSE will put in place a formal discharge protocol with Dublin hospitals 
and homeless services to ensure that, as far as possible, no patient will be 
discharged into homelessness. This will be operational in Q1 2015. 

An evaluation of the homelessness sector including its structures, service 
delivery and coordination arrangements will be commissioned by the 
Department of the Environment, Community and Local Government in 2015.
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As stated previously, Ireland needs upwards of 25,000 units per annum to 
meet current and future housing needs. Private market provision continues 
to increase as prices rise and more developers become involved. However, 
supply will take many years to match the demand from potential purchasers, 
notwithstanding constraints imposed by the Central Bank and a still fearful 
lending sector. The National Statement of Housing Supply and Demand 
2016 states that housing supply construction statistics indicate sufficient 
development land, a growth in construction activity and further progress in 
the completion of unfinished estates.

Of the 47,000 social housing units that the government has committed to 
providing between 2016 and 2021 many (11,000) will be acquired from the 
private market. However, provision of new builds continues to lag behind 
expectations. Preliminary figures for 2016 indicate that close to 15,000 
completions were recorded, an increase of 18% on the previous year. 
However, Rory Hearne believes that there are likely to be less than 1,000 
new build social houses in 2017 - one third of the projected 3,000 outlined 
in Rebuilding Ireland, concluding that at this rate it will take decades to clear 
the backlog (Hearne 2017). 

Traveller accommodation continues to be problematic at local level with 
many local authorities returning unspent allocations of funding to the 
Department of Housing, Planning Community and Local Government. In 
2016 local authorities failed to spend €1.2m, with eight local authorities 
spending none of their allocation. Many local authorities are demonstrably 
unwilling to build Traveller accommodation, preferring to house families 
individually in traditional housing, thus ignoring the requirement for 
accommodation to be culturally appropriate (Travellers live in extended 
family units and require space for economic activity). 

Conclusion
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2013

Dependent on Rent Supplement

Main Need for Social Housing Support

Unsuitable accommodation due to particular 
household circumstances

Homeless, living in an institution, emergency
accommodation or hostel

Unsuitable accommodation due to exceptional
medical or compassionate grounds

Reasonable requirement for separate accommodation

Overcrowded accommodation

Unfit accommodation

Household member has a physical disability

Household member has a mental health disability

Household member has an intellectual disability

Household member has a sensory disability

Household member has another form of disability

TOTAL 89,872

46,584

20,349

9,587

2,808

2,896

647

1,392

2,909

1,034
1,078

154

190

244

39,296

21,100

11,476

5,401

3,517

2,304

2,098

2,096

1,687
1,561

657

347

60

-7,288

751

1,889

2,593

621

1,657

706

-813

653
483

503

157

-184

-15.6

3.7

19.7

92.3

21.4

256.1

50.7

-27.9

63.2
44.8

326.6

82.6

-75.4

91,600 1,728 1.9

Unsuitable mortgage*

*Where mortgage deemed unsuitable under the Mortgage Arrears ResolutionProcess (MARP)

2016 Change Change 
(%)

Main Need for Social Housing Support, 2013 & 2016
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Housing support schemes are intended to assist those 
who cannot afford accommodation without assistance. 
The current housing budget spend (mainly spent on 
private rental sector schemes and leasing from the 
private sector) has increased by a grand total of €8 billion 
since 1997 – to €382m in 2016 and €566m in 2017*

This is a significant sum of money inserted into the 
private market from which the state can expect no return.

Rory Hearne: Tasc 2017*

Note: Households currently living in local authority rented accommodation, voluntary/ co-operative accommodation,
accommodation provided under the Housing Assistance Payment (HAP) scheme, accommodation provided under the Rental
Accommodation Scheme (RAS), accommodation provided under the Social Housing Capital Expenditure Programme (SHCEP)
schemes or any household on a transfer list are not included in the total number.



• One third of all tenancies are state funded housing schemes
• 51,800 tenants are on rent supplement:
 — 14,000 in HAP
 — 20,000 RAS tenancies 
 — 7,000 SHCEP leasing

TENANCIES AT A GLANCE

Main Need for Social Housing Support, 2013 & 2016
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The Rental Accommodation Scheme (RAS) is a social housing support for 
persons who are in receipt of long-term rent supplement. The RAS scheme 
is run by local authorities and involves private rented properties being made 
available to cater for the accommodation needs of such persons. Persons 
normally must be in receipt of rent supplement for a minimum period of 18 
months and be assessed as having a long-term housing need.

Housing Assistance Payment (HAP) is a form of social housing support 
operated by local authorities. Under the HAP scheme, monthly payments 
are made directly to landlords on behalf of the HAP recipient in respect of 
rent, subject to the conditions of the scheme. HAP recipients are responsible 
for finding their own accommodation in the private rented sector. Those in 
receipt of HAP are removed from the local authority housing list.* 

The Social Housing Current Expenditure Programme (SHCEP) supports the 
delivery of social housing by providing financial support to local authorities 
and Approved Housing Bodies (AHBs) for the long term leasing of houses 
and apartments from private owners and developers. Properties made 
available under the programme are used to accommodate households from 
local authority waiting lists. Leased properties are allocated to tenants, in 
accordance with the relevant local authority’s allocation scheme.

SHCEP allows local authorities enter into long-term lease agreements 
with property owners, AHBs and NAMA to secure units for social housing 
purposes. Leasing payments are made directly to the property owner for 
the duration of the agreement. Properties are sourced in a number of ways 
including:

1. Local Authority sourced units - leased or rented from private property 
owners under long term leases (10 - 20 years) or Rental Arrangements 
(up to 10 years)

2. Approved Housing Body sourced units - leased for periods of 10 to 
30 years. AHBs can source properties by direct leasing from property 
owners, or lease units within their own ownership to local authorities

Housing support schemes

New HAP recipients can opt to be 
placed on the transfer list, if they do so 
within two weeks of signing a HAP
lease they can retain their previous 
waiting time on the respective housing 
authority housing list – if recipients
fail to notify the LA of their wish to be 
placed on the transfer list within two 
weeks they will lose their time on
the list.

*



SDCC PLANS/
STRATEGIES

SECTION FOUR:
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South Dublin County Council has one of the highest housing waiting lists in 
the country, but has managed to reduce this number, which stood at 6,217 
in 2013 to 5,562 in 2016. However, South Dublin has a comparatively young 
population with a growing housing need that poses significant challenges. 

The preparation of a housing strategy is a mandatory requirement on local 
authorities.* In the current uncertain housing context an Interim SDCC 
Housing Strategy (2016-2022) has been prepared** and will be reviewed as 
part of the mandatory 2 year Development Plan Review. 

The Interim Housing Strategy assesses the mix of house types and tenures 
that are required to serve the needs of the county’s forecast population and 
sets out a range of measures to address housing segregation and provide 
social housing including the reservation of lands for social housing. 

The Housing Strategy responses are based on the population and housing 
projections set out in:

1. The Core Strategy of the draft Development Plan

2. The most recent summary of social housing assessment within the county

3. The Social Housing Strategy 2020, DECLG (2014) 

4. The Implementation Plan on the State’s Response to Homelessness, DECLG, (2014)

The Core Strategy projects a likely need for 32,132 additional housing units 
in South Dublin County over the seven year period from 2015 - 2022.  
The Interim Housing Strategy forecasts that 8,303 social housing units will 
be required during the period 2016 - 2022. The social housing needs of the 
County will be addressed through a range of mechanisms, including:

• Vacancy in the existing social housing stock

• A social housing building programme

• Leasing and rental schemes

• The Capital Assistance Scheme

• Through Part V of the Planning and Development Act 2000 (as amended)

It is estimated that 2,000 housing units will be required to be delivered 
through Part V.*** A 15% social housing requirement will be applied to 
planning permissions for housing on all lands zoned solely for residential 
use, or for a mixture of residential and other uses, save in specified 
circumstances where an increased element may be acceptable. 

Context

Housing Strategy

The Planning and Development Act 2000 
(as amended)

Part V allows planning authorities to 
reserve up to 20% of land zoned for 
residential development to meet the
identified needs for social and  
affordable housing

A Vision for South Dublin’s Future  
(Draft County Development Plan  
2016-2022)

*

***

**



STRATEGIC OBJECTIVES (H1)

Object ive  1 : 
To significantly increase the stock of social housing 
in the direct control of South Dublin County Council 
in order to meet the long term housing needs of 
those households on the local authority housing list. 

Object ive  2 : 
To apply a 15% social housing requirement, pursuant 
to Part V of the Planning and Development Act 2000 
(as amended) to all sites that are zoned solely for 
residential use, or for a mixture of residential and 
other uses, (save where the development qualifies 
for a modified or amended obligation or is otherwise 
exempted) and to amend the percentage applied, 
as appropriate, in the event that Part V of the 
Planning and Development Act 2000 (as amended) is 
amended and/or a superseding Housing Strategy is 
adopted by the Council during the lifetime of  
this plan. 

Object ive  3 : 
To review the South Dublin County Council Interim 
Housing Strategy 2016-2022 as part of the 
mandatory Two Year Development Plan review. 

Object ive  4 :  
To promote social integration and facilitate a 
diverse range of dwelling tenures within housing 
developments, including social housing in a balanced 
way in all Local Electoral Areas of the County.

Object ive  5 : 
To ensure that those with specific housing needs, 
such as older persons, persons with disabilities, 
homeless persons and Travellers, are accommodated 
in a manner appropriate to their specific needs. 
The re-development of the Oldcastle Park Traveller 
Accommodation Site should be prioritised.

Object ive  6 : 
To facilitate the development of emergency 
accommodation including hostels for homeless 
individuals and families in a balanced way located 
throughout the County and not concentrated in any 
particular area. 

Object ive  7 : 
To meet the County’s need for social housing 
provision through a range of mechanisms, including 
Part V of the Planning and Development Act 2000 
(as amended), a social housing building programme, 
acquisition, leasing, Housing Assistance Payment 
(HAP) scheme, Rental Accommodation Schemes 
(RAS) and the utilisation of existing housing stock. 
This should include for the provision of one bedroom 
units for homeless housing need. 

Object ive  8 : 
To ensure an adequate provision of social housing 
across the county through the facilitation of land 
swaps and other appropriate mechanisms with third 
parties to ensure an appropriate distribution of new 
social housing and to avoid additional concentration 
of social housing above that are already in existence. 

Object ive  9 : 
To facilitate the development of a new Women’s 
Refuge within the County to include emergency 
accommodation and transitional units. 

Object ive  10 :  
To establish an ‘arm’s length’ company-housing trust 
within South Dublin County Council administrative 
area or in partnership with other Dublin Local 
Authorities in order to access additional funding  
for the provision of local authority controlled  
social housing.
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There are 2,216 Travellers living in South Dublin County according to Census 
2011 (Travellers self-identify in the census returns).

There were no reported cases of Travellers living on unauthorised sites 
between 2009 and 2013. By contrast, in that same period, Offaly recorded 
36 families on unauthorised sites in 2013. At a more extreme level of 
need, Pavee Point estimate that over 18% (5,500) of the national Traveller 
population is homeless.* 

The Annual Count of Travellers 2016 shows that 226 families were 
accommodated by, or with the assistance of South Dublin County Council, 
with another 25 housed through their own resources. 26 were in private 
rented accommodation – down from 97 in 2014 and 88 in 2015. This 
may indicate that Travellers are finding it hard to compete for rental 
accommodation. Five families were sharing housing (i.e. an indication of 
overcrowding, even allowing for cultural considerations), this is down from 
20 in 2015. 142 household are living in mobile homes. 

SDCC intends to implement the SDCC Traveller Accommodation 
Programme 2014 – 2018 by:

• Ensuring that Traveller Accommodation is located in proximity to services, 
including public transport 

• Providing long term sustainable Traveller Accommodation developments,  
while ensuring proper provision of infrastructure 

• Ensuring that accommodation is provided to the highest standard and 
following detailed consultation with local communities and Traveller  
advocacy groups 

• Ensuring that every halting site has basic amenities such as water and ESB and 
are situated to enable as much integration with local communities as possible - 
i.e. access to schools, GPs, shops, playgrounds and sports clubs

The Traveller Accommodation Programme (TAP) 2014 – 2018 set the 
following targets:

• By redevelopment  51 units 

• By infill development    9 units

• By new development  78 units

Traveller Community

Housing/Homeless Plan includes Traveller 
Specific Accommodation. Pavee Point 
(2016)

*



delivering on need
in south dublin 
county
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SDCC’s housing strategy can be categorised as follows:

1. Building and acquisition

2. Bringing voids into use. 

3. Housing supports

In the final quarter 2016 report on social housing construction, no housing 
completions were reported in the Clondalkin/North of the Naas Road area. 
In this area, just five new units were under construction at the end of 2016 
with 153 units at design/tender stage. The Tallaght/South of the Naas Road 
area only had 15 units completed, with 213 units at tender/design stage. 
Most of these schemes had been approved back in 2015. There is a delay of 
approximately two to three years for every new proposed scheme to move 
from final approval to construction.

Voids or vacant housing rates are 4% in South Dublin according to Census 
2016. This is the lowest rate nationally. However, vacancy rates may be up to 
10% in some areas. 

The number of households moved from rent supplement to RAS in 2016 
in SDCC area is 40, while the total number of new HAP tenancies being 
supported at the end of December 2016 in SDCC area is 1,468. It is 
envisaged that 250 HAP tenancies per quarter are in the process of being 
set up in 2017. 

Housing supports

New HAP tenancies in the 
SDCC area, Dec 20161,468



Target

Redevelopment

Infill development

New development

Category

TOTAL 138 units

51 units

9 units

78 units

28 units

Nil

Nil

54%

0%

0%

28 units 20%

Delivered Percentage progress 

Main Need for Social Housing Support, 2013 & 2016
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Accommodation is one of the most critical issues for the Traveller 
community. Improvements in health, for example, are ultimately 
dependent on environmental factors, primarily the availability of quality 
accommodation. 

SDCC policy appears to favour the accommodation of Travellers into Group 
Housing Schemes rather than halting sites. Between 2003 and 2013 the 
number of Traveller families in local authority housing fell by 50% from 113 
to 54. During that same period the numbers in group housing rose from 23  
to 102. 

The Local Traveller Accommodation Consultative Committee is responsible 
for the development of a Traveller Accommodation Strategy (TAP). Traveller 
organisations are represented on the Traveller Accommodation Consultative 
Committee. Delivery against the TAP targets up to May 2017 are as follows: 

Traveller Accommodation

In terms of some specifics, three group housing units have been completed 
in Belgard (Tallaght). The redevelopment of St Aidan’s (Tallaght) is at Stage 
2 Approval. A survey of needs is in process in Oldcastle Park (Clondalkin) 
preliminary to Stage 1 Approval. 

Traveller groups are dissatisfied with this slow rate of progress and point to 
overcrowding, poor sanitation and living conditions and the impact this has 
on the quality of life experienced by Travellers. 



Main Need for Social Housing Support, 2013 & 2016
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Homelessness

Overcrowding

Under the 1988 Housing Act local authorities are obliged to carry out regular 
assessments of accommodation needs in their area and to take the needs of 
the homeless into account in its provision of housing. 

Census 2016 counted 4,262 people in accommodation providing shelter 
for people who are homeless or were identified as sleeping rough in Dublin 
alone. However, this is regarded by homeless organisations as an absolute 
minimum figure.

The Dublin Region Homeless Executive carry out a regular count of 
homeless numbers in the four Dublin local authority areas. In April 2017 the 
Dublin Region Homeless Executive Rough Sleeper Count counted 138 sleeping 
rough, plus 57 attending Merchants Quay Ireland’s Nite Café, totalling 195 
people needing emergency accommodation on the night of the count. 

Over 3,200 adults are in emergency accommodation in the Dublin region. 
Over 2,100 children in more than 1,000 families are also in emergency 
accommodation, many accessing hotel rooms with no facilities to cook or 
clean, with often just a bed to share. 

An examination of recent household composition statistics nationally 
provides an insight into the scale of overcrowding in areas like South Dublin. 
Between 2011 and 2016 there has been almost 20% increase in two  
family households.

There has been a significant increase in the numbers of people who are still 
single in their forties – an indication of those who are likely never to marry. 
The rate of single men now equals that of the mid 1970’s and for women 
now single in their 40’s at a rate not seen since 1956. This has a dramatic 
effect on the nature of households and will influence the type of housing 
provision needed in the future.
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Demand for housing is a critical issue in South Dublin County.  
At national level, there has been a 250% increase in the numbers citing unfit 
accommodation as their main reason for being in need of social housing and 
a 326% increase in the numbers citing unsustainable mortgage as their main 
reason for being in need of social housing. These are likely to be relevant 
factors in South Dublin County.

Housing supply continues to lag well behind demand, especially social 
housing provision which is largely dependent on Part V provision and private 
sector rental provision, with forms of rent support.

Homeless figures continue to increase quarterly and the percentage of 
young children in need of housing continues to rise. A significant number of 
families are being removed from the live housing list through the RAS and 
HAP schemes and SHCEP scheme. These families continue to be in need of 
social housing but are not included in housing list figures. 

Conclusion

SECTION FIVE: DELIVERING ON NEED IN SOUTH DUBLIN COUNTY

326%
Increase in people citing 
unsustainable mortgage 
as the main reason for 
needing social housing
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Human rights is about human dignity and the right to a home is central to 
being able to live a life of dignity. A home provides shelter, security, stability, 
privacy and independence. The right to housing is guaranteed in the 
constitutions of many European countries - Sweden, Finland, Spain,  
Belgium, Greece, Holland and Portugal. In France, a right to housing is 
recognised as ‘an objective of constitutional value’ providing an enforceable 
right to social housing. 

There is no express right to housing in Irish law, although some limited 
rights have been developed as unenumerated rights – i.e. derived from 
other constitutional rights. Ireland has ratified several international human 
rights instruments that protect many human rights, including the right to 
shelter, but has not incorporated these into domestic law despite constant 
urging by the monitoring committees. The Convention on the Constitution 
recommended that enforceable economic, social and cultural rights, 
including the right to housing, be included in our Constitution.* 

The European Social Charter provides a range of economic and social 
protections. Ireland is a signatory of the Social Charter but has opted out  
of Article 31, which provides a right to housing.

Traveller accommodation and the impact this has on Traveller’s health, 
education and the erosion of their culture is quite frankly off the human 
rights scale. Traveller life expectancy, already well below that of the majority 
population, has not improved and has worsened for Traveller men. Mental 
health and suicide rates are extremely high and unemployment rates are 
dire. All of these matters could be greatly improved through the provision of 
adequate, culturally appropriate accommodation. While there is resistance 
from the majority population to accommodation provision for Travellers, the 
basic right to shelter is not something that can or should be negotiated with 
those already enjoying that most basic of rights. 

Housing as a Human Right 

www.constitution.ie/Meetings.aspx*
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Government housing policy is ideologically wedded to private sector 
provision and government policy is rooted in a belief in the so-called invisible 
hand of the market - that demand for housing will eventually force the 
required supply as well as tempering prices. However, supply and demand of 
housing is rarely in kilter because of the drag factor affecting supply (it takes 
time to secure sites, lay down service infrastructure and build houses). 

Market provision in Ireland is characterised by a history of spikes and dips 
in prices and supply. Lorcan Sirr, a housing expert from Dublin Institute of 
Technology, believes that the housing market does not behave like other 
markets because in Ireland prices drive supply – property development has 
been a speculative activity in Ireland since the 1960s, with developers only 
entering the market when substantial profits are guaranteed. 

Brendan McDonagh CEO of Nama said that just 6pc of land bought from the 
agency has been built on, despite Nama having sold enough land to build 
50,000 homes only 3,000 had actually been delivered on. He said that many 
of the buyers of development land are hoarding it to boost their profits. 
Nama also contributed to dysfunctionality in the housing market by selling 
off very big property portfolios that were only accessible to large speculative 
companies anxious to maximise profits, either by reselling the asset or 
maximising the rent take. 

At this stage, based on the lack of progress in implementing the Housing 
(Traveller Accommodation) Act 1998, it is time to amend the Act by 
inserting sections that define accommodation for Travellers within a human 
rights framework, or alternatively, to adopt the recommendation of the 
Convention on the Constitution for a strengthened constitutional guarantee 
for economic, social and cultural rights, including accommodation.

Policy: The Values Framework
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Solutions
Dr Rory Hearne estimates that 2,500 housing units will be delivered per 
annum by local authorities and AHBs between 2017 and 2019, making it 
difficult to reach the target of 47,000 social housing units promised between 
2016 and 2021 under the Rebuilding Ireland housing strategy. Government 
will thus be heavily dependent on the private sector for this provision.

He also points out that the RAS (Rental Accommodation Scheme) and HAP 
(Housing Assistance Payment) provide no security of tenure and taking up 
these schemes means being taken off the housing list (or moved to a much 
slower housing transfer list). Naturally, people want to get off HAP and into 
social housing but this is unlikely unless we build more houses and change 
the eligibility criteria. 

Clearly, a more government-led approach is required if we are to meet the 
required 25,000 plus units required every year. Traditionally, affordable 
accommodation has been driven by local authority building programmes 
and affordable loan schemes. That situation no longer pertains and local 
authority-built housing is now relatively minuscule. Despite the role assigned 
by government to voluntary and cooperative housing organisations (AHBs) 
they have been totally unable to compensate for the drop in local authority 
provision over many years (Hearne 2017). 

Lorcan Sirr believes that the supply of new-build houses will take years and 
that government needs to act to meet existing demands for housing by 
reusing existing stock - i.e. the tens of thousands of empty homes –  
by introducing incentives and/or penalties. He calls for:

• A tax on empty houses and unused land 

• Creation of an independent body to license builders – to ensure quality 
standards and prevent the reoccurrence of past materials failures and 
safety issues 

• State or local authority-issued contracts to construct mixed-tenure 
social, cost rental and affordable housing on its behalf. This will control 
prices and specification

He called for the creation of an affordable housing body to build not-for-
profit housing as an emergency. This would utilise the 730 state owned sites 
which the Minister intends to pass over to private developers. Credit unions 
have also offered capital for this purpose, but this had been turned down by 
the Minister. 

SECTION SIX: ANALYSIS
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Rory Hearne points to the small percentage (12%) of state provided housing 
(either directly or through not-for-profit organisations) compared with 22% 
in Austria, 30% in Denmark and 17% in the UK. He echoes Lorcan Sirr in 
proposing a semi-state based body to build between ten and thirty thousand 
affordable rental homes per annum, on the basis that only by creating such a 
body will the crisis of housing supply be successfully and speedily resolved. 

The continuing failure to provide Traveller accommodation is something 
that has been highlighted by Traveller organisations and by United Nations 
and European human rights bodies. Progress will only be made if the 
implementation responsibility is removed from local authorities and placed 
under an Independent Traveller Accommodation Agency. 



Notes






