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Foreword by An Taoiseach

In forming the current Government, | was determined that the housing challenge was going
to be addressed fully and finally which is why it was positioned as a key objective in the
Programme for a Partnership Government

The publication of this Action Plan on Housing and Homelessness, well within the timeframe of
100 days set out in the Government Programme, underpins our commitment to end the
housing shortage and to tackle homelessness.

Ireland has been here before in terms of needing to provide good quality housing to meet
our peopl ed i the pastd we showed ourselves to be capable of rising to the
challenge and | am committed to ensuring that we will do so again, in a manner that
delivers strong, sustainable communities.

ThisPl an sets out a clear roadmap to achieve
increase and expedite the delivery of social housing units, boost private housing
construction, improve the rental market, and deliver on the commitment to see housing
supply, in overall terms, increase to some 25,000 new homes every year by 2020.

Ending rough sleeping and the use of unsuitable long -term emergency accommodation,
including hotels and B&Bs, for homeless families, are key priorities that take precedence
within the Plan.

The range of actions set out in the  Plan is ambitious , both in the scale of investment of some
0 %.billion in social housing and housing infrastructure, but also in its pursuit of appropriate
reform, acknowledging the need for new thinking if we a re going to deliver the kind of
housing that people want, in the right places and in a manner that they can afford.

Just as the drafting of this Action Plan has been a collaborative process involving a wide
range of interests, so too will its implementatio n rely on all stakeholders, including
Government departments, local authorities, housing agencies , voluntary bodies, and the
construction sector, to achieve its ambitious goals.

In order to ensure its success, the key targets of this Action Plan will be s ubject to regular
Cabinet review. The Cabinet Committee on Housing, which | chair, will actively oversee its
implementation.

This is a crossGovernment plan, which also stretches beyond into the local government and
voluntary sectors. | am committed to e nsuring that it results in us achieving our critical
national ambition of ensuring that all of our people have access to quality and affordable
housing, either through their own endeavours or with the support of the State.

An Taoiseach,
Enda Kenny, T.D.
July 2016
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Foreword by the Minister

| was appointed as Minister with specific responsibility for Housing, Planning , Community and
Local Government to focus intensively on the challenge of tackling the housing crisis.

The Government 6s netaeveoyone ¢als acdess a lkoms, aither on their own
or with State support. We are determined to deal with the dramatic under -supply of housing
and the problems it generates for families and communities.

| have described the problems faced by our peopl e, particularly in our urban centres, as an
emergency situation. None of us can fail to be moved by the plight of people who are
homeless, especially families and children living in hotels, and people who are sleeping on

our streets.

These are particularly visible examples of our broken housing sector, but no less urgent are
the challenges faced by households who face the loss of the home they currently live in, or
the lives kept on hold as people struggle to access the housing and rental market.

Rebuilding Ireland, an Action Plan for Housing and Homelessness , comprises five pillars of
concerted actions right across Government 0 addressing homelessness, accelerat ing social
housing, build ing more homes, improv ing the rental sector and utilis ing existing housi ng.

A key priority is addressing the unacceptable level of homeless families and long -term
homeless people in emergency accommodation, by providing rapid housing delivery ,
alongside measures to support those at risk of losing their homes

A truly ambiti ous social housing programme of 47,000 units to 2021 will be delivered with
funding of 05.35 billion.

We have also putin place a @0 2 0 Onfrastructure Fund to open up large sites where homes
are needed and where homes are now going to be built.

In addi tion, we have increased the levels of Rent Supplement and the  Housing Assistance
Payment to give people, who need it most , more security to remain in their homes

The output of private housing will increase, by enhancing the viability of construction, in o rder
to double the completion level of additional homes in the next four years to deliver the
25,000 homes or more we need annually.

We will develop a strategy for a viable, sustainable and affordable rental sector, with early
legislative actions to protec t tenants and landlords

We will also ensure that available existing housing is used to the maximum degree possible.

Achieving these goals will rebuild Ireland in a way that affects every aspect of our lives.
Good housing anchors strong communities, a per forming economy and an environment of
quality.



ThisPlan will be driven by the Government in a way that will be visible, tangible and totally
focused around results on the ground 0 more homes, at an affordable price, in the places
where they are needed an  d a reduction in the numbers of homeless people in hotels and
emergency accommodation.

The publication of this  Plan is only the beginning and the implementation has already started.

| am establishing a special Housing Delivery Office within my Department which will play a
key role in the implementation of this Plan. There will also be a new Housing Procurement
Unit in the Housing Agency and the role of local authorities and Approved Housing Bodies will

be critical. So that the Pl a nd&lwery isgrounded in reality, | am establishing a Stakeholder
Forum that will act as a vehicle for continuous feedback on the practical experience of
implementation.

ThisPlan fulfils the strong commitment made in the Programme for a Partnership Government

to deliver an a ction plan for housing in the first 100 days. Working with my colleague = Damien
English T.D., Minister of State for Housing and Urban Renewal, it s preparation has been
informed, in particular, by the Report of the Oireachtas Committee on Housing and
Homeles sness published last month and by extensive engagement with key stakeholders. I
wish to record my appreciation to all those who shared their thoughts and ideas with my
Department and with me directly and | also wish to thank my Government colleagues for
their vital support in putting this Action Plan together.

Rebuilding Ireland is a far-reaching and ambitious programme . By actively and
constructively working together, we will accelerate supply and transform housing in a way
that will affect every commu  nity in Ireland. | am determined that visible evidence of this

P | a effediveness will be seen across the country in the months and years ahead.

Simon Coveney, T.D.
Minister for Housing, Planning, Community and Local Government
July 2016



Overview of t he Action Plan

Why we need an Action Plan  for Housing and Homelessness

Housing is a basic human and social requirement.

Good housing anchors strong communities, a performing economy and an environment of
quality.

Since the economic collapse in 2008, very low levels of housing have been constructed,
especially in the main cities and urban areas where they have continued to be needed.

Our economy has recovered quickly and increasing population and employment mean that
a significant increase in new homes isneeded for a growing and working economy , and to
address the significant level of social housing need

Under -provision of housing, whether by insufficient construction of new housing or existing

housing not being used to its full potential, is one of the la st significant legacies of the
economic downturn  to be tackled . While it has been a major focus for Government over the
past five years, it is apparent now that the actions taken to date , While important steps in

their own right, have not delivered a resp onse of the scale and speed required

Construction 2020 - A Strategy for a Renewed Construction Sector and the Social Housing
Strategy 2020 , both of which were published in 2014, contain measures to address issues and
constraints in the construction and de  velopment sectors and in the provision of a range of
social housing outcomes, respectively. The packages of actions being delivered through

these Strategies are having a positive impact, but not at the pace necessary to meet current
pressures and pent -up d emands.

Accelerating delivery of housing for the private, social and rented sectors is a key priority for

the Government. Ensuring sufficient stable and sustained provision of housing that is
affordable, in the right locations, meets peoples different nee ds and is of lasting quality is one
of the greatest challenges fac ing the country at present. The solutions to this challenge are
wide -ranging and require a number of immediate -, medium - and long -term actions to
increase delivery and address underlying st ructural issues that, up to now, have been
obstacles to creating a more stable and sustainable housing market.

The response to current housing challenges must be of sufficient scale to address both the
pent -up demand from years of under  -supply of new hou sing and the projected needs over
the coming years.

While this Action Plan does not represent the first effort in recent years by the State to
respond to housing challenges, it represents a significant step forward in accelerating the
delivery of housing units in the right locations and to facilitate sustained provision into the
long term.

Core Obijectives of the Plan

The overarching aim of th is Action Plan is to ramp up delivery of housing from its current
under -supply across all tenures to help individu  als and families meet their housing needs, and
to help those who are currently housed to remain in their homes or be provided with
appropriate options of alternative accommodation, especially those families in emergency
accommodation.



ThisPlan sets amb itious targets to double the  annual level of residential construction  to 25,000
homes and deliver 47,000 units of social housing in the period to 2021 , while at the same time
making the best use of the existing housing stock and laying the foundations for a more
vibrant and responsive private rented sector. Achieving the aim of accelerated delivery will
contribute to the following core objectives:

1 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;

1 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;

f Ensuring housingf6s contribution to the national
sustainable economic growth; and

1 Delivering housing in a way that mee ts current needs while contribut ing 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.

In order to meet these objectivv es and societyds valhe stepsethepBtatet at i ons
should be taking to address a dysfunctional and under -performing housing sector, we will

need to mobilise and deploy the right mix of resources and actions to increase housing

output , particularly at more affordable prices, encourage the delivery of more and better

rental options, keep people in their homes and bring vacant and under -utilised properties

back into full use.

The development of this  Action P lan is a central component of the Programme for a
Partnership Government and its preparation has been informed, in particular , by the Report
of the Oireachtas Committee on Housing and Homelessness (June 2016) and extensive
engagement with key stakeholders. Continued collaborative engagement will be a
hallmark of the implementation phase to ensure that the ambition of the Action Plan is fully
realised. A specific forum for stakeholder engagement for the implementation phase will be
established and chaired at Ministerial level.

A special Cabinet Comm ittee on Housing, chaired by An Taoiseach, has been established to
oversee both the development and implementation of this Action Plan. Monthly u pdates on
housing activity will be published and overall progress reports on the Plan will be published on
a quarterly basis.

A high -level Housing Delivery Office is being established within the Department of Housing,
Planning, Community and Local Government ( DHPCLG) to support local authorities,
Approved Housing Bodies (AHBs) and all stakeholders involved in th e delivery of housing
projects and to drive delivery of some of the key ambitious private and social housing
elements of this Action Plan. This Office, which will be staffed by project management,
procurement and technical experts and which will report di rectly to the Secretary General,
will work across the range of stakeholders to accelerate housing delivery, both private and

social, on key sites, identify further mechanisms to accelerate delivery, and support the roll -
out of complex construction projects , including identifying and resolving barriers to delivery.



A Housing Procurement Unit  will be established within the Housing Agency to provide a
procurement centre of excellence and advice in support of local authorities and AHBsin the
accelerated delive  ry of their social housing programmes. This new Unit will work with local
authorities and AHBsto build their capacity and expertise to meet the scale and complexity
associated with the ambitious programme of delivery in this Action Plan. It will be av ailable
to co -ordinate project development and project briefs in local authority areas, and will also

be in a position to manage the design and tendering processes for local authorities and

AHBSs as required, including the procurement of consultants and co ntractors.

The following figure summarises the governance and oversight arrangements for the delivery
of this Plan.

Figure 1: Governance oversight of the Action Plan

Housing Delivery
Office [DHPCLG]

Housing Agency- new

initiative, support for

procurement & AHB
one stop shop

Celivery

Deliverythrough—
local authorities,

Cabinet Committee on AHBs, Construction

Housing sector, NAMA, NTMA

Social Housing
Stratezy govemance

Stakeholder Forumon
Housing and
Homelessness

Key Action Areas

Providing housing is the result of complex interactions in terms of | and supply, development
finance , market viability, industry capacity, various regulatory systems and above all the
needs of house buyers and tenants . All of these areas require attention to restructure a
dysfunctional and under -performing housing sector. The emphasis in this P lan is therefore on
action, which will be taken across a number of main areas of change and reform:
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Table 1: Key Action Areas

Area of action Examples of initiatives

Financing / f1T05.35 billion funding over the perio
Viability of social housing by end -2021, including new initiatives to supply homes
for families currently in emergency accommodation
1T06200m Local I nfrastructur e ptavidesenablng A

infrastructure that opens up large sites for early development by housing
providers, with potential to develop 15,000 -20,000 new homes

1 Complementary NTMA large -scale infrastructure development finance
fund for on -site works by developers

9 Opening up land supply and low  -cost State lands

9 Funding of increased limits for rent supplement and Housing Assistance
Payment from 1 July 2016

1 Introduction of an affordable rental scheme
1 Measures to support greater provision of student accommodation

Regulatory 9 Speed up the planning process by:
Reform o Allowing large housing applications to be made directly to An Bord
Pleanéla
oStreamlining oOoPart 86 procedures f

housing body housing proposals
0 Removing barriers to re -using vacant properties
9 Bringing forward a strategy for the rental sector by end -2016

9 Putting the National Planning Framework on a statutory footing

9 Potential for further legislative measures in relation to mortgage arrears to
be examined

Delivery 1 A new Housing Deli very Office in DHPCLG will drive delivery on key lands

(including pathfinder projects) and the Housing Agency will spearhead a
new procurement centre of excellence, provide a one -stop -shop for the
AHB sector and engage in directly procuring units from the private sector

9 Delivery of 20,000 homes by NAMA

1 Expanded and accelerated Rapid -Build Programme to deliver 1,500

social housing units

1 New NTMA Special Purpose Vehicle to deliver additional social housing as
part of mixed -tenure developments

9 Overhaul of the social housing design, approval and delivery procedures
to ensure swifter decision -making and cutting unnecessary time delays

9 Tripling of the target for tenancies to be provided by Housing First team sin
Dublin and extend the approach to other urban areas

9 Accelerated HAP delivery
i Facilitate more households with Mortgage to Rent

i Resourcing An Bord Pleanala and local authorities to ensure that they
meet their statutory deadlines

11



Area of action Examples of initiatives

Supporting 9 Enhanced supports for homeless families with children

measures 9 Enhanced supports for homeless people with mental health and
addiction issues

1 New initiative to provide access to independent expert financial and
legal advice for people facing serious mortgage arrears

1 Measures to support construction innovation and skills

1 Better management of social housing stock through rapid re -letting of
vacant units and introduction of Choice -Based Letting

The Programme for a Partnership Government recognised the difficulties faced by first  -time

buyers in accessing mortgage finance and t he pressure this has placed on the rental market.

This in turn may be hampering the recovery of the residential construction sector. As a

complement to the structural actions set out in this Plan, the Government is working with the

Central Bank,as partof its review of its mortgage | ending | imit
Buyd scheme to ensure availability of adequate, affo
insurance for first -time buyers as new housing output comes onstream. Work on the design of

this scheme is ongoing in the context of Budget 2017

Five Key Pillars of the Plan

These high level actions will support a range of actions across the five key pillars of the Action
Plan, illustrated in FHgure 2;

Figure 2: Five Pillars of the Action Plan
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The actions proposed under each of these five pillars can be summarised as follows:

Pillar 1 8 Address Homelessness

Provide early solutions to address the unacceptable level of families in emergency
accommodation; deliver inter  -agency supports for people who are currently
homeless, with a particular emphasis on minimising the incidence of rough sleeping,
and enhance State supports to keep people in their own homes.

Pillar 2 6 Accelerate Social Housing

Increase the level and speed of delivery o f social housing and other State -
supported housing
Pillar 3 8 Build More H omes

Increase the output of private housing to meet demand at affordable prices

Pillar 4 8 Improve the Rental Sector

Address the obstacles to greater private rented sector delivery, to improve the
supply of units at affordable rents.

Pillar 5 & Utilise Existing Housing

Ensure that existing housing stock is used to the maximum degree possible - focusing
on measures to use vacant stock to renew urban and rural areas

Many of these actions are int er-related and inter -dependent. In outlining the actions, this
Action P lan contains key targets and deadlines for delivery by a number of Government
Departments, local authorities and other bodies which will be subject to regular Cabinet
Committee review.

Pathfinders

What people want to see most flowing from this Action Plan is increased delivery of housing

on the ground. This will require implementation of all the actions outlined in the Plan.
However, in order to provide visible evidence of the Pl a ncapscity to drive the delivery of

the homes that people need, where they need them, a series of Pathfinder Projects will be
the focus of particular attention, to test and

Tackling Homelessness

1 By mid-2017, emerg ency hotel and B&B type accommodation for families will only be
used in limited circumstances and will have been largely replaced by suitable
permanent fami ly accommodation by delivering additional housing solutions including
through an expanded Rapid -Build Housing programme;

1 The targets for tenancies to be provided by Housing First team s in Dublin will be tripled
and the housing -led approach will be extended to other urban areas; and

1 Additional supports will be provided to tackle the complex needs of homel ess people ,
including in relation to mental health and addiction.

13
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Delivering Social Housing

1 Five demonstration projects will be selected across the local authority sector as

exemplars for the remainder of the sector in the integrated achievement of all the key
objectives of this Action Plan, with a focus on efficient delivery, cost effective and
responsive design, mix of types and tenure, and re -use of existing stock and/or

brownfield development land that regenerates urban areas.

1 These projects will be fol lowed by a biennial Social Housing Delivery Awards
competition organised in conjunction with the key local authority, tenant, housing and
built environment professions, in order to both highlight and champion excellence in the
delivery area.

Innovation i n Delivering Mi xed Social and Affordable  Housing

1 Dun Laoghaire Rathdown County Council will progress a mixed tenure development of
150 units for social and affordable rental housing purposes on a joint venture basis with
an Approved Housing Body, utilising  a ready -to-go site.

Acquiring Vacant Homes for Social Housing

1 Commencing immediately, t he Housing Agency will work towards acquiring 1,600
vacant homes from the investment or loan portfolios of banks and other financial
institutions over the period to 202 0, so that they can be added to the stock of social
housing.

Affordable Rental

1 An Affordable Rental Scheme will be finalised in order to enhance the capacity of the
private rented sector to provide quality and affordable accommodation for households
curren tly paying a disproportionate amount of disposable income on rent. The Scheme
is at an advanced stage of development and will be finalised by end Q3 2016, for roll -
out by potential housing providers thereafter.

I Subject to the finalisation of the Scheme by Government and market take -up
thereafter, the commitment by the Government of
harnessed to deliver at least 2,000 rental properties over a range of projects by 2018,
from which pathfinder projects will be drawn.

Removing | nfrastructure Blockages

1 Inactive zoned housing sites with planning permission will be activated starting from
2017 through 0 2-prifhing funding pnden fhe Local Infrastructure Housing
Activation Fund (LIHAF).

1 In tandem with LIHAF, the expanded soc ial housing programme will support local
authority and AHB delivery on these sites and the associated investment in water
infrastructure by lrish Water, transport infrastructure by Transport Infrastructure Ireland
and school provision in conjunction with t he Department of Education and Skills, will be
progressed in parallel.

1 By end 2016, 15 -20 sites will be identified with the capability to deliver at least 15,000 -
20,000 new homes over the following three years, as exemplars for the co -ordination
and delive ry of plan -led housing development.
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Releasing State Lands

1 DHPCLG will work with local authorities to select and progress three key sites in local
authority ownership for master -planning and delivery of at least 3,000 new homes over
the 2017 -2021 period in Dublin and other key regional cities.

1 A programme will be put in place under a State Lands Management Group to identify
and release further sites from the ownership of other public bodies for master -planning
and making them available to a variety of scales of developers with the potential to
deliver at least 500 homes initially in 2017 and building up incrementally after that to a
potential capacity for provision of up to 1,000 homes annually by 2021.

Providing Homes Cost Effectively

1 A competition will be h eld to champion best practice, efficient and cost effective
design to enable the delivery of high quality homes in sustainable communities at an
affordable level. Designed to demonstrate high quality, affordable, efficient design
and construction, this in itiative is aimed at challenging designers and housing providers
to come up with an innovative and high quality design and delivery approach that is
both fully building standard and regulation compliant . The design must also be
capable of deliveringnewh omes for |l ess than 04200,000 (oall
cost), on foot of which a suitable State site will be provided for delivery of the homes
within 18 months.

Planning for Starter Homes

1 Local authorities, through their Housing Strategies, will be tasked to develop
demonstration projects on privately owned sites for the provision of starter homes,
reflecting a more progressive approach to such strategies which are required under
Part V of the Planning and Development Act S.

More Accommodation for Students

1 500 new student accommodation places will be developed in the new Dublin Institute
of Technology campus in Grangegorman in Dublin to establish a model for funding that
will be rolled out to other locations.

Meeting Ol der Peopleds Housing Needs

1 Dublin City Council will submit a detailed proposal for a large -scale (50 -60 home)
project for accommodating  older people by end 2016 as a demonstration project in
parallel with similar proposals in other local authority areas.

1 Competitions will be run, foc using on three distinct areas with the aim to apply the
winning solutions in a new housing/retrofit project:

0 Smart technologies in housing for older people;
0 Adaptation of existing houses to meet the needs of older people; and

o Lifetime communities.

Urban an d Rural Renewal

1 The Social Housing Current Expenditure Programme (SHCEP) will be used to develop
new models and design solutions under a new Repair and Leasing Initiative (RLI) for re -
using vacant city and town centre premises for residential use and renta | purposes.

1 DHPCLG and the Department of Arts, Heritage, Regional, Rural and Gaeltacht Affairs
(DAHRRGA) will work together to provide funding for a range of demonstration projects
across the country as part of the 030m Town and
local authorities in bringing people back into  town and village centres.
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Housing for People w ith Disabilities

1 In continuing to support the Department of Health ( DoH) and Health Services
Executive ( HSB in the programme of transitioning people from congregated settings
to community -based living, through ring -fenced housing capital provision, DHPCLG
has earmarked a fund of 010m for this purpose i
issued to the sector. Further capital funding will be provided in 2017/2018 for this
programme , if required.

1 A pilot project in Laois/Offaly involving 15 people commenced in 2015, as part of an
initiative to support the transitioning of people with low - and medium -support needs
from HSE mental health facilties to more appropriate community -based

arrangements. The project, which is being part -funded by DHPCLG andthe HSEo na
50/50 basis, includes a new model of support with the introduction of a Mental Health
Tenancy Sustainment Officer. A comprehensive evaluation of this pilot project is
currently being finalised by the Housing Agency and will be considered by DHPCLG,

DoH and the HSE, to inform future policies and measures to support community living
arrangements by people with mental health issues.

Conclusion

In response to the complexity and diversity of the issues within the housing sector presently,
which are examine d in detail in the next section, Table 2 sets out the overarching priorities to

be addressed by this Action Plan. These are expanded on in each of the Pillars which follow

and detailed actions are set out in Appendix 1, while a summary of how these respon d to the
principal recommendations of the Oireachtas Committee on Housing and Homelessness are

set out in Appendix 2. In addition, a summary of the key elements requiring legislative
underpinning is set out in Appendix 3, while Appendix 4 sets out a short summary of the
National Planning Framework, currently being developed.
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Table 2: Key actions to be delivered under the Action Plan

Pillar objective

Key actions

Provide early
solutions to address
the unacceptable
level of families in
emergency
accommoda tion;
deliver inter -agency
supports for people
who are currently
homeless, with a
particular emphasis
on minimising the
incidence of rough
sleeping; and
enhance State
supports to keep
people in their own
homes .

9 Ensure that by mid -2017 hotels are only used in limited
circumstances for emergency accommodation for families, by
meeting housing needs through the Housing Assistance Payment
(HAP) and general housing allocations, and by providing new

supply to be delivered through -
0 An expanded Rapid Build Housing  programme [1,500 units]

0 A Housing Agency initiative to acquire vacant houses
[1,600 units]

9 Triple the targets for tenancies to be provided by Housing First
team sin Dublin and extend the housing  -led approach to other
urban areas

9 Enhance supports for hom eless families with children

1 Enhance supports for homeless people with mental health and
addiction issues

9 Ensure an adequate supply of emergency
accommodation nationally

1 Extend tenancy sustainment measures nationwide
1 Increased Rent Supplement and HAP lim its

9 New initiative to provide access to independent expert financial
and legal advice for people facing serious mortgage arrears

9 Potential for further legislative measures in relation to mortgage
arrears to be examined

1 Facilitate more households with Mortg  age to Rent

Increase the level
and speed of
delivery of social
housing and other
State -supported
housing .

9 47,000 social housing units delivered by 2021, supported by
invest ment of 05.35 Dbillion

Accelerated Housing Assistance Payment (HAP) delivery
NTMA Housing Fund to deliver increased housing supply
Mixed -tenure developments on State lands and other lands

Establishment of a Housing Delivery Office and Housing
Procurement Unit

9 Extensive supports for Local Authorities and Approved Housing
Bodies

=A =4 =4 =4

9 Streamlined approval processes
9 Housing for specific groups: meeting the needs of the vulnerable
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Pillar objective

Key actions

Increase the outpu t
of private housing to
meet demand at
affordable prices

1 Doubling of output to deliver over 25,000 units per annum on
average over the period of the Plan [2017 -2021], aided by

0 Opening up land supply and low  -cost State lands

o0 Local Infrastructure Housing A ctivation Fund

o NTMAfinanc ingoflarge -scal ecsbbeaed i nfrastru
o Planning reform s

o Putting in place a National Planning Framework and land

management actions

o Efficient design and delivery methods to lower housing
delivery costs

0 Measures to support con struction innovation and skills

Address the
obstacles to greater
private rented sector
delivery, to improve
the supply of units at
affordable rents.

9 Develop a strategy for a viable and sustainable rental sector

9 Introduce legislation on balanced arrangeme nts for tenancy
terminations

9 Review the standards for rental accommodation

1 Enhance the role of the Residential Tenancies Board

9 Introduce an Affordable Rental Scheme

TEncourage obuild to rento

9 Support greater provision of student accommodation

Ensure that existing
housing stock is used
to the maximum
degree possible -
focusing on measures
to use vacant stock

to renew urban and
rural areas .

1 Better management of social housing through rapid re -letting of
vacant units (Voids) and introduction of Choice -Based Letting

1 A review of the Tenant (Incremental) Purchase Scheme

9 Housing Agency purchases of vacant houses held by banks and

financial institutions
9 Vacant Housing Repair and Leasing Initiative
1 Removing regulatory barriers to re  -using vacant properties
1 Urban re generation, including Living City Initiative
9 Village and rural renewal initiatives

9 Continuation of work to resolve unfinished estates
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Context for this Action Plan for Housing and Homelessness

Government policy on housing in Ireland has for many years ai med to ensure that, to the
greatest extent possible, every household can access secure, good quality and affordable
housing suited to its needs and located within sustainable communities.

The provision of quality housing in the right locations underpins w ider national and regional
economic and social progress, not least by ensuring that our cities, towns and villages are
successful and attractive places  to live and work .

Housing is one of the biggest areas of household expenditure . However, the costs of h ousing
for all households, whether renting or owning , should not be disproportionally expensive.
Affordability must therefore be a central element of all housing and related policies, with a

view to ensuring that housing costs are just and reasonable and t hat volatility in price, as
seen in the past, is avoided. However, quality is also an important objective. A home must be
well -designed, durable, adaptable to changing needs and energy efficient. A well -built
home is a significant investment.

Housing and W ider Public Policy

Housing is important for Government policy to address in the social, economic and
environmental areas because:

9 Housing is basic human requirement, but left to its own devices the market would not
ensure all households are housed appropri  ately or at all, which is the principal reason for
the existence of a social housing programme;

1 Ensuring good standards in housing provision is a key element of achieving wider
planning and environmental aims, in all areas, urban and rural;

I Housing is a core sector of the economy, with important links to employment and
banking. It is important to acknowledge that the links between the financial sector and
housing have been a source of very considerable economic volatility in the recent past;

i Inflation in rental and purchase markets drives wage growth , thereby eroding

competitiveness, and diminishes affordability , wWhich places pressure on household
budgets;
9 Excessive housing costs have demographic impacts, including a tendency for

households to defer impo rtant lifecycle choices in order to prioritise home purchase;

I Rising rents cause homelessness by driving low -income households out of the market,
leaving such households with little choice other than to seek access to social housing.
Rising rents can also cause low -income households to be concentrated in certain areas.

Housing provision is also a policy area where there are competing and sometimes conflicting
interests. For example, increasing house prices may increase the wealth of some households

but can also increase costs for other less well -off households. The State therefore has an
important role in overseeing, regulating and managing the housing s ector to achieve
balanced outcomes which satisfy and support social, economic and environmental

objecti ves.
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Housing Challenges

As an integral part of preparing this Action Plan, a number of pressing challenges relating to
the current profile of the housing sector in Ireland have been considered.

The Housing Sector

Over the past 20 to 30 years, as Table 3 below indicates, housing provision has moved from a
model where a significant share of overall annual housing delivery was accounted for by
direct provision of mainly local authority housing, often in large public housing schemes, with
the remainder provid ed by the private housing market across a range of housing types, to a
model where housing provision has been predominantly provided by the private market,
with social housing delivered thereafter through various rental sector schemes.

Table 3: Market and Non-Market Housing Provision, 1975 - 2015

33

%
1975 18,098 67 8,794
2005 75,398 93 5,559 7
2014 10,501 95 515 5

Source: Professor P.J. Drudy, Report of the Committee on Housing and Homelessness , June 2016

Social Housing

Graphs 1 and 2 illustrate the degree to which demand for social housing has been met by
private landlords through a number of schemes administered by Local Authorities on behalf

of the Government , such as the Rental Accommodation Scheme (RAS), Housing Assistance
Payment (HAP) and the Social Housing Current Expenditure Programme (SHCEP).

One of the benefits of this transition in the mechanisms for social housing delivery has been to

deliver a better mix between private and social housing , rather than the reliance on larg e
mono -tenure public ho using projects which characteris ed housing investment in the 1960s
and 1970s, many of which have  since had to be regenerated in more recent years.
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Graph 1: Social Housing Completions and Acquisitions, 2004 -2015
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Source: DHPCLG (2016) statistics. Report of the Committee on Housing and Homelessness , June 2016.

Graph 2 : Spectrum of Social Housing Provision, 2004 -2015?
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Source: DHPCLG (2016) statistics. Report of the Committee on Housing and Homelessness , June 2016.

Decline in House Completions

The mix of public housing completions and social housing rental models produced a high
level of mixed community type housing up until about 2008 when around 11,000 units were
delivered. The economic contraction which began in 2008 brought about a severe decline
in the number of house completions within the private and social sectors as presented in
Graph 3.

The soci al housing provision figure for 2015 indicated i
was included in the report on Social Housing Output in 2015.
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Graph 3: House Completions by Sector , 2004-2014
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Source: Report of the Committee on Housing and Homelessness , June 2016

The challenges presently faced in the housing sector are complex, heightened by legacy
effects of the post -2008 economic contraction, the impacts of which were extreme by any
international measure

The collapse of the credit -driven property market decimated the development industry and

seriously imp aired the banking sector . The adjustment to a new multi  -stranded financing

mo d e | for house financin-pgogreenas d,s @onotwoirbkut i ng to
level of investment in the provision of housing generally

Persistent Under -supply

Under -supply has been most marked in urban areas, especially in Dublin but also in Cork and

other regional cities and larger towns. Economic and Social Research Institute ( ESRI
research , published in 2014, estimated an annual new home requirement of 25,000 units,
driven by demographic change, household formation and a level of obsolescence of

existing stock. The ESRI research also outlined other potential scenarios with regard to
economic growth, household formation and migration patterns , which would give riset 0 an
annual requirement in excess of 25,000 units . Given the strength of the economic recovery
which has occurred in some areas in recent years, it may be the case that such scenarios
are more appropriate to current circumstances.

The Dublin Housing Suppl y Task Force, established under the Government & Construction 2020
Strategy, provides data on housing developments with planning permission and those with

active construction underway in the four Dublin local authority areas. Data for Q1 2016
indicate the following:

i There are 115 active housing sites in the Dublin Region, where 10 or more homes are
under construction,

1 Planning permission is in place for 26,886 homes, whereas only 4,809 or 18% of these
potential units are currently under active construction ,

1 22,077 or 82% of potential homes with planning permission in Dublin are not
commenced at all.
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Since 2009, persistent under -supply, especially in Dublin, means that the housing supply
deficit is likely to currently exceed 50,000 homes (see Graph 4 below) , suggesting that to
address both accumulated under -supply and meet future needs, the objective may well
need to be to reach supply levels in excess of 25,000 units per annum. The first step , however,
is to move from current levels (12,666 in 2015) towards 25,000 per annum as quickly as
possible 6 and it is this transition, coupled with a significant increase and acceleration in
social housing delivery, that is the primary focus of this Plan, the achievement of which will
require transformational actions ac  ross social, private and rental housing.

Graph 4: Completionsand Cumulative Deficit in the Four Dublin Local Authorities, 2009 -2015

Dublin Housing Completions and
Cumulative Deficit 2009 to 2015
60000 ® Annual
Housing
40000 L Completions
20000 _
Cumulative
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0
Source: DHPCLG
I n addition, Il rel andés economy is growing at a

consid erable degree in Dublin and other large urban areas, with associated increases in
household formation, incomes and demand for new homes. The result has been price
inflation, particularly in urban rental markets over the past two years. Current economic
pro jections for sustained growth and increasing employment levels will contribute to further
demand increases in urban areas , meaning that the recent decade of severe under -supply
in Dublin will have on -going and enduring economic and social consequences if | eft
unchecked. Yet, the capacity of the housing sector to meet increased demand is currently
limited.

However, the housing challenge is not simply about providing more homes - it is also about
moving away from cycles of volatility in supply and affordabili ty. Ireland needs to move
towards a more stable, cost effective, affordable housing provision model that also delivers

the right level of housing, in the right places and at the right time.

DHPCLG will work closely with the ESRIland the Housing Agency to  improve understanding  of
conditions in housing markets around the country and thereby better inform the
implementation and design of current and future policy measures. This work will involve

preparing national and sub -national geographic breakdowns of act ual and anticipated
supply and demand, across tenure types, based on demographic and macroeconomic
developments. There will also be scope for research focusing on specific housing -related
themes.
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Composition

The structure of the housing sector in terms of  tenure is also changing and this has been
taken into account in preparing this Action Plan. Key trends include:

Declining levels of home ownershipto  just under 70% in 2014.

A corresponding increase in the numbers of renting households. As of Q1 2016, the
Residential Tenancies Board registered 323,758 tenancies.

1 Concentration of the rental sector in urban areas and a high proportion of renting
households dependent on social housing supports.

1 Falling household sizes means the average size had reduced to 2 .7 people in 2015.

Persistent, albeit improving, levels of households in mortgage arrears; as of Q1 2016,
85,989 accounts, or 11% of the total, were in arrears.

1 An ageing population , which will represent a very significant demographic and societal
challeng e and which has implications for the design, modification and location of
housing.

Location and Land Supply

In addition to the scale of housing provision, the delivery of housing in the right place is also
central to enabling a good standard of living and improving quality of life. Locating housing
in the right place provides the opportunity for wider family and social networks to thrive,
maximises access to employment opportunities and to services such as education, public
transport, health and amenities , while also delivering on sustainability objectives related to
efficiency in service delivery and investment provision.

The trends in population change in Ireland between 2006 -2016 are reflected in Map 1. This

map indicates that over the course of the las t decade, Il relandds popul atio
most significantly in the most peripheral areas of the country and has grown strongest in

areas outside of the main city areas. In addition, the map reflects that population decline is

very prevalent in core part s of our cities, where strong population growth is most desirable.

Breathing new life into declining and central parts of cities and towns is a major issue which

this Action Plan also aims to address.

One of the patterns from the past that needs to be avoi ded in the future is the long -standing
tendency for the development sector, if left unmanaged, to prefer housing provision in
peripheral or greenfield sites on the edges of urban areas over brownfield or re -development
opportunities to a disproportionate a nd undesirable level . This creates demands for
additional transport and other infrastructure and can lead to isolation from communities and
services.

The costs of such development patterns are met by individual households and also by
society as a whole. An excessive reliance on greenfield development and
underdevelopment of existing but under -utilised urban or brownfield land is not sustainable
It inhibits competitiveness and  the economic sustainability of cities and towns and acts to
sap the vitality and prosperity of existing neighbourhoods and communities. Peripheral
development is also less likely to counter urban rental and purchase price inflation than
development within existing neighbourhoods.
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Map 1: Population Change in Ireland , 2006-2016
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While robust planning policies can play an important part in changing these patterns and
achieving better housing outcomes, it is also important that public policy works to ensure that
all publicly ow ned land portfolios are  more coherently managed to influence where and
how housing is delivered.  All State lands, particularly I ocal authority land  but also land in the
ownership of other State bodies, needs to be managed in order to ensure adequate and
affordable supply of suitable land at the right time and in the right location to deliver the
necessary housing output.

The effective use of residentially zoned but undeveloped publicly owned land and the
forward management and replenishment of that land b ank is an essential part of active land
management . In this way, we can ensure the availability o f ready -to-go sites that have
realistic land prices that in turn aids the supply of homes for social housing, for purchase or for

the rental market at afforda  ble prices.

Affordability

Another key housing challenge is affordability. The incomes of many households are such
that aspiration to home ownership in the communities in which they came from and work is
unlikely to be realisable: this is despite the fact that in the recent past households in similar
relative economic positions may well have bought houses in those communities. Rates of
home ownership continue to decline and this will have important implications for housing

and related policies that are des  cribed in further detail later in this ~ Plan.

Affordability is also an issue for many renting households , having regard to price inflation set
out in Graph 5 . In many areas , rental price inflation is far in excess of income growth. While
the issue of clim bing rents may be most pressing for households with limited means, it is not

simply a challenge for low -income households. As rent prices rise, a growing number of
households are paying a greater proportion of their incomes on accommodation, which has
obvi ous impacts on their quality of life and their ability to save.

Graph 5: Price Inflation in Purchase and Rental Markets, 2015  -2016
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Sustained increases in rental pric es impact most heavily on lower  -income households , driving
them into either substandard  accommodation or homelessness; this is a particularly acute

and urgent aspect of the current housing challenge, not least because the impact is
concentrated among those households which are the most economically vulnerable.

A further issue, highlighted i n the June 2016 Report of the Oireachtas Committee on Housing

and Homelessness and elsewhere, is a threat of homelessness associated with homeowners
who are in mortgage arrears and where current restructuring measures are not s  ufficiently
addressing the lo ng-term unsustainability of these mortgages. Vulnerable homeowners
struggling with mortgage arrears , combined with low social housing output and reduced
housing supply generally, presents an added dimension to the overall housing challenge . This
has also b een taken into account in preparing this Action Plan.

The Rental Sector

Falling home ownership levels and increasing demand for rental accommodation on a long -
term basis raises another key housing challenge - that of changing attitudes such that the
advant ages of rental as a form of tenure are more widely recognised. A strong rental sector
should support a mobile labour market that is better able to adapt to new job opportunities

and changing household circumstances. The rental sector must also cater for a diverse
range of hous eholds, including students, low -income households and mobile professionals.
The appeal of the rental sector as a tenure type of choice must be developed, which means
increasing standards, security of tenure and altering some of the nor ms and expectations
which characterise the sector.

Competitiveness

Rising prices for residential accommodation impact adversely on competitiveness. The
attractiveness of Ireland as a potential investment location and, of course, the cost base for
existing businesses will be impaired should price inflation continue, as rising prices place
upward pressure on wages, deter inward migration and impede the labour market.

Of note is the 2016 Mercer ranking which placed Dublin at number 47 in an international cos t
of living index, number 1 being the most expensive. Only three other European Union cities,
London, Copenhagen and Paris, were found to be more expensive. Accommodation -

related costs are a considerable component of the costs of living and have been risin g in
Irish cities.

More recently, the National Competitiveness Council (NCC) commissioned a study 2 of the
relative affordability of residential property in Ireland, over time, in an international context

and against appropriate comparator regions. The study 6s findings and

signal a growing competitiveness challenge using the following definition of affordability.

concl

Housing affordability is measured by examining the proportion of household income that is
spent to meet own housing need whether purchasing a home or renting. Two overall indices
are calculated, namely the NCC Mortgage Affordability Index (MAI), and the NCC Rent
Affordability Index (RAI).

The Mortgage Affordability Index (MAI) , set out in Graph 6, captures the cost of a newly
purc hased dwelling to a household earning the average household income for that region.

The index as calculated is based on a standardised housing unit and takes account of
differences in Mortgage Cost.

2 hitp://www.competitiveness.ie/Publications/2016
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Graph 6: Mortgage Affordability Index (MAI) for Comparat or Regions (60% Loan -to-Value),
2015
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The Rent Affordability Index (RAI), set out in Graph 7, capture sthe cost of rent to a household
with the average household income for that region. It is calculated assuming a sta ndard
rental unit of 70 square met res, regardless of the type of housing (e.g. apartment or a house),

and assumes a two -person household, each on  80% of average disposable income.

Graph 7: Rent Affordability Index (RAI) for Comparator Regions, 2015
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It is proposed that the analysis undertaken by the NCC will be taken forward by the Housing
Agency, as part of their ongoing assessment of housing affordability.
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Housing Supply Requirements

In view of the annual 25,000 hom es target, and comparing this to the current and

anticipated | evels of completions on a ono policy <ch

to be taken into account:

Current completion levels of around 12,600 additional homes must double in four years.

There is a significant requirement to expand

being catered for in current construction levels.

1 An increased level of ambition is required under t he Social Housing Strategy to address
t he 0soci al r eby tbandjing s an cstremm d@dditional local authority and
Approved Housing Body activity for social rented purposes.

Approximately 30% of the countrydsas p cepul,lthe tmosh n

significant accommodation pressures are being experienced in t his area. Balancing demand
and supply in and near Dublin and other areas of high demand such as Cork, Limerick,
Galway and Waterford , is a major objective of this  Action P lan.

Notwithstanding the low level of output, the Dublin area, as well as similar loc ations in Cork
and other regional cities , are well provided with a range of strategically placed large
residential development areas with planned capacity for 1 ,000 - 3,000+ homes each under
statutory Strategic Development Zones and Local Area Plans . These provide for the
structured growth of substantial new residential communities , supported by the required
physical, social, educational and other local infrastructure.

A key objective of this P lan will therefore be to ramp up the production of additional n ew
housing stock in these locations from the currently low levels of activity and with a balanced
approach between providing housing that is built for owner -occupation as well as housing
for both the private and social housing sectors that is obuil tt&.o ren

Without the interventions set out under this  Action P lan and on the basis of the current rate of
increase in delivery, looking at Dublin alone, it could take up to nine years for supply to reach
the 10,000 additional new homes required in this area a nnually , according to the
Housing Agency .

The re-use of vacant dwellings has some potential to reduce the numbers of additional new
homes required . However, this issue requires analysis, particularly in relation to the real
potential to achieve occupancy of dwellings in the immediate term and the match
between location and demand, given that a large proportion of the national total of vacant

units is located in rural areas , where demand may not be high.

Anticipated Profile of Delivery

In line with the Programme for a Partnership Government , which aims to ensure that some
25,000 new homes are built every year by 2020, with higher targets thereafter to address
unmet needs, this Action Pl an contains a set of measure s and initiatives designed to achieve
that t arget. Housing providers, the State, funding institutions and all other relevant
stakeholders must work together to achieve a recovery in the rate of delivery outlined in

Graph 8, bringing together:

1 Existing delivery ,

1 Increased and accelerated s  ocial housing delivery,

1 Additional delivery, for example on key strategic housing areas, and
1

Re-activation of vacant stock.
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Graph 8 illustrates the objective to increase levels of activity to meet the 25,000 unit target by
og in supply experienced to date.

2020 or earlier, taking account of the backl

Graph 8: Action Plan Output Objective
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The actions set out in the following Pillars of this Action Plan are designed to drive, in an
integrated fashion, the delivery of the overall increase and acceleration in housing supply
that is urgently required.
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The Five Pillars
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