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NOTE:

This document is prepared in accordance with Part V of the 2000 (as

Amended) and forms part of and should be read in conjunction with the South Dublin Development Plan 2010 - 2016.
1. Introduction
Under Section 94 of the Planning and Development Act 2000 (as amended) South Dublin County Council prepared a housing strategy for the period 2004 -2010 which was adopted by the Council on 10 November 2004. It was subsequently reviewed mid - term in 2006.The planning authority must make a development plan every six years and the new plan for South Dublin will cover the period from 2010 to 2016. As the Housing Strategy forms an integral part of the County Development Plan, each planning authority is legally required to prepare a housing strategy which will cover the period of its development plan. To ensure that the housing strategy is kept up to date, planning authorities must review and amend it, if required within 2 years of its preparation. The strategy should also be reviewed where there is a change in housing requirements or in the housing market that could fundamentally affect the existing strategy. The key purpose of the strategy is:
· To identify the existing and likely future need for housing in the area of the Development Plan 

· To ensure that sufficient zoned and serviced land is provided to meet the different needs of different categories of households. 

· To ensure that South Dublin County provides for the development of sufficient housing to meet its obligations as set out in the Regional Planning Guidelines.

· To counteract undue segregation between persons of different social backgrounds.

All tenures are taken into account when assessing ‘housing need’ i.e. owner-occupier, social housing, and private rented accommodation. When examining the strategy, a key objective is to ensure that the strategy meets the diverse needs of existing and future residents, is sensitive to their environment, and contributes to a high quality of life. The Housing Policy Framework -----Building Sustainable Communities (December 2005) set out the Government’s vision for housing policy over the coming years. The key objective outlined in the policy framework is to build sustainable communities and to meet individual accommodation needs in a manner that facilitates and empowers personal choice and autonomy. Sustainable communities are places where people want to live and work, now and in the future.

There is a focus particularly on social inclusion. “Towards 2016” --the ten year strategic framework for economic and social development reflects significant commitment in the housing area. The agreement reflects a desire to transform Irish housing services over the coming decade by improving the quality of housing as well as expanding provision of housing supports. The aim is to provide housing in a more strategic way, which in turn will contribute to overall social and economic well being.  High standards of residential development to include lifetime adaptable design are critical to the quality of life of residents of South Dublin. 
Careful consideration needs to be given to how residential areas are designed and laid out. The overview must include factors such as the effects of decreasing household size and immigration, higher densities, mixed use development, more efficient use of infrastructure and support for both urban and rural communities.  A sustainable urban form is based on the concept of a compact city characterised by ease of access to public transport, schools and community uses, parks, shops and the work place, without recourse to the private car. The current Development Plan places significant emphasis on setting higher average densities within the urban area as the key to achieving this compact built form, and avoiding a sprawling city edge.  Sustainable housing for members of the rural community will also have to be facilitated, while at the same time restricting the further widespread proliferation of housing development in rural areas of the county.  

Recent Department of the Environment, Heritage and Local Government Guidelines, “Sustainable Residential Development in Urban Areas, Guidelines for Planning Authorities” emphasise the provision of infrastructure in tandem with the provision of housing in new developing areas.  Developments in the Adamstown Strategic Development Zone show that a sustainable density is possible using a mix of unit types, sizes and design, while achieving a high level of amenity for residents and a concurrent provision of housing and other facilities. 

The broad range of social housing needs such as, low income households, disabled people, household dissolutions and re-formation, older people, the  Traveller community, homeless persons, special needs, non-nationals and the varied mix of house types and sizes required to meet the requirements of different categories of households have to be considered. This Housing Strategy contains an up - date on the information contained in the Strategy for the period 2004-2010. The aims and objectives of the Housing Strategy 2010 – 2016 will continue to provide and support the development of innovative programmes to deliver good quality homes in South Dublin County at an affordable price. The Council will also continue to actively support a range of accommodation options, based on identified need, by encouraging agencies and occupiers to develop adequate and well – maintained homes. It is considered appropriate that a reservation for social/ affordable housing should continue to be applied to proposed residential developments in the County.  This Housing Strategy was prepared in accordance with Part V of the Planning and Development Act 2000 and Part 11 of the Planning and Development (Amendment) Act 2002. 
2. Legislative Background /Dept of the Environment Guidelines

2.1 Planning and Development Act 2000 (as amended)
Part V of the Planning and Development Act 2000 (as amended) requires that where a residential development is undertaken, that an agreement be

entered into with the Planning Authority for the provision of social and affordable housing with certain exceptions. The options to comply are as follows;
· Transfer of land –the default option for the applicant as emphasised by Section 96(3)(a)

· Building and transfer of houses

· Transfer of  fully or partially serviced sites

· Transfer of land within the functional area of the planning authority 

· Building and transfer of houses on land off site

· Transfer of fully or partially serviced sites (off site)

· Payment of agreed amount

· A combination of transfer of land under Section 96(3) (a) and options under Section 96(3)(b)

When considering the foregoing (except the transfer of land) the Planning Authority must consider

· If the agreement will achieve the objectives of the Strategy.

· Housing demand and need

· If it is the best use of resources

· The need to counteract undue social segregation

· Is it in accordance with the Development Plan

· The timeframe for providing the housing 

· The proper planning and sustainable development of the area

·  Inclusive communities.

· The views of the applicant on the impact of the agreement 

· Part V applies to all residential developments unless there is an exemption

The Planning Authority will include conditions of the grant of planning permission requiring that  the applicant /developer enter into an agreement with the planning authority regarding their obligations under Part V  of the Planning and Development Act 2000 (as amended). The method of compliance agreed under Part V shall be delivered in tandem with the construction and occupancy of the  overall development.

 The agreement must identify the land, sites or units to be transferred on foot of the agreement (either on or off site but within the functional area of the Authority).   The decision on the transfer of sites or houses in lieu of land or such other compliance as specified in the Part V of the Act is a matter for negotiation between the developer and the planning authority and is subject to agreement between the two parties.

If an applicant applies for planning permission for a development of 4 or fewer houses or a development on land of less than 0.1 hectare then they may be exempt from Part V. The applicant may obtain an exemption certificate by applying to the planning authority (Section 97 of the Planning and Development Acts 2000 –2002).

2.2 Other exemptions (Section 96(13) of Planning and Development Acts 2000-2002)

· Provision of houses by an approved body for social/affordable housing

· The conversion of an existing building or the reconstruction of a building to create one or more dwellings provided that at least 50% of the external fabric is retained.

· Carrying out works to an existing house

· Development of houses under a Part V agreement.

2.3 Pre-Planning Consultation 

Discussion of compliance with Part V obligations may be included during pre-planning application lodgment consultation pursuant to Section 247 of the 2000 (as amended) 2000. 
2.4 Department of the Environment Guidelines

Guidelines were issued by the Department of the Environment, Heritage and Local Government by circular letter (AHS 4/06) issued in November 2006 which deal with

(a) The planning application process and consideration of the Part V Proposal; and

(b) Direct Sales

South Dublin will continue to engage with developers in a pro-active manner to reach agreement on the provision of the requirement for social/affordable housing in new residential developments within the county in accordance with Part V of the Planning and Development Act 2000(as amended), the Council’s Housing Strategy and government guidelines.  South Dublin Council shall continue to monitor and re-evaluate the position of all residential developments, in the light of the contemporary economic climate, where a Part V legal obligation applies.  Factors such as difficulties encountered by eligible affordable purchasers in sourcing mortgage finance, the existing stock of affordable homes on the market through the local authority, and the falling property prices on the open market are taken into account together with recent correspondence from the Department of Environment, Heritage and Local Government advising that contracts for the provision of social and voluntary  homes under Part  V arrangements should not be entered into in advance of confirmation of funding. being made available.

2.5 Housing(Miscellaneous Provisions) Act  2009

The  Housing(Miscellaneous Provisions) Act  2009 was signed into law on 15th July 2009. The Act amends and extends the Housing Acts 1966 to 2004 to provide local authorities with a framework for a more strategic approach to the delivery and management of housing services. The framework makes provision for :
· Adoption by  elected members of housing services plans, homeless action plans and anti-social behaviour strategies.
· Revised method of assessing need and allocation of housing.
· More effective management and control regime covering tenancies and rents.
· Legislative basis for the provision of rented social housing by means of leasing or contract arrangements with private accommodation providers including arrangements under the Rental Accommodation Scheme (RAS).
· Expanded opportunities for home ownership by lower income households through an incremental purchase scheme and a tenant purchase scheme for apartment type dwellings.
· Introduction of an equity –based approach to the recovery of discounts granted by housing authorities to purchasers of affordable homes and on grants made available by the local authority to facilitate home improvements for disabled persons. 
· Excluding the sale of affordable housing from the provisions of section 183 of the Local Government Act 2001
· Amendments to the Residential Tenancies Act 2004
3. Policy Background
3.1 National Spatial Strategy

The National Spatial Strategy 2002 -2020 was published by the Department of the Environment, Heritage and Local Government. The strategy is a 20 year planning framework for development of all parts of Ireland. It aims to achieve a better balance of social, economic and physical development across Ireland, supported by more effective planning. The implementation of the National Spatial Strategy requires that Regional Planning Guidelines be put in place across the country and that the Strategic Planning Guidelines for the Greater Dublin Area be reviewed. It is the policy of South Dublin County Council to promote the development strategy set out in the National Spatial Strategy.

3.2 Regional Planning Guidelines for the Greater Dublin Area 2004 -2016 (GDA) and The Census of Population 2006

The Planning and Development Act 2000 (as amended) requires each regional authority to draw up Regional Planning Guidelines (RPG) that would act as planning frameworks for the development of each region. The RPG’s were developed within the context of the National Spatial Strategy (NSS) and the visions therein for Ireland in 2020. The existing RPG’s for the Greater Dublin Area published in 2004, provide a planning framework for the development of the region over the period 2004 -2016 and will be reviewed in 2010. They are required to be in place by June 2010. A draft document was published in December 2009. In terms of reviewing RPG’s the only statutory requirement is that this happens after six years. However, the Department of the Environment and Local Government encourages all Regional Authorities to prepare annual “Review and Update” reports that can be taken into account when Planning Authorities are reviewing their own development plans.

Population forecasts formed an important part of these planning frameworks, particularly in terms of forecasting future housing demand. In light of the publication of the results of Census 2006, the Department of the Environment, Heritage and Local Government has published revised national and regional population projections.

4. Population Trends/Projections

4.1 National Projections

One of the two main factors that affect population figures is the natural increase that occurs when birth - rates are higher than mortality-rates. The other key factor that affects population figures is migration. Ireland has in recent years experienced significant increases in immigration. In light of recent trends and economic conditions, it is likely net immigration increases demonstrated in previous years will start to decline. The combination of these natural increases and migration assumptions lead to the national population projections as set out in the following table.

National Population Projections 2006 ----2020

Table  4.1 Population Forecasts

Year                                  

   Population Forecasts

2006(census)                                             4,234,925

2011                                          
         4,685,000

2016                                                           5,093,000

2020                                                           5,449,000

Source: Central Statistics Office  

4.2 Population Projections for the Greater Dublin Area(GDA)

The Greater Dublin Area (GDA) includes the geographical area of Dublin City, Fingal, Dun Laoghaire –Rathdown, South Dublin, Kildare, Meath and Wicklow and incorporates the regions of both the Dublin Regional Authority and Mid- East Regional Authority. The results of the published 2006 Census facilitated an analysis by the Department of the Environment, Heritage and Local Government of recent regional trends and the extent to which they have been in keeping with the National Spatial Strategy objectives. Growth was found to have occurred in all regions over the last three inter-censal periods, although there were notable differences in the growth rates between regions. Although the Dublin and Mid East regions collectively accounted for 39.5% of the overall increase in the population between 2002 and 2006, the rate of growth in the Dublin region has slowed significantly. Over the period, the population in the Mid-East region grew by 15.1 %, compared to population growth of just 5.6% in the Dublin region.  Based on these and trends across other regions, the Department of the Environment, Heritage and Local Government developed a number of assumptions to be taken into account when the national projection figures were distributed across the various regions.

Table 4.2 Population Forecasts versus Revised Department of the Environment and Local Government (DOE) Population Forecasts
Region                                 Forecasts                                2010                           2016*

Dublin Region 
         RPG forecasts ( Draft 09)           1,256,900

1,361,,200         
                                      DOE forecasts (07)                    1,266,565                    1,390,558

Mid-East Region            RPG forecasts (Draft 09)
   540,000
          594,600
                                      DOE forecasts (07)                       524,016                       575,598

 GDA                            RPG forecasts (Draft 09)        1,796,900                           1,955,800  

                                     DOE forecasts (07)                     1,790,581                     1,966,156 
National                        RPG forecast (Draft 09)            4,584,900                       5,375,200
· The forecast population for GDA as a whole is not specified at regional level in the original RPG.   
One of the main reasons for the divergence between the RPG forecasts for the GDA and the  DOE figures is immigration trends. 
4.3 Population/Household Trends

The population and household statistics and trends are derived from census data.  Notwithstanding the current structural issues surrounding the economy and housing, there continues to be an increase on the national population because of smaller household size, stable birth rate and greater longevity. 

Table 4.3 Population Change 2002 – 2006
	
	2002
	2006
	actual change
	%

	South Dublin
	238835
	246935
	8100
	3.4

	D L Rathdown
	191792
	194038
	2246
	1.2

	Fingal
	196413
	239992
	43579
	22.0

	Dublin City
	495781
	506211
	10430
	2.1


Source: Central Statistics Office (CS0)

The published 2006 census indicated that the Greater Dublin Area had a population of 1,662,536 and over 576,154 households. The population of South Dublin as per above table, is 246,935 indicating a rise of 3.4% from 2002 to 2006. The number of households in South Dublin per the 2006 census was 80,631 as against 73,516 in 2002 i.e. an increase of 9.7%.

A more detailed analysis at District Electoral Division level indicates that there is a decline in population in the older parts of South County Dublin. Areas which experienced an increase include Saggart, Firhouse, Lucan Esker and Tallaght-Jobstown. A more significant trend is the net out-migration in the inter-censal period 2002–2006. Although population rose by 8,100 persons, natural increase in the South County was 13,796 persons (i.e. births minus deaths), resulting in net out-migration from the county of 5,696 persons.  This contrasts with substantial in-migration to the neighbouring county of Fingal which recorded an increase of 29,869 persons. Census figures also reveal significant in-migration to the surrounding counties of Meath, Wexford and Kildare. 

It is possible that the relatively long lead in time to some of the new development areas in the county such as Adamstown has resulted in a slower population increase. The further development of these areas will likely result in significant in-migration to South Dublin in the next intercensal period.  

Table 4.4  Forecast Occupancy Rates ---Population to Household ratio
                                            2006 census          2016 projection    

Dublin City                                    2.27


2.26                     

Dun Laoghaire/Rathdown             2.5                                   2.42                     

Fingal                                            2.67                                  2.58                 

South Dublin

                 2.82                                  2.65


Kildare                                          2.71                                  2.66                                                                                   

Meath                                            2.66                               2.62                             

Wicklow                                           2.57                                       2.56     
GDA average

 2.6

               2.52

                                 
Source:  Draft RPG guidelines 2009

Household size is falling due to the formation of smaller households, the impact of population growth and social changes including more elderly people living alone and marital breakdown. The household size for South Dublin is the highest in the GDA  and projections indicate that this trend will continue 
Table 4.5 Housing Allocation for Local authorities – No of housing units.



2006 Census

2016

Nett requirement 2006 – 2016

Dublin City
223,098


265,519

42,421

Dun Laoghaire


Rathdown
  77,508


   98,023

20,515

Fingal

  89,909


118,646   
28,737

South Dublin
  87,484


115,373

27,889

Kildare 

68,840


93,748

112,477





Meath

61,257


79,729

95,458
Wicklow

49,088


68,351

82,012
GDA Total
657,184


839,389

1,007,835

Source: RPG draft guidelines 2009
Table 4.6 House Completions in South Dublin

	Year
	Units

	2003
	2134

	2004
	2769

	2005
	3456

	2006
	3389

	2007
	3270

	2008
	1758

	2009 Q1 and Q2

2009 Q3 and Q4 
	328

303

	Total
	17407


Source: Annual Housing Statistics, Department of Environment heritage and Local Government
According to the Census 2006 there were 80,631 households in South Dublin, this represents a 9.7% increase on the 2002 census figure of 73,516. Based on population review figures and house completions in South Dublin to end of second quarter 2009  it would indicate an annual average requirement of 2890 units for  the period of the strategy 2010 - 2016.     
Specific Needs 
Table 4.7 People Aged 65 or Over in the Dublin Region 

	Area
	65-69 yrs
	70-74 yrs
	75-79 yrs
	80-84 yrs
	85+ yrs
	Total

2006
	Total 2002
	% incr.

	Fingal

	5,352
	3,695
	2,514
	1,614
	1,220
	14,395
	11,674
	23.3%

	South Dublin 
	6,625
	4,776
	3,307
	1,898
	1,255
	17,861
	14,961
	19.4%

	Dun Laoghaire/

Rathdown
	8,039
	6,636
	5,250
	3,418
	2,644
	25,987
	23,830
	9%

	Dublin City
	18,501
	16,525
	13,539
	9,225
	6,478
	64,268
	63,507
	1.2%



	Total
	38,517
	31,632
	24,610
	16,155
	11,597
	122,511
	113,972
	7.5%


Source: C.S.O. Census 2006

From the above table, it is evident that South Dublin has experienced an increase of 19.4% in persons aged over 65 since the 2002 Census. However, Fingal has had a higher increase of 23.3%. Of the over 65 sector in the Greater Dublin Area, South Dublin now have 14.57%.   The evident population trends will need to be taken into account as part of the review of the County Development Plan.  This will also be influenced by the policies of both the Regional Planning Guidelines for Dublin and the National Spatial Strategy, which emphasise the need to consolidate growth in the Metropolitan Area of the Greater Dublin Area. 

5. Housing Supply/Demand and the Economic Influences

5.1House Completions Activity 2000------2009 

Table 5.1 House Comparison Completions in South Dublin County/Nationally 2000 - 2009
	Year
	No of Completions

South Dublin 
	No. of Completions Nationally
	% of Completions in South Dublin

	2000
	2,139
	49,812
	4.29%

	2001
	1,746
	52,602
	3.32%

	2002
	3,406
	57,695
	5.9%

	2003
	2,134
	68,819
	3.1%

	2004
	2,769
	76,954
	3.59%

	2005
	3,456
	80,957
	4.27%

	2006
	3,389
	93,419
	3.63%

	2007
	3,270
	78,027
	4.2%

	2008
2009


	1,758*
632


	51,724
26,420
	3.4%
2.4%

	Total
	24,699
	636,429
	3.88%


Source: Department of Environment, Heritage and Local Government

*Above table shows an average annual house completion rate of 2,545 for the 6 year period 2004 --.2009 in South Dublin.

In terms of residential construction activity, evidence continues to build of the extent of the current sharp and severe downturn. There were 51,724 and 26,420 units respectively completed nationally in 2008 and 2009 , (of which  a total of 16,630 were completed in Dublin),  a fall of almost 34% and 66% on completion output  in 2007.   Commencement on construction of residential units fell in South Dublin from 1483 units in 2007 to 775 and 208  units respectively  in 2008 and 2009 representing a comparative decline of 47.5% and 86% . 

The affordable housing provision under the various affordable housing schemes in 2008 was 4,567 nationally, which represents a 28% increase in output over 2007 of which 46% of the affordable homes were provided in Dublin. Provision of social and affordable housing under Part V of the Planning and Development Act 2000 (as amended) continued to gather momentum, with an increase of 39% on the same period in 2007.  Nationally the level of commencements declined by 53% in 2008. Once off housing has been declining at a more moderate pace than multi unit developments. Construction Industry indicators published in June 2009 project a fall in completions nationally to around 20,000 in 2009 based on commencement trends which would point to a decline of 67% on 2008 completions.  Lead indicators in recent months estimate that completions in 2010 could fall to 15,000, which would bring them back to a level not seen since the start of the 1970’s.  As the economy recovers, the volume of completions is expected to rise to an annual average of over 30,000 in the coming years. The sharp contraction in residential construction activity is warranted by the extent of the overhang of new unsold properties estimated nationally at around 35,000 units.

Table 5.2 Dwelling Completions in South Dublin County 2000-2008

	Year
	Bungalows

/Detached Houses
	Semi-detached Houses
	Terraced Houses
	Flats

/Apartments
	Total

	2000
	216 (10%)
	1532 (72%)
	200 (9%)
	191 (9%)
	2139 (100%)

	2001
	308 (18%)
	770 (44%)
	310 (18%)
	358 (20%)
	1746 (100%)

	2002
	226 (7%)
	2000 (59%)
	328 (9%)
	852 (25%)
	3406 (100%)

	2003
	158(7%)
	649 (31%)
	531 (25%)
	796 (37%)
	2134 (100%)

	2004
	84 (3%)
	1385 (50%)
	264 (10%)
	1036 (37%)
	2769 (100%)

	Total
	992
	6336
	1633
	3233
	12194

	
	Individual House
	Scheme House
	
	Apartment
	

	2005*
	157 (4.5%)
	1548 (45%)
	
	1751 (50.5%)
	3456 (100%)

	2006*
	159 (5%)
	1484 (44%)
	
	1746 (51%)
	3389 (100%)

	2007*
	183 (6%)
	1092 (33%)
	
	1995 (61%)
	3270 (100%)

	2008*
	149 (8%)
	833 (47%)
	
	776 (45%)
	1758 (100%)

	Total
	648
	4957
	
	6268
	11873


Source: ESB
Notes:-

These data are based on the number of new dwellings connected by the ESB to the electricity supply but exclude conversions.

* The classification used for “type of dwelling” up to 2004, is no longer available. 2005 is classified as follows:-

“Individual House” is where connection is provided to separate detached house

“Scheme House” is where connection is provided to two or more detached houses

“Apartments” is where all customer metering for the block is centrally located

From the above Table 5.2 it is clear that there has been a trend towards increased numbers of apartments up to 2007. However, it appears from 2008 that a demand towards the more traditional type home (2/3 bed with private garden) is beginning to emerge. 

5.2 Economic Influences

The Irish economy is facing extremely challenging times. It entered recession in 2008 for the first time in 25 years and is likely to have contracted by around 1.5% in 2008 in GDP terms with GNP falling by 2.6%. As a consequence, by the end of 2010 output per head of population will have fallen back to its 2001 level. In line with the trend globally, it is shaping to be a very severe downturn in activity with recent data pointing to a further weakening of activity. Growth in consumer spending is also in decline.  Unemployment is rising rapidly and the Irish banking system is facing serious funding difficulties. Nonetheless, the Economic and Social Research Institute has estimated that the growth rate in potential output is 3% a year. This takes account of a permanent loss of output of 10% of GDP as a result of the recession. On this basis, and taking account of government fiscal action in 2009 and 2010, the governments structural deficit is estimated to fall to between 3 and 4% of GDP by the end of 2010.The analysis suggests that when the world economy recovers the Irish economy will follow suit recovering some lost ground. Should the world recovery be delayed until 2012 this would inflict some further damage but the Irish economy would still see quite rapid growth in the postponed recovery phase. 

As a result of the recession, the four major challenges for the Irish economy, which have to be addressed are as follows:

· The restoration of order to the banking system

· The structural re-balancing of the government accounts

· The correction of the serious loss of competitiveness, which the economy experienced between 2003 and 2008, reflected in the burgeoning balance of payments deficit.
· The economic and social consequences of the related dramatic increase in the unemployment rate.
· Return to growth in exports.
As a result of the growth in the property market, the building and construction sector grew to be more than twice the size that would have been sustainable. To achieve this remarkable level of output it effectively squeezed out a significant part of the tradable sector of the economy. With the building and construction sector now dramatically reduced in size, the restoration of full employment in the economy will require a significant expansion in the tradable sector of the economy. This will only be possible with an improvement in competitiveness.

The downturn in the Irish housing market was largely precipitated by a significant deterioration in affordability conditions in the 2005/2006 period. However, recent months in particular have seen a substantial improvement in affordability conditions. Repayment affordability is at its best since 1996/1997 while, for first time buyers, compared to renting, the purchase option is at its most attractive since 2003/4. Meanwhile, the speed and severity of the downturn in new house building means that the supply overhang, which is currently helping to depress the housing market will be eroded faster than it otherwise might have been. Thus, while conditions undoubtedly remain difficult, factors are now coming into play that will eventually help bring about stabilization of the Irish housing market. On the basis of the economic outlook the trough in nominal prices is assumed to occur around the end of 2010 or the beginning of 2011. For the period 2010 to 2015 nominal house prices are expected to show little change.

The sharp downturn in construction activity alone will not be sufficient to clear the current overhang of unsold housing stock. A pick up in buyer demand is also required.

Buyers are being deterred by expectations of yet lower prices along with concerns about the economy. In particular there are considerable fears about job security but also concerns about the impact on incomes and of the action needed to combat the deteriorating public finances. While there has been a marked improvement in mortgage repayment affordability conditions with lower  mortgage interest rates in recent times for first time buyers, it is in many instances, being outweighed by difficulties in raising the required deposit and sourcing sufficient mortgage finance. The higher upfront deposit cost due to the withdrawal of loan to value mortgages is a major deterrent. Rental levels, as well as house prices, are in decline and it is anticipated that rental levels will continue to fall, given the evidence of an increasing number of properties being offered for rent. The purchase /rental balance has shifted increasingly towards purchase and away from renting. However, the impact of the substantial fall in prices, lower interest rates and significant reduction in supply will eventually begin to impact.

There are no clear trends, yet predictable, on economic recovery rates. This significant change to economic growth patterns over previous years together with  reduced public finances will have an impact  on the content and context  of housing issues and their management during the lifetime of  this Housing Strategy
5.3 The Role of the Private Rented Sector
In the context of social housing provision, the private rented sector plays an important role in the provision of accommodation for persons with low incomes who are in receipt of Rent Supplement. This is effectively state funded housing. The annual report of the Department of Social and Family Affairs 2008 indicates that there were 74,000 persons in receipt of supplementary welfare allowance—Rent Supplement country wide which is an increase over previous years. 

The Private Rented Tenancy Board (PRTB) was established in September 2004 following enactment of The Residential Tenancies Act 2004 which was enacted to 
· balance the rights and obligations of both Landlord and Tenant

· acts as a forum to resolve disputes between landlords and tenants;
· operates a national tenancy registration system;
· provides information and policy advice on the private rented sector;
· provides funding out of its tenancy registration receipts to finance  the Local Authorities to inspect private rented accommodation to police compliance with the statutory standards for such accommodation.

The PRTB has enabled improved tenancy arrangements and brought more certainty to both tenants and landlords. In particular it has given tenants defined security of tenure.   The PRTB dispute resolution service replaces the courts in relation to the majority of landlord and tenant disputes.  In 2008 the PRTB registered almost 87,000 tenancies, and after the removal of expired tenancies  the  total number of registrations nationally at the end of 2008 was 206,054.   The total number of landlords was 100,819 and the total number of tenants was 354,065. There is no published data giving a breakdown of tenancies/registrations on a county basis.  In accordance with the provisions of the Residential 
Tenancies Act 2004, funding was provided to the Local Authorities for their work in relation to enforcement of standards. The total amount of funding paid to local authorities in 2008 was €3,500,000.  The private rented sector of “social housing" is an area over which the local authority has no control except for enforcement of standards. 

As part of the Government Action to meet the long term housing needs of Rent Supplement recipients and because Rent Supplement was introduced to be a short term income support measure, not a long term social housing regime which it has become, the Rental Accommodation Scheme (RAS) was introduced. 

South Dublin County Council was one of the original lead Housing Authorities for the Rental Accommodation Scheme (RAS) which commenced in South Dublin in December 2005.  Under the scheme South Dublin County Council negotiates availability contracts with landlords for the use of their properties for medium to long term periods, whereby the Council will enjoy exclusive nomination rights to the property which is used to provide accommodation to those who have been in receipt of Rent Supplement for at least 18 months and who have a real, long term housing need which they cannot meet from their own resources.   In return Landlords do not have to collect rent or fill vacancies, are guaranteed prompt payment in advance by Electronic Fund Transfer (EFT) on the first of each month by the Council for the duration of the contract, even if properties are vacant.  In the interest of good estate management, detailed and comprehensive background checks are carried out by the Council on all potential RAS tenants.  

The RAS tenant may avail of the opportunity to live in top quality accommodation in a private estate with the state contributing towards the rent. The security of tenure and protections offered by the Private Rented Tenancies Board make living in RAS accommodation a realistic and attractive medium to long term housing choice.  

This is illustrated by the fact that approximately 50% of Council Housing applicants are living in private rented accommodation and are in receipt of Rent Supplement. If any sizeable proportion of these applicants opt for RAS accommodation as their preferred housing option, the impact on the Council’s waiting list will be significant.   RAS is beneficial to the Landlord, the Tenant and the Local Authority. 
Incentive for Landlords: Guaranteed medium to long term, bankable income stream payable in advance 
by Electronic Fund Transfer (EFT) from a state agency without having to collect rent, fill vacancies and the Council carries out thorough background checks on all prospective RAS tenants. 

Incentive for Tenant:   Secure tenure, good quality accommodation in private estates available on medium/long term basis with the state paying the bulk of the rent.  The biggest advantage for Rent Supplement recipients in transferring to RAS is that they may return to fulltime employment, thus eliminating the poverty trap that was caused by the rules of the Rent Supplement regime. They will pay a rent contribution to the Council equal to 10% of the total net household income. 

Incentive for Housing Authority: an additional accommodation stream and control over all Social Housing options in the administrative area. 

The core principle of RAS is that the Landlord and Tenant relationship remains between those parties and the Landlord retains responsibility for insurances, for the management and maintenance of the property and all  furnishings, fittings and equipment and for addressing ASB.   RAS will drive tax compliance, tenancy registration and an improved standard of accommodation in the private rented sector as full compliance with the law in all these matters is a prerequisite for Landlords wishing to participate in RAS.   RAS also affords the Local Authority the opportunity to control tenure mix and to promote social integration. 

As at 31/12/09 919 cases had been transferred from Rent Supplement to RAS in South Dublin.  Approximately 4,000 clients benefit from Rent Supplement in the County of whom approximately 2,100 have been in receipt of same for more than 18 months. 

The availability of major tax incentives for the development of residential accommodation under the Urban Renewal Scheme  incentivised property investors to develop record numbers of homes many of  which are unsold because of current housing market/economic conditions. This significant overhang of unsold units may be released onto the rented market. This scenario has particular and serious significance for the Tallaght Town Centre area in which 2500 units of accommodation were developed under the Urban Renewal Scheme.  Taking this into consideration and to promote social integration through managed tenure mix a submission has been made to the Ministers for the Environment and Social and Family Affairs to have Rent Supplemented accommodation excluded from the Town Centre area thus enabling the Council to control tenure mix and to proactively provide social housing of all categories—council/voluntary/leased and RAS—up to a maximum of 15% in any block or street.

The large supply of unsold units of accommodation in the county affords the opportunity for the Council to lease homes for Social housing at lease rents that represent excellent value for money for the exchequer. At the instigation of the Department of the Environment, Heritage and Local Government, this approach to the provision of social housing is being actively pursued by the Council and will accelerate the provision of top quality homes for our housing applicants. It will also facilitate a targeted approach to the provision of homes to particular niche groups e.g. single applicants who previously had to wait for considerable lengths of time for council housing.
 It is considered that Part V, Leasing, RAS (a version of leasing for a particular cohort of social housing applicants i.e. those in receipt of Rent Supplement) and the ever increasing involvement of Voluntary Housing Bodies in the management and maintenance of social housing, is the way of the future. It is likely that South Dublin County Council, in line with all Local Housing Authorities, will be involved less and less in the building of council housing estates—it is expected that infill council housing developments only will be pursued.

 This new approach facilitates planned and managed social integration through tenure mix as the accommodation procured for social use will be scattered randomly through private estates/apartment block where at least 85% of the homes in such blocks/streets will be owner occupied or privately rented.    

The challenging house sales market in the recent times has resulted in a large shift of properties from the sales market to rental market. This coupled with falling rents which averaged above  20% in the South Dublin areas  from  early 2008 has provided increased choice to the consumer. 

6. Social Housing
6.1 Policy Objective

The overall objective of housing policy is to "enable every household to have available an affordable dwelling of good quality, suited to its needs, in a good environment and as far as possible at the tenure of its choice". The general principle underpinning the housing objective is that those who can afford to provide for their housing needs should do so either through home ownership or private rented accommodation and that those unable to provide housing from their own resources have access to social housing.  The provision of decent housing for all has long been a central aim of public policy and was given expression in the policy documents A Plan for Social Housing (1991) , Social Housing --- The Way Ahead (1995), Delivering Homes and Sustaining Communities (2007), The Government Action Programme for the Millennium ( as revised in November 1999),the National Development Plan and in Towards 2016. The latter is a ten year strategic framework for economic and social development which reflects significant commitments in the housing area.  As well as endorsing the policy approach set out in the Housing Policy Framework, the agreement reflects a desire to transform Irish housing services over the coming decade by improving the quality of housing as well as expanding provision of housing supports 

The fundamental aim is to develop the Irish housing sector over the next ten years, by delivering more and better quality housing responses and by doing this in a more strategic way focused on the building of sustainable communities.  This aim is grounded in an expansive view of housing and its positive potential in contributing to overall social and economic well-being.  The five broad strategies are:
· Oversee and maintain a national housing programme appropriate to requirements

· Facilitate home ownership for the greatest number of households who desire and can afford it.

· Develop and support a responsive social housing sector for those who cannot afford suitable accommodation from their own resources

· Develop and maintain a framework for an efficient private rented sector

· Develop and maintain appropriate measures to secure conservation and improvement of the housing stock.

The challenge remains for policy development and implementation to keep pace with the needs of an expanding and changing population. With the continuing tightening fiscal situation, there will be a strong emphasis on achieving value for money. The maintenance, re-furbishment and re-use of existing housing stock also forms an important component of government policy on promoting sustainability  and reducing the need for greenfield sites Significant  resources were made available from central government funding and internal capital receipts to carry out a range of works which facilitated the refurbishment and upgrading of Council Rented Stock which included:
· Complete Refurbishment of homes in Donomore, Liscarne, Avonbeg, Cushlawn and Quarryvale.

· Window Replacement  in Drumcairn and Kilcarrig Estates

· Cavity wall insulation  to over 2500 homes

· Replacement central heating

· Electrical upgrades

· Installation of smoke alarms

· Radiator guard programme

 South Dublin County Council will continue to operate all aspect of Government Housing Policy, within available resources, to ensure that as many persons as possible benefit under these plans.
6.2 Assessment of Housing Need -Social Housing

Each Local Authority is required under Section 9 of the Housing Act, 1988 to carry out an Assessment

of Housing Need every three years for the provision of adequate and suitable housing accommodation for

persons who are:

(a) Homeless.

(b) Travellers.

(c) Living in accommodation that is unfit for human habitation or is materially unsuitable for their adequate housing.

(d) Living in overcrowded accommodation.

(e) Sharing accommodation with another person or persons and who, in the opinion of the housing authority, have a reasonable requirement for separate accommodation. 

(f) Young persons leaving institutional care or without family accommodation.

(g) In need of accommodation for medical or compassionate reasons.

(h) Older people.

(i) Disabled people including those with significant learning difficulties or 

(j) In the opinion of the housing authority, not reasonably able to meet the cost of accommodation, which they are occupying, or to obtain suitable alternative accommodation.

Since the enactment of the 1988 Housing Act, South Dublin County Council, as a housing authority, has carried out an assessment of housing need, every three years, which revealed the net need for local authority housing in its area. The most recent assessment was in March 2008.

In 2008 56,249 households nationally were assessed as in need of social housing which is an increase of 31% on 2005.

Table 6.1 Housing Need for South Dublin as at 1999,2002,2005 and 2008

	Calendar year end


	South Dublin
	% increase/decrease

	1999
	2396
	 ----

	2002
	3817   
	59%

	2005
	1656
	-57%

	2008
	4259
	157%

	
	
	


Source: Housing Need Assessment (DOEHLG) 

A detailed analysis of the housing need assessments in respect of 2005 and 2008 illustrates in Table 6.2 below the number of households in the different categories requiring housing in South Dublin. 

Table 6.2 Categories of Specific Need

	Category


	2005
	2008

	Homeless Person
	3
	55

	Travellers
	70
	94

	Persons living in accommodation that is unfit or is materially unfit
	0
	0

	Persons living in over crowded accommodation
	451
	546

	Persons sharing accommodation involuntarily and having a reasonable requirement for separate accommodation
	144
	328

	Young persons leaving institutional care or without family accommodation
	0
	2

	Persons in need of accommodation for medical or compassionate reasons
	42
	48

	Older persons
	1
	4

	Disabled people including those with significant learning difficulties
	1
	13

	Persons not reasonably able to meet the cost of accommodation that they are occupying or to obtain suitable alternative accommodation
	944
	3169

	Total
	1656 
	4259


Source: Housing Need Assessment (DOEHLG) 

The demand for social housing in South Dublin has increased substantially during the period 2004 to April 2009 as demonstrated by the level of applications received

Table 6.3 Housing List

	Year
	
	No. of qualified persons on housing list at year end

	2004
	
	3809

	2005
	
	4878

	2006
	
	5740

	2007
	
	5977

	2008
	
	6395

	2009 
	
	                                                                            8248


The Housing List figures are inclusive of over 2000 non Irish nationals representing over 70 countries of origin.  South Dublin in preparing a housing strategy must ensure that the estimated future social housing needs are also provided for. 
Table 6.4 Housing Demand and Need

	
	Housing Need Assessment 2008 to 31/03/2008 
	Existing demand  at 30 April 2009
	Estimated Projected demand to end of 2016

	South Dublin County Council
	4259*
	6395
	9000 


Source: Department of the environment. Heritage and Local Government

The table clearly shows that the demand for local authority housing for South Dublin County Council, both existing and projected to the end of 2016 will be in the order of 9,000 housing units. The projected additional demand is based on the current rate of applications for local Authority housing (per year) being maintained to the end of the Strategy period.

However it should be noted that for the period 2007 to 2009 there has been over a 60% increase in the number of applications received for social housing. 
6.3 Provision of Accommodation by Local Authority

The Housing Act 1966, as amended, forms the legal basis for South Dublin County Council to provide housing accommodation for those in need. The principal options available to the Council for dealing with the demand are;
· Provision of social housing through the Rental Accommodation Scheme and Leasing arrangements.

· Provision of social homes under Part V of the Planning Act  2000-2006 ( as amended)

· The provision of social housing in partnership with voluntary housing bodies.

· Accommodation being returned to the Council for re-letting (i.e casual vacancies).

· The construction of new accommodation on existing or future South Dublin land bank in a socially integrated way.

· The purchase of new/second hand dwellings as appropriate.

6.4 Construction and Provision of Social homes:
The Department of Environment, Heritage and Local Government makes an annual allocation to each Local Authority for the provision of Local Authority housing – this is now known as the Social Housing Investment Programme (SHIP).  The allocation provides for the main local authority social housing programme (remedial,regeneration,energy efficiency and central heating), for Traveller accommodation and expenditure projections based on known commitments for voluntary and co-operative housing funded under the Capital Loan and Subsidy Scheme(CLSS) and Capital Assistance Scheme (CAS). Rental Accommodation Scheme monies and targets are also specified. Funding for projects is provided subject to compliance with the relevant requirements and guidelines for the management of SHIP. Local authorities are required to seek prior approval from the Department of the Environment, Heritage and Local Government in advance of committing to any expenditure, advancing new projects or entering contractual arrangements. The Department of Environment, Heritage and Local Government has advised South Dublin that when devising its SHIP programme for  2011 and 2012  that commitments for these years should not be higher than 50% and 25% respectively of the 2010 allocation.  
The focus for the future supply of social housing will lie with the non-construction options which include leasing initiatives and the Rental  Accommodation Scheme(RAS)  
Table 6.5 Social Housing Output in South Dublin 2004-2008 

	Year
	Completions
	Purchases of second hand houses
	Casual Vacancies
	Total

	2004
	244
	20
	139
	403

	2005
	261
	9
	148
	418

	2006
	428
	20
	180
	628

	2007
	239
	153
	139
	531

	2008


	246


	10


	208


	464



	Totals
	1418
	212
	814
	2444




Source: Department of Environment, Heritage and Local Government

The above figures include social homes delivered under Part V of the Planning and Development Act 2000 (as amended).

A further 284 new build social homes(including homes acquired under Part V arrangements) were completed and handed over  in 2009.  At the end of December 2009 there were further 58 social homes in progress with an expected handover in 2010.
6.5 Provision of Social Housing through Leasing Arrangements

The Department of the Environment, Heritage and Local Government is anxious to promote the use of leasing ong term leases of private property as one of the mechanisms of meeting housing need. Circular N3/09 “New Leasing Arrangements”  and subsequent circular SHIP/2010.07 sets out the terms that will apply when undertaking such arrangements. It is intended that leases would be funded as part of the Social Housing Investment Programme (SHIP) and will be a first call on such funding in future years. Where there is a large number of unsold affordable stock, local authorities may, subject to approval from the Department, use a portion of this stock for leasing purposes. (Circular AHS/1/2009).
 A separate fund of €25 million has been set aside nationally in 2010 to fund leasing arrangements
6.6 Rental Accommodation Scheme (RAS)

The above leasing arrangements are in addition to the existing provisions and funding under RAS.

A further €25million is being made available nationally for new RAS commitments entered into in 2010. RAS payments are normally made in respect of properties where the private property owner (or a voluntary body) is the landlord. 

6.7 The Role of Voluntary / Co-operative Housing Associations

Housing Associations are non profit organizations formed for the purpose of addressing housing needs and the provision and management of social housing.  They help to achieve a balance in social housing provision by widening the range of housing choice or options to meet different and changing needs.  It is the policy of the Council to encourage the establishment of the broadest possible range of voluntary and co-operative housing providers in the county.  Many of the housing developments built by such bodies in the County are on sites provided by South Dublin County Council. In all cases, these developments were funded by significant financial assistance from central Government under the Capital Assistance Scheme and Rental Subsidy Scheme. Housing Associations have developed significant experience in managing social housing particularly apartments and flats, which could be utilised in managing new mixed tenure developments in the County. Some Voluntary Bodies have particular expertise in the provision and management of accommodation for older persons or persons with an intellectual disability and this expertise is being utilised by the Council in some schemes.

These organizations have in recent times been making an increasingly significant and valuable contribution to social housing needs by the provision of housing, which accommodates applicants from local authority housing lists. The Council will continue to assist approved housing bodies, within available resources, in order to maximize housing output from this sector.  The Department of Environment, Heritage and Local Government make an annual allocation to each Local Authority for the provision of voluntary homes under both the Capital Assistance Scheme (CAS) and the Capital Loan and Subsidy Scheme (CLSS).  Recent Department of Environment , Heritage and Local Government Circular SHIP 2009/05  provides for direct  leasing by approved voluntary housing bodies of residential units for letting to social applicants. The leasing costs to be funded by Department of Environment , Heritage and Local Government subject to approval in conjunction with the local authority.   

Table 6.6: Voluntary Housing Sector Delivery in South Dublin 2004 – 2008 

	Year


	Rental Subsidy
	Capital Assistance
	Total Completed

	
	
	
	

	2004
	56
	0
	56

	2005
	70
	0
	70

	2006
	149
	0
	149

	2007
	51
	0
	51

	2008
	126
	0
	126


Source: Department of Environment, Heritage and Local Government

The above figures are inclusive of voluntary homes delivered under Part V of the Planning and Development Act.  A further 106 new build Voluntary Homes were completed and handed over in 2009.  Overall in excess of  870  voluntary homes have been delivered in South Dublin in the period 2000 to 2009.  

Table 6.7 Projected Social Housing likely to be available over the period of the Strategy.

	Type of Provision


	No. of Units

	New Construction
	900

	Purchases
	30

	Casual Vacancies
	1000

	Other purchases/ leasing
	1200

	Total
	3130


6.8 The Housing Needs of Persons with Specific Requirements

The Assessment of Housing Needs sets out the different categories of households seeking accommodation

from the Council. The housing needs of the following categories require specific mention:

Travellers

South Dublin County Council has been involved in providing accommodation for Travellers since the early 1980’s and offers Travellers three types of accommodation: -

(1) Standard Housing

(2) Group Housing

(3) Official Halting Sites.

In addition limited finance is available through caravan loan and grant schemes to assist in the provision of emergency accommodation and for medical reasons

The Housing (Traveller Accommodation) Act, 1998 came into operation on 11th September 1998. The Act is designed to put in place a legislative framework to meet the accommodation needs of Travellers normally resident within a local authority administrative area, within five years of this date. The Act requires housing authorities, in consultation with Travellers and with the general public, to prepare and adopt a five year Traveller accommodation programme by resolution of the elected members of the Council to meet the existing and projected needs of Travellers in their area.

South Dublin County Development Board in 2007 adopted the Interagency Traveller Strategy for the delivery of Traveller services. Agencies involved in the delivery of the Strategy are South Dublin County Council, Health Service Executive, FAS, County Dublin VEC, Dept. of Social and Family Affairs, Dept. of Education, Garda Siochana, Probation Welfare Service, and South Dublin County Development Board This partnership approach to provision of  services, training and employment opportunities to Traveller families  has resulted in delivering  more integrated services and has had a positive impact on the provision of Traveller accommodation.   The Traveller Accommodation programme for the period 2005 to 2008 was adopted by the Council on 9th May 2005. This programme estimated that  a total of 298 units( 215 new units Traveller Specific and 83 standard housing) of accommodation would be required.  In the period 2005 - 2008 a total of 212 units of accommodation have been made available to Traveller families.
Table 6.8 Traveller Programme 2005 –2008 

	Traveller Specific Accommodation Constructed
	100

	Traveller Specific Accommodation under construction
	28

	Standard Social Housing to families 
	84

	Total
	212


*Completed developments are located throughout the county

The provision of this permanent accommodation has enabled the Council to close down long term temporary accommodation such as St. Maelruan’s field in Tallaght, Kishogue, Clondalkin and Balgaddy, Clondalkin.  In February 2009 South Dublin adopted the Traveller Accomodation Programmme for the period 2009 -.2013.  Under Section 6 of the Traveller Accommodation Act 1998 an Assessment of Needs was conducted by South Dublin County Council in March 2008 which identified accommodation need as follows:
Table 6.9 Assessment March 2008

	Categories
	No.

	Families currently living in official SDCC sites
	101

	Private rented/homeless accommodation
	29

	Others
	7

	Total number of families in need of accommodation per the 2008 Assessment
	137

	Units of accommodation required to cater for the estimated new family formations based on the number of children who will be 18 years of age or over during this programme
	40

	Gross Total Requirement under new programme
	177

	Less those opting for social housing
	-23

	Net provision for Traveller specific accommodation required in this programme
	154
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Graph 6.1 Traveller Accommodation Preferences
Families not included in the Housing Needs Assessment carried out in March 2008 and who wish to reside within the administrative area of South Dublin, may make an application for Traveller specific housing or social housing and it will be considered on the basis of the current Scheme of Letting Priorities.

As detailed in the Assessment of Need for Traveller Accommodation there is a requirement to provide or to assist in the provision of the order of 177 units of accommodation across the full range of accommodation types (standard council housing, group housing and residential caravan parks) over the period of the new programme. 

The Council’s Annual Construction and Acquisition Programme for Social Housing, as well as social housing provided under Part V, Voluntary or RAS provisions, and also casual vacancies in existing stock, will cater for all Traveller families who opt for Standard Council Housing.  All such accommodation must be let in accordance with the current Scheme of Letting Priorities.

6.9 Proposed Construction Programme 2009-2013

The current programme should be read as a continuation of the previous Traveller Accommodation Programmes and will continue to build on the successes achieved thereunder. The programme set out the only viable, longterm solution to the problems caused by the unauthorized encampments was the provision of an adequate supply of professionally managed Traveller Specific Accommodation developments to cater for the Traveller population normally resident in the County and in need of such accommodation.  The construction programme will take place in three phases, firstly the development of green field sites as a rollover programme from uncompleted elements of the 2005-2008 programme.  Provision of these sites may incorporate firstly, the involvement of Voluntary Housing Associations, as appropriate, and in consultation with the relevant families and the Local Traveller Accommodation Consultative Committee.  Secondly, redevelopment of existing temporary sites and thirdly, where appropriate, consideration will be given to the provision of extra/infill units:

Table 6.10 New Development
	Development
	No. of Units
	Type of Unit
	Description
	Delivery

	Stocking Lane
	10
	Bays
	Part VIII
	2009

	Coldcut Road
	8
	Group Houses
	Part V 
	2009

	Newcastle
	10
	Group Houses
	Part V 
	2009

	Rathcoole
	10
	Group Houses
	Part VIII
	2012

	Adamstown x 3
	10 x 3
	Group houses/bays
	Part V 
	2010

	Bustyhill
	8
	Bays
	Part VIII
	2013

	Blackchurch
	10
	Bays
	Part VIII
	2013

	Brittas
	10
	Bays
	Part VIII
	2013

	Total
	96
	
	
	


Table 6.11 Redevelopments

	Development
	No. of units
	Type
	Delivery

	Turnpike
	3
	Group Houses
	2010

	St. Aidans
	10
	Group Houses
	2011

	Lynches Lane
	3
	Bays
	2009

	Ballyowen Lane
	10
	Bays
	2010

	Oldcastle Park
	20
	To be determined 
	2011

	Belgard Road
	6
	Group Houses
	2010

	Lock Road
	6
	Bays and Group House
	2010

	Total
	58
	
	


Table 6.12 Infill Developments

	Development
	Maximum No. of units
	Type
	Delivery

	Ballyowen
	5
	Bays
	2010 

	Owendoher Haven
	2
	Bays 
	As required

	Hazelhill
	2
	Bays 
	2010

	Total
	9
	
	


Table 6.13 For consideration and outside of the programme to next the Housing Needs Assessment:

	Development
	Maximum No. of units
	Type
	Delivery

	Belgard Park
	10
	Group Houses
	2012


It continues to be an objective of the Council to consider the provision of transient accommodation in the county during the term of the current Traveller Accommodation Programme in partnership with neighbouring metropolitan local authorities, in a co-ordinated and comprehensive manner.  It terms of strategy policy it is considered that the Traveller Accomodation Programme  2009-2013 does not require amendment.

Homeless Persons

Under the Council’s Scheme of letting priorities, homeless persons are awarded priority for housing accommodation as provided for in the Housing Act 1988. Those categorized as homeless mainly comprise the following:

· Homeless families who have been evicted from private rented accommodation by their landlord

· Single parent families who have been forced to leave the family home and find it impossible to secure private rented accommodation

· Single people who through family or marital breakdown end up homeless and who, due to economic difficulties are unable to afford rented accommodation

· Families/single persons who are homeless as a result of fleeing domestic violence 

· Single and senior citizen homeless applicants on release from hospitals or other institutions.

The Homeless Agency’s Action Plan on Homelessness 2007-2010 was adopted by the Council and is due for review at the end of 2010.  In April 2009 the Homeless Agency Partnership adopted Pathway to Home which sets out the new model for the localization and delivery of the range of services to people experiencing homelessness in Dublin and that resources needed to be shifted away from providing temporary accommodation to long term supported housing solutions and aims to ensure the delivery of effective and integrated responses to people who are homeless.  The three main concepts and services of the plan are Prevention, emergency accommodation and supports in housing. An Officer has been appointed by South Dublin County Council to secure the implementation of the Homeless Action Plan.  In order to satisfactorily address this issue in conjunction with relevant state bodies and the various voluntary agencies with expertise in this area, a range of emergency and long term accommodation will be provided by the Council in addition to the transitional and refuge accommodation already provided in the County.

As at  December 2009  there are  61 homeless persons on South Dublin County Council’s homeless register.  Pending provision of emergency accommodation by the Council within it’s administrative area under the Action Plan on Homelessness, the Council currently refers homeless persons seeking to access emergency accommodation to the Homeless Persons Unit operated by the Health Service Executive.  It is planned that this function will transfer to the Dublin Local Authorities within the life of the current Action Plan on Homelessness.

The Homeless Agency Board together with the Dublin Local Authorities (including South Dublin County Council) carries out a review and examination of the number of homeless persons in the Dublin Area on an ongoing basis.  The Council also continues to play a pro-active role as a partner in the Homeless Agency Board.

The four year Action Plan on Homelessness includes the following outline targets for the provision of accommodation for homeless persons:

Table 6.14 Emergency Accommodation

A 10/12 bed accommodation facility in Tallaght

A 10 bed accommodation facility in Clondalkin

Long Term Accommodation

The Council has committed to awarding 10% of all new tenancies to homeless persons. Since the adoption of the Plan, the Council has been exploring all options for the provision of this accommodation in conjunction with various voluntary bodies with expertise in this area.  The accommodation will be provided throughout the County with a particular focus on the main population centres in Clondalkin and Tallaght.  The Council has been encouraging developers and building contractors to consider all the requirements of the Housing Strategy when framing their proposals under Part V.  The following accommodation for Homeless Persons has already been provided in the Council’s administrative area: 

Table 6.15 Transitional Accommodation

  

	Location
	Client Group
	No. of Housing Units
	No. of Beds 
	Housing

Association

	Kilcronan, Clondalkin
	Women & families escaping domestic violence. 
	10


	38
	Sonas



	Russell Square, Tallaght
	Homeless persons with varying needs.
	12
	40
	Sophia



	Russell Square, Tallaght
	Women & families escaping domestic violence.
	5
	16
	Sonas


South Dublin County Council provides quarterly funding to each of the service providers towards the management and maintenance costs of the facilities.

Long Term Accommodation

The Council developed a project with Focus Ireland for the provision of 24 single person units at Deerpark Tallaght allocated primarily to those registered as homeless with the Council and the units have been fully allocated.  A further 9 single person units for homeless persons in institutional care have been acquired under a Part V arrangement to be managed by Peamount Housing Association.  The Action Plan on Homelessness 2007 – 2010 provides for 10% of all Council lettings being made to homeless applicants. To date in 2009 12 homeless applicants have received a Council tenancy.

Women’s Refuge

A premises has been provided by the Council in Tallaght for use as a women’s refuge with capacity for six families to be accommodated at any one time and the service is managed by Saoirse Housing Association.   The Council will continue to investigate future possibilities throughout the county to provide accommodation as necessary.

Other Homeless Services

Outreach Worker

The Council has appointed an outreach worker whose work focuses on:

· Interviewing and assessing the needs of applicants for inclusion on the Council’s Homeless Register

· Families in emergency accommodation

· Long term residents of hostels

· People sleeping rough
· Assessment

· Placement

Tenancy Sustainment Service

The Council established a Tenancy Sustainment Service in November 2006 to provide tenancy support for homeless persons being allocated permanent housing while also addressing the needs of existing tenants within the public, voluntary and private rented housing sectors who may be vulnerable to homelessness. The service was further expanded through the appointment of a second Tenancy Sustainment Worker in January 2007.

Tallaght Homeless Advice Unit

The Council provides funding on a quarterly basis towards the provision of the homeless advice and information service operated by Tallaght Homeless Advice Unit and this organization will be part of the overall regional reconfiguration of homeless services focusing on day services.

South Dublin County Council Homeless Forum

The Forum continues to hold bi-monthly meetings and monitors implementation of South Dublin actions in the Action Plan on Homelessness 2007 – 2010.

Older people

The 2008 Assessment of Housing Need revealed that 4 older persons were in need of housing accommodation in the South Dublin area.  The figure has increased from the 2005 assessment of housing need. While the number of older persons in need of housing within the county remains a small percentage of the overall housing need, regard must be had to the ageing profile of the county population as outlined previously. The policy of the Council to date when developing housing schemes is to promote a good social mix and to counter social segregation in the proposed schemes by providing a suitable mix of older people’s one bedroom dwellings, two bedroom dwellings and the traditional family-type three bedroom dwellings.  In order to determine the required social mix, consideration is given to the housing needs in force at the time of planning a scheme. Older people's dwellings are in the main situated in close proximity to shops, churches, public transport etc.  In planning for the future needs of older people, the Council will continue with this policy for the period of the strategy.

The 2006 census has revealed that South Dublin has experienced an increase of 19.38% in the number of older people since the 2002 Census.
Table 6.16 Older People, 2006, South Dublin

	Age Group


	Population

	Age 65-84
	13,175

	Age 55-64
	22,418


Source:CSO, 2006
Empty Nesters

Both Dublin City and Fingal operate a Financial Contributions Scheme which is targeted at senior citizens throughout the county who are home owners, who may be over accommodated in their own homes  and because of age/infirmary , are no longer able to maintain their  home and garden.  The scheme provided that such applicants  may apply to the local authority to purchase their family home on condition that a percentage of the proceeds  from the sale of the house be paid to the local authority in exchange  for a life long tenancy of sheltered accommodation.  It is envisaged that such a scheme would provide an important mechanism for sourcing family type accommodation for letting by the local authority while responding to the needs of the older community through the provision of sheltered accommodation. South Dublin will examine the feasibility of introducing such a scheme.  The Council will continue to promote the improved use of its own rented housing stock through facilitating , where possible , existing elderly Council tenants wishing to surrender  larger units of accommodation in return for  units  more suitable to their current  needs.

Disabled Persons

The 2008 Assessment of Housing Need indicates that there are 13 applicants (0.3% of the Council’s overall social housing list) categorized as disabled or having significant learning difficulties and required specially adapted housing to meet their needs.  In the past the Council  has provided for the needs of disabled people by specifically adapting a small number of units in each new housing development and it is the intention of the Council  to continue making provision for the needs of disabled people in all new housing developments in the county  by reference to need and suitability.

The Council must also provide for the needs of existing tenants and their families who are disabled or who become disabled and whose accommodation is unsuitable to their needs.  In some instances it is possible to adapt the existing accommodation to make it suitable for the needs of a disabled person, i.e. by the installation of a level access shower, ramps, grab rails, stair lift, central heating, etc. However, in many instances, for a variety of reasons, including the high costs involved, it may not be possible to carry out adaptations to existing accommodation and the only solution is to transfer the tenant to purpose built accommodation or accommodation that is capable of being adapted (e.g. house with a side entrance and large rear garden which is suitable for the provision of a disabled person’s extension). The optimum solution is the design and construction of a new unit of accommodation where provision is made for the specific needs of the disabled person. The Council provides and will continue to provide, in the design of its new housing schemes, for the needs of existing tenants who are disabled and living in accommodation unsuitable to their needs.  All homes at present being designed by this Council fully comply with the revised requirements of Part L of the Building Regulations.

With effect from 1st November 2007 a new range of household grants was introduced by the Department of the Environment Heritage and Local Government (DoEHLG) for administration by local authorities and which replaced previously named  Disabled Persons Grants and Essential Repairs Grants.  The revised scheme provides a more seamless set of responses to the housing needs of older people and people with a disability by improving equity and consistency across local authorities and streamlining administrative and operational procedures. The DoEHLG  recoup to the Council up to 80% of the grant values,  the remainder to be met from the Councils own resources..   Three revised schemes have been introduced:

· Housing Adaptation Grant (HAG) for people with a disability which will assist with the provision /adaptation of accommodation to meet the needs of people with a disability. This grant provides for grant aid up to a maximum of €30,000 to cover 95% of the required works, subject to a means test to enable works to be carried out to the house to render it more suitable for the accommodation of the disabled person.. The remaining portion to be met from the Councils own resources. As at 31/12/09, 361 grants have been approved under the HAG scheme  

· Mobility Aids Grant (MAG) fast tracks grant aid to address mobility problems primarily associated with ageing. This grant provides for grant aid up to a maximum of €6000 subject to a means test to enable works to the home such as grab rails, access ramps, level access showers etc. to address mobility problems.  As at 31/12/09, 47 grants have been approved under the MAG scheme 

· Housing Aid for Older people (HOP) provides targeted support to improve conditions in the existing housing for older people (over 60 years) . This grant provides for grant up to a maximum of €10,500 subject to a means test to assist older people living in poor housing conditions to have necessary repairs or improvements carried out. As at 31/12/09, 203 grants have been approved under the HOP scheme.  

South Dublin County Council was allocated €4,545,000 by the Department of the Environment, Heritage and Local Government in respect of the foregoing three types of grant in 2009.
7. Meeting Social Demand

The estimated demand for social housing to the end of 2016 is shown as 9,000 in Table 6.4.  This projection is based on the current level of applications being maintained during the period of the strategy.  Section 95 (1) (a) of the Planning and Development Act, 2000 places a statutory obligation on South Dublin County Council to ensure that sufficient land is zoned for housing in the development plan to meet the existing and projected housing requirements over the period of the strategy. It is clear therefore that additional housing supply is required over and above that which is currently being provided, or the housing needs figures will continue to increase. It is vital that the option of reserving social/affordable housing as provided for in the Planning and Development Act 2000 (as amended) be utilised. The Council is of the view that there are no other alternatives available to increase social housing output in those areas of the County where the existing housing stock and availability of suitable housing lands is inadequate, than to utilise this provision for acquiring additional units for social housing. This provision is to be managed in tandem with other options available to the Council in the sourcing and procurement of social housing accommodation.

8. Counteracting Social Segregation
Section 94 of the Planning and Development Act 2000 (as amended) states that a Housing Strategy shall take into account the need, inter alia, to counteract undue segregation in housing between persons of different social backgrounds.  It is the Councils policy to encourage the development of mixed and balanced communities so as to avoid areas of social exclusion. South Dublin County Council aims to combat social exclusion by targeting resources to areas of high disadvantage.  This Council has developed socially integrated housing developments throughout the County consisting of affordable, social, private and voluntary housing. It shall be Council policy not to allow the provision of large tracts of single class housing.  The development of mixed and balanced communities will be encouraged so as to avoid areas of social exclusion. In the period 2003 to 2008 through public/private joint venture developments the Council in conjunction with private developers facilitated the construction and delivery of 807 homes of mixed tenure(social/voluntary/affordable) in residential schemes at Deer Park,, Russell Square, Mont Pellier in Tallaght and Foxford Court, Lucan. 

.

The following areas of the County (by D.E.D.) are considered to have a sufficient proportion of social housing and it is therefore proposed to specify these areas of the County for affordable housing only:

1. Clondalkin-Dunawley

2. Clondalkin-Moorefield

3. Tallaght-Avonbeg

4. Tallaght- Fettercairn

5. Tallaght-Jobstown

6. Tallaght-Killinarden

7. Tallaght-Tymon

Strategy

9. Affordable Housing
Section 94 of the 2000 Planning and Development Act (as amended) provides that a housing strategy shall, inter alia, take into account the need to ensure that housing is available for persons who have different levels of income; and include an estimate of the amount of affordable housing required in the area of the county during the period of its development plan (including, where appropriate, the different requirements for different areas within the overall area of the development plan).

“Affordable housing” is defined as houses or land made available for eligible persons through implementation of the housing strategy by means of conditions attached to planning permissions, i.e. providing that up to 20% of residentially-zoned lands shall be reserved for the provision of social and/or affordable housing. “Eligible person” means a person who is in need of accommodation and whose income would not be adequate to meet the payments on a mortgage for the purchase of a house to meet his or her accommodation needs because the payment calculated over the course of a year would exceed 35% of that person’s annual income net of income tax and pay-related social insurance (see section 93 of the Act).

The need for the introduction of special measures to provide for affordable housing came about due to the significant increase in house prices especially in the Greater Dublin area since 1994.  House prices increased substantially in the late 1990’s and in the first half of this decade, and investment in housing as a percentage of GNP rose from around 6 per cent in 1996 to almost 15 per cent in 2006.  Given proportion of house building in total economic activity, the slowdown in the construction sector has acted as a significant drag on overall economic growth. In addition, the difficulties in the international financial markets that emerged in 2007, and worsened throughout 2008 and 2009, have compounded Ireland’s economic and financial challenges. 
The four supply mechanisms for the delivery of affordable housing to date are as follows;
· The Shared Ownership Scheme (SOS), which was introduced in 1991, has become less effective in recent years due to rising house prices. A total of 85 homes were purchased in South Dublin in the period 2003 to 2008 through SOS.

· The 1999 Affordable Housing Scheme was introduced in 1999. Land supply /availability is crucial to the operation of this scheme. It has proved successful to date.

· Part V Affordable Housing, which was introduced in 2000, has accelerated delivery in recent years and this mechanism has grown in importance.

· The Affordable Housing Initiative (AHI), which was introduced in 2003, relies on land coming forward from the state and local authorities. It has worked well, particularly in this county. However, where the public private partnership model has been used e.g. the “Grange Project”, progress is dependent on available funding.

9.1 Improvement in Affordability
However, because of the down turn in the economy, in particular the sharp contraction in residential construction activity referred to earlier (Economic influences); there has been a substantial improvement in affordability in recent times.  In accordance with the Permanent TSB/ESRI house prices index published information there was a decline in real house prices nationally by 9.1% in 2008 and by a further 18.5% in 2009. accounting for inflation with predictions for a further fall of 10% in 2009. Recent quoted house prices would support this decline. with further falls averaging 1% monthly since January 2009.  Measuring the rate of growth in the 12 months (year on year) to April 2009, national prices were down by 10.7%. This compares to a decline of 10.0% recorded in the 12 months to March 2009. In the first four months of 2009 national house prices have fallen by 4.9% which compares to a reduction of 3.3% in the same period in 2008.The average price paid for a house nationally in December 2009 was € 213,,183, compared with € 261,573 in December 2008 and a peak of €311,078 in February 2007. National house prices have fallen 31.5% since this price peak. Average national house prices reduced by 1.9% in April according to the latest edition of the Permanent TSB / ESRI House Price Index.  This compares to reductions in March (-1.0%), February (-0.8%) and January 2009 (-1.4%). This is the fastest rate of decline in national prices that we have seen to date since the Index started in 1996.The particularly dramatic reduction in prices for first time buyers reflects their reluctance to buy in a market that continues to decline is still declining and where unsold properties are being reduced further. 
9.2 Dublin V Rest of Country

According to reports published by the ESRI, Dublin house prices fell by  a monthly average of 1.9% in 2009 and by a monthly average of 1.36% outside of Dublin.1.1% in April 2009 while there was a reduction of 1.7% for houses outside Dublin.  In March 2009 the relative price changes were -1.2% and -1.1%.  House prices were reduced by 14.3% and 10.8% in the twelve months to April 2009 in Dublin and Outside Dublin respectively.  The equivalent rates to March were reductions of 14.2% and 9.9% respectively.  In the first four months of 2009 prices in Dublin and Outside Dublin have fallen by 5.7% and 4.3% respectively. The average price paid for a house in Dublin and outside Dublin in December 2009 EUR 278,767and EUR 189,643 respectively. The equivalent prices in December  2008 were EUR 351,096 and EUR 223,984.
9.3 First time buyers (FTB)  V. Second time buyers (STB)

House prices for first-time and second-time buyers fell by 4.1% and 0.8% respectively in April 2009.  In March the equivalent rates showed reductions of 0.3% and 1.1%.  House prices were reduced by 17.4% and 9.5% year on year to April 2009 for first-time [FTB] and second-time buyers [STB] respectively. The equivalent rates to March were a fall of 14.3% and 9.8% respectively.  In the first four months of 2009 prices for FTBs & STBs have fallen by 7.9% and 4.4% respectively.  The average price paid by a first-time buyer and a second-time buyer in April 2009 was EUR 206,530 and EUR 283,200 respectively. The equivalent prices in December were EUR 224,153 and EUR 296,302.

9.4 New V. Existing Houses

House prices for new and existing houses were reduced by 2.6% and 1.5% respectively in April 2009. In March the relative price reductions were 1.9% and 0.4%.  New and second hand house prices fell by 11.1% and 11.7% respectively year on year to April 2009.  The equivalent rates to March were minus 10.5% and minus 11.0% respectively.  In the first four months of 2009 new and existing house prices were reduced by 6.3% and 4.1% respectively.  The average price paid for a new house in April 2009 was EUR 249,785, while that paid for a second hand house was EUR 246,390. The equivalent levels in December were EUR 266,466 and EUR 256,956.  

While ‘affordability’ may have improved sharply until confidence and job certainty are restored prospective buyers remain cautious.  In addition,  despite falling house prices in recent times there continues to be a cohort of persons prevented from purchasing homes on the open market.   As at 31/12/09 there are in the region of 2000 eligible applicants on the affordable waiting lists. including 170 applications for the first four months of 2009 which gives a current average of 42 applications per month.  Notwithstanding falling house prices nationally, the cost of residential property whether new or secondhand, has been and remains, more expensive in Dublin than in the rest of the country as demonstrated by chart below which information has been sourced from the Permanent/TSB index of house prices which is developed in conjunction with ERSI. The index is based on monthly/quarterly mortgage sales which allow the compilation of comprehensive representative data on house prices and their movement within each year.
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Graph 9.2 Unemployment Rate
The above table reflects seasonally adjusted rates nationally as per published CSO data  which is points to almost a 100% increase in unemployment levels over the annual period to April 2009 in areas of South Dublin. This trend is broadly in line with national figures.
The table below show comparative house prices for new and second hand dwellings from sourced at mortgage loan approval stage  .

Table 9.1 House Prices 2004 and 2009

	
	Area
	2004
	2009 (Q2)
	% change

	New Houses


	Whole Country
	€249,191
	€245,168
	-1.61%

	
	Dublin Area
	€322,628
	€257,047
	-20.32%

	Second hand Houses
	Whole Country
	€294,667
	€313,431
	+6.37%

	
	Dublin Area
	€389,791
	€368,245
	-5.53%


Source: Department of Environment, Heritage and Local Government (2010)
In a similar table comparing years  1998  to 2003 % increases for the whole country and the Dublin Area recorded increases of +97% and +101% respectively .

9.5 Affordable Housing 
The table below shows the statistics for Affordable Housing Output and Stock in South Dublin County. 

Table 9.2 Affordable Housing Output and Stock – South Dublin County Council

	Year
	Affordable-

Part V
	Joint Venture Scheme 1999
	A.H.P.
	A.H.I
	SOS
	Totals

	2003
	3
	 
	 
	 
	41
	44

	2004
	21
	149
	 
	 
	18
	188

	2005
	97
	133
	 
	193
	25
	448

	2006
	73
	 
	 
	214
	1
	288

	2007
	236
	18
	113
	 
	0
	367

	2008
	412
	 
	93
	 
	0
	505

	2009
	54
	 
	 
	 
	0
	54

	Total
	896
	300
	206
	407
	85
	1894

	
	
	
	
	


Source: Department of Environment, Heritage and Local Government (2009)
Output of affordable housing under the various affordable schemes was particularly strong in many areas nationally in 2008, which was a response to the targets set in the partnership agreement, Towards 2016. The Affordable Homes Partnership (AHP) is a state agency which was established in 2005 initially for the purpose of co-coordinating and promoting the sale of affordable homes in the Greater Dublin Area. As part of the National Agreement “Towards 2016”, the remit of the AHP was extended  to include the development  of a common approach by all local authorities  to operating  Part V of the Planning and Development Act 2000 (as amended) and also to implement  a national communications strategy on affordable housing.  The AHP provides services for local authorities and the Department of the Environment, Heritage and Local Government.  In the years 2007 and 2008 through the availability of a subsidy from central government funds the AHP facilitated the purchase of 113 and 93 homes respectively by eligible persons from South Dublin affordable list.

South Dublin County Council sourced affordable homes for in excess of 1,890 families during the period 2003 to 2009 using various initiatives. In 2005 South Dublin opened the ‘Property Path’ office, which models a modern contemporary estate agency for affordable housing applicants.  A Property Path website, which gives information on the various affordable housing options and homes available for purchase, was also launched in 2005.  Sales of affordable homes are processed through South Dublin County Council and also via the direct sales route i.e. directly through the developer.  Agreements were entered into with a number of private financial institutions in order to offer mortgages to eligible affordable housing applicants thus giving an element of choice to the affordable applicant. 
 Market conditions relating to house purchase have inevitably impacted on the sale of affordable housing. The stock on hand nationally is likely to be in the order of 3,700 of which approximately 1,800 may prove difficult to sell in the current market. The Department of the Environment, Heritage and Local Government is aware of the challenge posed to local authorities in selling affordable homes.  A number of options are being considered in relation to unsold affordable homes including:

· The limit for local authority loans has been increased to €220,000 (subject to the development of a credit policy)

· Effective marketing sales strategies

· Developing an open market focus 

· Considering additional discounting 

· Using incremental purchase schemes for houses where appropriate

· Transfer unsold affordable homes to the Rental Accommodation or Leasing Scheme

South Dublin County Council adopted an Affordable Housing Scheme and a scheme for properties acquired under Part V of the Planning and Development Act 2000 (as amended). Under the terms of the Schemes, the local authority will determine the order of priority to be accorded to approved applicants in the sale of houses under the Affordable Housing Scheme and the scheme for properties under Part V of the (as amended). In order to be eligible the following income tests apply.

Single Income Household

In the last income tax year, gross income (before tax) did not exceed €58,000.
Two Income Household

The eligibility of a household with two earners is generally determined by a formula, which takes account of the gross income (before tax) in the last income tax year of the principal (greater) earner and the subsidiary (lesser) earner. The household is eligible where two and a half times the income of the principal earner plus once the income of the subsidiary earner does not exceed €145,000.

Adjustments to income limits and eligibility criteria can be made in the case of divorced/separated persons.  The amount of the loan to be provided in individual cases is determined by the local authority and where relevant an outside financial institution. Regard is given to household circumstances, the capacity of the household to meet outgoings on the loan together with open market value of the property. Outgoings on the loan should not exceed 35% of the net household income. 

Since the adoption of Housing Strategy 2004 –2010 on 10th November 2004 negotiations have been ongoing with planning applicants in relation to the provision of affordable housing under the Part V requirement.  However, because of the current economic climate it is difficult to predict the level of activity that will take place in the private sector over the period of this strategy. Any units sourced through this means will be spread across all housing developments throughout the county.
9.6 Future Approach to Affordable Housing

The immediate priority is to address the issue of unsold affordable homes on hand or due for delivery following completed contracts. However, it is intended to undertake a wider review of the approach to affordable housing, having regard to the significant changes in the housing market and experience to date with the affordable housing scheme. Consideration may be given to providing affordable homes under the 1999 Affordable Housing Scheme where there is a need identified and the homes can be sold at an affordable price relative to market value. The provision of additional affordable homes will be made in the context of the level of stock on hand and the general situation in the housing market. In view of severe budgetary constraints, site subsidy to reduce the sale price of affordable homes under the 1999 scheme cannot be guaranteed. 

Financial resources from the Department of the Environment, Heritage and Local Government will only be available where approved in advance. In the context of the proposed transfer of units where Part V agreements are in place but the overall development has not been completed, the local authority will have to be satisfied that the development will be completed in accordance with the planning permission and Part V agreement. This would include any provisions relating to phasing, particularly with a view to avoiding any undue “front loading” of Part V units. 

10 .Distribution Of Affordable/Social Housing
The Draft Regional Planning Guidelines (2009) show a decline in average household occupancy rates in the GDA due to changing patterns of household formation and project that household size will continue to decline from 2.6 in 2006 to 2.52 in 2016. The occupancy rate in South Dublin was 2.82 in 2006 and it is projected to decline to 2.65 in  2016 . Therefore, the scale of household growth in the county in the future will continue to be more significant than population growth. South Dublin County is 2.83 and 2.65 respectively as against 2.64 and 2.48 respectively in the Greater Dublin Area.   The 2006 Census of population confirms the population of South Dublin to be 246,935, which represents a 3.4% increase over the 2002 census figure (238,835).  According to the 2006 Census there were 80,631 households in South Dublin, this represents a 9.67% increase on the 2002 census figure of 73,516.  According to the Draft  Regional Planning Guidelines 2009  by the Department of the Environment Heritage and Local Government in March 2007 the projected housing allocation for South Dublin for the period 2006 ---2016 is 27,889.  The foregoing projection allowing for completions in the period 2006 to 2009 (Q2), equates to an average allocation of 2,890 units per annum over the six year period to 2016.

Having regard to the current rate of house construction in South Dublin, production levels in excess of the average over the last number of years will be required.  During the ten year period from 2000 to 2009 the number of completions in South Dublin was 24,699, this equates to an average of 2,469 completions per annum over the ten year period.  South Dublin’s house completion rate was on average 3.88% of the completions nationally over the ten year period (2000 -2009).   If completions in South Dublin were taken over a six year period (2004 -2009) the average house completion rate was 2,545 per annum.
10.1 Zoned Land Resources

At the commencement of the Development Plan period, there will be approximately 627 ha of undeveloped lands available for residential development without further rezoning. This is in excess of projected need.

However an excess of land over projected needs is required for the following reasons:

· Allowance for the significant lead in time for the servicing of residential lands and for the carrying out of residential development itself
· • Delays in bringing major residential developments to the market
· • Flexibility and market choice of location; and

· • Avoiding a shortfall at end of the Development Plan period in 2016 and at the beginning of the next planning period.
Falling house prices have been a characteristic of the housing downturn, a phenomenon that has left many home owners facing negative equity and many others postponing their purchases in the expectation of further reductions.  Latest figures from the Permanent Trustee Savings Bank/ Economic Social Research Institute point to a continued decline in the average price of a house nationwide in April 2009. Prices have now been falling for over 2 years, having dropped by 31.5% since peak in February 2007 just over 20% since the beginning of 2007 or by 22.4% in real terms. However other sources, based on different datasets, and methodologies, have suggested that the reductions in 2009  to date (May 2009) have been closer to 40% in real terms. In any case, house prices may probably have further to fall in the short term and until there is evidence of stability returning to house prices, transactions are likely to remain weak.  Volumes and values of new mortgage lending are also down sharply.  Moreover, measures announced in the April 2009 Budget and Budget 2010 , such as the new income levy, reduced incomes, the changes to mortgage interest relief including speculation about a future property tax, will all impact on potential buyers ability to raise a mortgage, notwithstanding the favourable reductions in house prices, mortgage interest rates and consumer prices to date.  Given the scale of current and projected job losses across the economy as a whole, pay levels are almost certainly set to continue declining for some time.

A survey to assess affordability requirements and using available data on population income distribution for the Dublin area recognized that available information is both dated and limited in terms of analysis. Nevertheless it attempted to establish the affordable housing needs of lower income groups and assessed affordability requirement of 45% of overall production.  Therefore, in the absence of an up to date informed survey to assess affordability for the purposes of this strategy the figure of 45% is being used.  Following a recent review of this Councils affordable housing waiting list , there are approximately 2,000 live applications on the list and despite falling house prices on the open market, there still continues to be a demand for  housing at an affordable price for people who are on lower incomes. From information available to this authority, 67.65% of those on the Councils waiting list are single applicants earning less than €40,000 per annum and of those 50.91% earn between €20,000 and €30,000 per annum. Only 7.31 % of the current applicants are in the Category 2 income bracket i.e. earning between €40,000 and €75,000. 

Over the period 2003 to 2009 this Council has sourced affordable homes for approximately 1,900 families through a number of joint venture arrangements with developers who had land holdings adjacent to the Councils lands, through the affordable housing initiative using government lands, through government subsidized housing delivered via the affordable homes partnership, and through Part V of the Planning and Development Act 2000 (as amended). Over the period of this strategy (2010 -2016), it is estimated that of the order of 2900 units will be delivered in this affordable category over the period of this strategy.(2010 -2016)  However, in the immediate short term there will be no need for affordable housing , until such time as the current overhang of new unsold housing properties , estimated at around 35,000 nationally. Department of the Environment (Circular ‘AHS 1/09) ‘Measures to Deal with Unsold Affordable Homes and Related Issues’ stated that the stock of unsold affordable units on hands nationally was likely to be in the order of 3,700.There are approximately 11,409 properties for sale in 368 developments on the open market in the Greater Dublin Area at present. Within 68 of these developments, there are a total of 1,010 unsold affordable homes with a further 844 unsold affordable homes in 76 additional developments. The combined total number of unsold properties in the Greater Dublin area is 13,263 across 444 developments which includes an approximate total of 1,900 unsold affordable properties. (June 2009 AHP) South Dublin County has 38 Developments with unsold stock of 1,809 units and 103 unsold affordable units.

It will be necessary to closely monitor this affordable production level during the life of the Strategy to ensure that affordability targets continue to be monitored, particularly in the changing current economic climate. When applying these figures to the South Dublin County area for the period 2011 -2016 (inclusive) the following calculations can be made: -
Table 10.1 Projected Housing Requirements- 2011 -2016
	(A) Overall housing production  required   
	17,340

	(B) Affordability Requirement (45%) 
	7,803

	(C) Voluntary/Social/Local Authority  New Build
	3,130

	(D) Production by Developers  
	14,210

	(E) Affordable Production by Developers                                          
	2,072

	(F) Sectoral Net Affordability   
	2,601

	*Requirement (B - C - E = F)                                          
	


The foregoing gives a net countywide requirement of 15 %. However in determining how this figure should be distributed throughout the county regard must be had to those areas where there is also a larger concentration of Social and Affordable housing or a greater potential for the development of such housing on lands in the ownership of the Local Authority and Voluntary Sectors.

The existing Strategy 2004 - 2010 was adopted on November 2004 and required 15% of residential developments to be reserved for Social/Affordable housing purposes. The roll-out of this existing Strategy has proved successful and is being pursued and continues to receive high levels of co-operation.  Having regard to the flexibility introduced by the Planning and Development Act 2000 (as amended) and having regard to all of the relevant factors a net countywide requirement of 15% Affordable/Social Housing in private residential developments is appropriate.  Regard will have to be had of the changing needs of South Dublin County Council during the period of the strategy (2010 -2016), changing market and economic conditions and the most suitable options available to South Dublin County Council under the relevant legislation and housing schemes.

* Footnote:  Tables, projections and requirements produced based on the most up to date information available at 19/4/10 
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