County Wicklow Public Participation Network
Seminar Report
Let’s Talk About Housing
Hillside Church Hall, Greystones

June 2016

County Wicklow Public Participation Network
c/o CEART
Crinion Park
Wicklow Town
Tel: 087 189 5145
Email: countywicklowppn@gmail.com
1

Introducing County Wicklow Public Participation Network (PPN)
Co Wicklow PPN is a diverse network of 142 community groups and voluntary organisations
working at local level throughout Co Wicklow.
PPNs were set up under government legislation, and through the Local Government Act
2014 in particular, to provide a structure through which the community voice and valuable
expertise could be fed into local decision making.
The PPN acts as a channel for two way information between the community and various
boards and committees. We do this by organising or facilitating consultations, running
seminars, and constantly providing information and seeking feedback and opinion.
At times members of Co Wicklow PPN can nominate community Representatives on to
various committees including the Wicklow County Council 5 Strategic Policy Committees
(Housing, Economic Development, Community Cultural & Social Development, Planning, and
Transport Water & Environmental Services), the Local Community Development Committee,
Joint Policing Committee, County Childcare Committee, Children & Young Peoples Services
Committee and more.
The Representatives let interested groups know what is coming up at the meetings they
attend, bring any issues or input from members to the meetings and then feed-back from
the meetings by way of a brief report.
More information about Co Wicklow PPN can be found on our Website:
www.countywicklowppn.ie or through our Facebook Page: www.facebook.com/CWPPN

Let’s Talk About Housing?
As a method of providing information and gathering feedback for the Co Wicklow PPN
Representatives it was decided to run seminars on different
topics around the county. Housing was an issue that was
raised in all of the consultations that the PPN has organised
or facilitated. Therefore to inform the PPN Representative
to the Wicklow County Council Housing and Corporate
Estate Strategic Policy Committee Let’s Talk About Housing
was developed. Speakers on the day included
representatives from Wicklow County Council, The Simon
Community and O Cualann Cohousing Alliance.
This report includes the presentations from the seminar and
the concerns and suggestions generated by our participant’s
survey.
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Wicklow County Council – National and Local Housing Policy
Presented by Jackie Carrol, Senior Executive Officer, Housing & Corporate Estate
National Housing Policy
•

•

•

•

To enable all households’ access good quality housing appropriate to household
circumstances and in their particular community of choice.’ (Statement on Housing
Policy, DECLG 2011)
‘To provide affordable, quality and accessible housing. To address the consequences
of the devastating construction bubble and the property crash. To end the housing
shortage and homelessness crisis’. (A Programme for a Partnership Government
2016)
Housing Strategy 2020
o Pillar 1 – Supply - Provision of new social housing supply
Pillar 2 – Support - Providing housing supports through the private rented
sector
Pillar 3 – Reform - creating more flexible and responsive social housing
supports
Delivery is planned in two phases:
o Phase 1 – Target of 18,000 additional social housing units by the end of 2017
Phase 2 – Target of 17,000 additional social housing units by the end of 2020

Wicklow County Council Housing Policy
Wicklow County Council’s Housing Policy is contained within its Mission Statement which
states that its aim is
‘to facilitate the provision of sustainable, high quality, social, affordable and cost effective
housing accommodation to meet the existing and likely future needs responsive to the
requirements of all categories of persons in the County’.
Wicklow County Council’s Housing Functions
•

Directly providing and planning (construction and acquisition)

•

Utilising other mechanisms to deliver housing units- Rental Accommodation Scheme

•

Facilitating the provision of housing in conjunction with the Voluntary Housing
Sector (Approved Housing Bodies)

•

Enabling people to buy houses and adapt their existing houses

•

Regulating the private rented sector
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The Wicklow Context
The Housing List:
At the time of the seminar there were 3,886 people on the local authority housing list. The
consideration of “demand” versus “need” was highlighted i.e. not all people on the list are
in need of housing per se, their need may be met in the rental market and they are on the
list to access Rent Supplement and other supports.
Current Housing Stock:
Current housing stock is 4,336 units
 Arklow Municipal District
 Baltinglass Municipal District
 Bray Municipal District
 Greystones Municipal District
 Wicklow Municipal District

860
698
1328
558
892

National Housing Strategy 2020 Pillar 1: Supply
Capital Programme
Phase 1 – 2015-2017 - Targets under Housing Strategy – 438 units
Capital – 156 units
 Construction by Local Authority
 Voids (empty social housing)
 Acquisition
 CAS (Capital Assistance Scheme)
Capital Programme
Phase 1 – 2015-2017 - Targets under Housing Strategy – 438 units
Current - 192 units
Leasing by LA
Leasing/Construction/Acquisition by AHBs (approved housing bodies)
Projects underway:
Capital:
Kilbride Lane, Bray – 42 units
Brewery Straight, Rathdrum – 20 units
Acquisitions since January 2015 – 48 to date
Current: Ballybeg, Rathnew – 45 units (Cluid Housing Association)
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Part V provision - Planning and Development
The 2015 Urban Regeneration and Housing Act
•
•
•
•

Changes to the criteria – now 10%
Units preferred – option of land off site considered if
units not suitable
Predictions of 1,500 units possibly provided by Part V to
2022.
PPP (public private partnership)– another mechanism –
proposals for Convent Lands, Wicklow

Facilitating the provision of housing in conjunction with the
Voluntary Housing Bodies

Part V of the Planning and
Development Acts 20002007 allows a local authority
to require developers to set
aside up to 17.5% of new
developments of five or
more houses for social or
affordable housing. Each
local authority has to include
these provisions (i.e., the
commitment to providing a
percentage of social and
affordable housing) in its
housing strategy, which form
part of the development plan
for its area.

Working in partnership with Approved Housing Bodies to
deliver units under the
•
•
•

Capital Assistance Scheme
Capital Advance Leasing Facility
Through Part V obligations

National Housing Strategy 2020 Pillar 2: Support
Rental Accommodation Scheme (RAS)
The Rental Accommodation Scheme, implemented in 2006 by Wicklow County Council, is
part of the process which began shifting the focus of Social Housing from Direct Provision
towards a more flexible delivery mechanism
•
•
•
•
•

Long Term recipients of Rent Supplement (18 months +)
Tenant pays differential rent to Housing Authority
Landlord is paid by the Housing Authority
Standards of accommodation have improved through inspection regime
Over 500 properties presently in the scheme

RAS is not without its difficulties
•
•

Properties are becoming increasingly difficult to source
Acceptance of a RAS house – housing need is deemed to be met – removal
from Housing List

Housing Assistance Payment (HAP)
•

•
•
•

The scheme involves the transfer of responsibility for recipients of rent
supplement with a long term housing need from the Department of Social
Protection to Local Authorities using a Housing Assistance Payment
Piloted in other Local Authorities since Jan 2014
Expected transfer date end 2016
A form of housing support and income support
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•
•

The tenant will source their own accommodation and Wicklow County Council
will pay the landlord directly.
The tenant will pay Differential Rent to the Council and their housing need will be
deemed to have been met.

Challenges:
•
•
•
•
•
•

LA staffing and resources
Procurement
Supply in the Private Rental Market
Private Rented Standards
Rent Arrears
Homelessness

National Housing Strategy 2020 Pillar 3: Reform
New Policies and Schemes
•
•
•
•

National Differential Rent Scheme (awaited)
Tenant Purchase Scheme (Incremental Purchase Scheme)
Housing Assessment and Allocation (HNA)
Housing Service Plans

Incremental Purchase Scheme
•
•
•
•

•

The Incremental Purchase Scheme is a scheme that allows social housing tenants
to purchase a dwelling from the Council.
Who is eligible? Social housing tenants with a minimum earned income of
€15,000 per annum are eligible.
How does it work? The applicant purchases equity in the house with a mortgage.
The Council's charge on the property for the unpurchased equity is reduced by
2% per annum for the period set out in the table below . The reduction does not
take effect until after 5 years, at which stage 10% reduction is applicable
Note – there are exemptions in relation to the types of property that can be sold
under the scheme

Housing Management
•
•
•
•
•

Energy Efficiency Schemes
Estate Development (Estate Development Officer)
Anti-Social Behaviour (Tenant Liaison Officer)
Rent Collection – Rent Review 2016
Regulation of the Private Rented Sector
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Traveller Accommodation
Local Traveller Accommodation Consultative Committee
Traveller Accommodation Plan 2013-2018 - Review will commence
in 2017
 Construction works proposed
•
•
•

Extension works at Ballinteskin Halting Site
Extension works at Silverbridge Halting Site
Improvement works ongoing following outcome of Fire Safety Audit on foot of the
Carrickmines tragedy

Housing Adaption Grants
2016 Allocation - €1,105,336 of which €221,067 is to be provided from own resources for
Privately owned properties - €365,000 for Council owned properties
•
•
•
•
•

Matching funding an issue
Applications to value of €1million + on hand
Prioritisation will apply if demand exceeds budget.
Not intended to be a general home improvement grant. For disability only.
Three types of grant available:
o Housing adaptation grant for people with a disability (HAG) (€30,000 max)
(20,000)
o Mobility aids housing grant (MAG) (€6,000) (€4,000)
o Housing aid for older people (HOP) (€10,500) (€7,000)

Work must aid the applicant’s disability
Homelessness
•
•
•
•
•

Increase in homelessness
Change in profile of those presenting as homelessness
Prevention of homelessness is the key focus
Wicklow Homeless Outreach Officer
Simon Community Support Workers

From Jan to May 2016 numbers presenting as homeless
•
•

88 individuals – 68 males and 20 females
160 families including 202 children

Intervention outcome:
•
•

42 supported to achieve higher rent limits and a new tenancy
15 supported to achieve higher rent limits in their existing tenancies
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•

8 transferred to housing units with Wicklow County
Council or Approved Housing Bodies

Balance provided with advice and support or some mediation
with families to enable applicant to return to family home and
Emergency Accommodation in B&B if no other option available
Other outcomes:
•
•
•
•
•
•
•

Tenancy Sustainment
General Housing Supports
Interagency work with other service providers, both statutory and voluntary
Provision of Emergency Accommodation
Provision of Supported Accommodation – Service Level Agreements with AHBs
Simon Support Workers
Sa Bhaile

Funding & Regional Structures
•
•
•
•

Regional structure for development and funding of homeless services in
Meath/Kildare/Wicklow - Mid East Regional Homeless structure
Homelessness Action Plan
Allocation for 2015 for Mid East Region - €900,000 + broken down over
the 3 regions
Wicklow -€160,000 apportioned

Dramatic increase in nos. of families at risk of homelessness due to:
•
•
•
•

Inadequate Rent Supplement rates for counties in close proximity to Dublin –
North Wicklow issue
Collapse in supply of private rented accommodation due to rising rent rates
on the open market
Issue of shortage of housing units going forward – RAS Landlords not wishing
to accept Rent Supplement
Repossessions

Interagency collaboration - Working with AHBs – not just a housing issue – wraparound
support required in most cases
•

•

•
•

Service Level Agreement in place between WCC and the Simon
Community to provide medium term temporary supported
accommodation at Kilmantin Hill for people experiencing homelessness
Service Level Agreement in place between WCC and the Simon
Community to provide low level term temporary supported
accommodation in Bray (CAS scheme)
Currently sourcing second property in Bray
Model will be replicated in Arklow
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The Future of Housing Delivery
•
•
•

A dramatically changed landscape for housing
Housing at the centre of the downturn and must now be at the heart of the recovery
New approaches required to deal with demand

WCC proposals include
•
•
•
•

Use of Existing Vacant Public Buildings for Housing
Use of corner sites in existing estates.
Continue to work with AHBs
New Affordable Scheme? – this would open up development where we have lands
adjacent to high density of social housing and need to balance tenures in the interest
of sustainability

Awaiting the detail in A Programme for Partnership Government - Action Plan for Housing

Cooperative Housing
Presented by Hugh Brennan, Ó Culann Cohousing Alliance
The Cooperative Housing Myth
What is a Housing Co-op?
A bunch of sandal wearing, brown-bread eating, whale loving, treehuggers who
…want their houses built of spent toilet roll tubes, turf and straw - with
a bat roost and of course…
they’re all commies who
…sit around all-day and talk about communes and ‘Changing the
world’ until:…
“…in the end they trade their tired wings for the resignation that living brings…”?
OR……………………
▪ …”a bunch of people with a common bond”
▪ Who care about things like community, integration, affordability, good design,
quality, equality
▪ Who adopt a professional approach to problem solving and getting things done
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▪
▪

Who value Cooperation, Respect, Openness, Democracy, Tolerance, Fairness,
Hospitality, Privacy, Security.
Who are prepared to work together to build a community

About Ó Culann
▪ New voluntary housing co-op based on the principles of co-housing: 'Building
Communities - not just Houses’
▪ Vision to develop fully integrated, mixed income communities where ‘owner
members’ will live side by side with ‘tenant members’ in social and private rented
homes, sharing common amenities
▪ Approved Housing Body (AHB) status
▪ Member of ICSH
▪ ‘Not for Profit’ company limited by guarantee
▪ Governed by a board of directors acting on a voluntary basis
Affordability & Integration in a Cooperative Scheme
Objective - make available quality housing at affordable prices to people whose needs are
not adequately served by the market and who do not qualify for social housing.
This amounts to 40% of the population .
Based on pilot project - on site in July 2016.
…collaboration between Ó Cualann and DCC where DCC provide land at a heavily discounted
price of €1,000 per house plot and waive development and planning
charges.
…homes can be provided at a cost of €133 per ft2 or €1,437 per m2
Plus VAT
So a typical 3 Bed home of 100m2 can be made available to potential
purchasers for €165,000 incl. VAT
Ó Cuallann’s First Project
▪ Ó Cualann to construct 49 cooperative affordable homes
Poppintree with support from DCC
▪ Eligibility Criteria developed by Ó Cualann in collaboration with
DCC.
▪ ‘Gain sharing’ provision in favour of DCC
▪ Privately funded by Ó Cualann with no recourse to DCC
▪ Built in 3 phases and complete by May 2018
Eligibility Criteria
At least 70% of purchasers should be currently living or working in the designated Municipal
District; 30% of purchasers may be from outside of this area.
Each purchaser must become a member of the AHB or Co-op and must sign and agree to be
bound by the common charter and must agree to the ‘Gain-sharing Arrangements’.
…must be a First Time Buyer. In case of joint applicants, neither applicant can be a previous
owner or current owner of a property. This requirement may be exempted in the case of
persons who are separated or divorced.
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…must have earned under €59,000 and €79,000 in the previous tax year in respect of single
applicants and joint applicants respectively. This must be verified by P60 for PAYE workers
or by certified accounts by self-employed workers.
…must in possession of a minimum deposit of 10% of the purchase price of the property;
this deposit will be used as part of the construction finance.
…must in possession of full mortgage approval in respect of the balance of the purchase
price.
…must have an indefinite right to remain in Ireland either through nationality or refugee
status.
Eligibility will be assessed by an independent Qualified Financial Advisor who will be
appointed by the AHB or Co-op with the agreement of the Local Authority.
Houses will be allocated to prospective purchasers, on a first come, first served basis,
allowing for the preferences above, according as they meet all of the above eligibility
criteria.
Gain Sharing
Dublin City Council shall clawback, on a straight line basis, the site value of each individual
house unit in the event that a completed house is disposed of or let by a Cooperative
member, within 10 years of the first disposal date. The clawback percentage shall be applied
to the subsequent disposal price or, in the case of a letting, to the market value at that time.
Where the amount payable would reduce the proceeds of the sale (disregarding all costs)
below the price actually paid, the amount payable shall be reduced to the extent necessary
to avoid that result. This clause shall also apply to the market value estimate in the case of a
letting.
The clawback percentage shall be calculated and agreed in writing prior to the first disposal
date as follows:
Current Open Market Site Value
X Subsequent Disposal Price/Market Value
Affordable Cooperative Purchase Price
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Guide Prices
2 bed houses (Phase 1):
•

€140k mid-terrace

•

€150k end-terrace

3 bed houses:
•

Mid-terrace:
o €160k in Phase 1 (no driveway)
o €170k in Phases 2 & 3

•

End-terrace:
o €170k in Phase 1 (no driveway)
o €180k in Phases 2 & 3

4 bed end-terrace houses:
•

€199k in Phase 1

•

€209k in Phase 2 & 3
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Project Finance – Critical Success Factors
•
•
•
•

Planning Permission
DCC Disposal of Site to ó Cualann at nominal cost in 2 tranches
Pre-sales of homes to ó Cualann co-op members at outset of each phase
Usual risk management, including Construction and Performance Bonds

Legislation
AHB sector - currently under-utilised for affordable housing has capacity to develop
integrated, mixed income developments in collaboration with Local Authorities.
This type of collaboration needs to be facilitated by new enabling legislation which will
permit Local Authorities to engage with AHB’s to build affordable homes.
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Homelessness
Presented by Vicky Harris & Catherine Kenny, The Simon Community
The Simon Community in Wicklow
Homeless Support Service
Established 2010 in Wicklow
Working in the areas of:
•
•
•

Outreach
Settlement
Prevention

Statistics in 2015
The Service worked with 155 people or families

Outcomes and Solutions
•

Prevention – if people can stay in their home they will never become homeless

•

Housing led – long term accommodation providing security and stability with
appropriate supports
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Seminar Questionnaire
What do you think are the main housing issues for people in Co Wicklow?
•
•
•
•
•
•
•
•
•
•
•
•
•

Accommodation is unaffordable in the home ownership & rental market
The under resourcing of those working tirelessly to ensure homes for people in Wicklow
Access to affordable & sustainable housing in happy, safe communities that are designed to
create positive life enhancing neighbourhoods
Single people units are not being built for men and women
We need a housing officer for each council (Municipal Area)
Homeless needs to be met – housing for all
Rent, homeless
Relying on the private sector is not an option, Lack of social housing, lack of security of
tenure to protect people against homelessness.
That you have tents outside the Bray council office an you are showing no justice or
humanity for those who clearly need help
That the systems that were put in place were inhumane and if change is implemented that
most of its spending is used correctly to help the homeless
Rent, not housing single men and women
No affordable housing, no social housing, no affordable rental, No rental anywhere
Lack of rent controls, no building of social housing, low threshold on rent allowance in the
rural areas of Wicklow

What do you think the solutions to housing issues are?
•
•
•
•
•
•
•
•
•
•
•

•
•

Implement a government policy to reduce housing costs i.e bring down house prices & bring
down rents
More resources – better policy – interagency cooperation
Neighbourhood building – creating ways for small groups of people to come together to
create a neighbourhood/housing co-op
Use the money each year allocated to the housing & collect Tax from the big companies eg
Apple and the money could go towards housing needs.
Open up empty house
Serious investment needs to be applied in social housing stock for the future
Rent controls need to be implanted on private landlords: and a workable housing
programme to tackle the housing demands and homelessness
To have shelters to help and house people through homelessness
Clearly to abolish all systems in place to be reworked, re-energised and true to those who
need help (no investigation thus far)
Putting money into housing, collect tax from the big companies200
Affordable & social housing/lower deposits, There are many people in limbo – earn too
much to apply for social housing, earn too little for banks, cannot afford 20% deposit on first
€200K
Introduce rent controls, build social housing, increase rent cap
Introduce more social housing, Fix homes take them of Nama and occupy them
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If you were Minister for Housing, what would your number one priority be?
•
•
•
•
•
•
•

•
•
•
•
•

Target vacant accommodation in all tenures – purchase/let/sell
Fill vacant accommodation
Tighter legislation on rent prices (increases, rates in relation to income of population)
Designing for sustainable, life affirming communities empowering local solutions
Increase rent allowance & build housing, take back Nama housing, put money in to empty
houses so people can be re-homed a lot quicker
Collect tax from the big companies
Call a housing crisis, transfer Nama housing units into public hands, Secure sufficient finance
to provide for the scale of social housing required to solve the problem, Introduce rent
controls
To house those outside the council building in Bray NOW!!
To implement proper housing which is regularly regulated and with real health and safety
issues in place. I’d not allow this to continue the way it is at present
Everything
Rent control, social & affordable housing, reign in the banks
Build social and affordable housing, release 280,000 Nama properties for accommodation
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