Irish Council for Social Housing (ICSH)

Feedback: Introduction

In response to the recent proposal by Dublin City Council to remove the exemption from
the Development Contribution Scheme for Affordable Purchase and Cost Rental
Housing, the ICSH welcomes the opportunity to make the following submission from
the Approved Housing Body sector based on our experience and successful track
record of delivering over 3,300 cost rental homes nationally since 2021. The ICSH has
over 270 AHB members nationally delivering social and affordable housing. Our largest
members, Respond, Cluid Housing, Tuath Housing, and Oaklee have been to the
forefront of delivering cost rental housing, driven by a clear mission to meet housing
need. This submission represents our members’ sectoral views. Larger AHBs have a risk
appetite for innovation which make them ideal delivery partners for national and local
government in scaling up this new tenure. The AHB sector aspires to both increase the
number of cost rental homes we are delivering nationally, and to increase the number
AHBs delivering cost rental homes. Our members are well placed to provide high-
quality homes at below-market rents, offering secure, long-term homes to middle
income earners who are unable to secure housing in the private market.

The successful AHB delivery of cost rental homes has only been achieved due to close
partnership work with Dublin City Council (DCC), the Department of Housing, Local
Government and Heritage (DHLGH), the Housing Finance Agency (HFA) and The
Housing Agency (HA) and with the support of the Housing Finance Agency (HFA) and the
European Investment Bank (EIB).

We wish to acknowledge DCCs plans to develop cost rental for key workers at scale
throughout Dublin City centre. These schemes have the potential to truly transform the
city centre and provide people with the opportunity to live in the neighbourhoods in
which they work.

We ask that the following exemption, cited in the Dublin City Council Development
Contribution Scheme 2023-2026 remains:

Circumstances where no contribution or a reduced contribution apply:

The following development will not be required to pay development contributions under
the Scheme:

Social & Affordable (Purchase & Cost Rental) housing units provided,

o in accordance with an agreement made under Part V of the Planning and
Development Act (as amended), or

o by a voluntary or co-operative housing body, which is recognised as such by the
Council






Context and Background

Cost rental accommodation remains a relatively new tenure in Ireland. The AHB sector
has been at the forefront of the rollout of these homes and is working to ensure the
continued evolution of the model to safeguard it as sustainable and replicable. We are
particularly interested in scaling up the provision of cost rental homes because it offers
households unable to access social housing a secure, affordable long-term rental
option at below market rents. However, this is a challenge due to:

1. Financial viability and rising costs

2. Meeting two core affordability parameters of achieving at least a 25% discount
on market rents and while aiming to ensure households only spend 30% of their
disposable income on theirrent.

These two elements together point to the ongoing challenge of ensuring the cost
recovery model remains affordable. Given the increased focus on mixed tenure
schemes, it also has the potential to threaten the delivery of social housing. The recent
ESRI report from April 2026 noted that ‘cost rental delivers substantial affordability
gains, with both an average and median discount of 29.9 per cent relative to market
rents’. This demonstrates the work undertaken in the AHB sector to achieve the
maximum discount on market rent for cost rental tenants.

Summary

The delivery of cost rental housing providing affordable, non-market homes gives a
significant social benefit to the local authority. Itis ourview that the introduction of
development levies on cost rental willimmediately threaten the delivery of cost rental
by AHBs and by extension, affordability for cost rental tenants in the DCC area.

By way of example, if the proposed increased Residential Development Contributions
were to be applied to the cost rental portion (over 60 units) of one of our member's
upcoming mixed tenure schemes in the DCC area, it would add €785,000 to the overall
cost, rendering the cost rental element unviable. In a mixed tenure scheme, this
threatens the delivery of not only the cost rental homes, but the entire scheme itself.

The cost rental housing model is built on recovering solely through tenant rents both the
upfront capital cost of development and ongoing management, maintenance and
lifecycle costs over a period of 40 years. As a result, increases in development costs
must be factored into this cost recovery framework. Higher costs result in higher rent
charges to tenants, where affordability is assessed on the basis of a maximum day one
rent that can be charged to recover costs, as set at a discount to market rents and a
maximum percentage of a tenant’s netincome.

The AHB sector also welcomed measures introduced as part of Budget 2025 to help
address challenges to the financial viability of cost rental delivery, especially cost






challenges. However, these challenges remain an issue, especially in an environment of
increasing construction costs, and require ongoing focus.

Crucially, any proposal to apply development levies to not-for-profit development
conflicts directly with the core rationale of development levy policy. Development levies
were originally introduced in Ireland as a form of planning gain, where for-profit
developments contribute a share of the land value uplift they experience by way of the
existence of local public amenities and infrastructure. Not-for-profit developments do
not benefit from uplifts in land values and therefore should not be subject to
development levies. Indeed, the ‘Dublin City Council Development Contribution
Scheme 2023-2026’ policy document is reflective of this core rationale, making various
references to not-for-profit development and facilities.

Over many years, the AHB sector has argued for exemption from development levies on
the same basis as local authorities, given our shared role in delivering social and
affordable housing to standardise existing practice, remove inefficiencies and ensure
consistency. This remains our position.

Please find below further evidence of our position, addressing:

J The significant role of AHBs in delivering cost rental housing in the Dublin area
demonstrating the relative success of the tenure to date, and the ongoing housing need
and demand and the need for more cost rental homes.

° The three areas outlined in DCCs proposal as rational for increasing income from
development levies in the city by removing the exemption on cost rental housing and
increasing the levy amounts and, why doing this to AHB cost rental provision is not an
appropriate response.

o Current viability challenges with delivering this tenure demonstrating the existing
financial constraints and why increased financial constraints will affect delivery by
AHBs and affordability for tenants.

The Role of AHBs in Delivering Cost Rental Housing

The ESRI recently cite that ‘nearly 60 per cent of cost rental homes have been provided
by Approved Housing Bodies (AHBs), Ireland’s non-profit housing organisations, with
the remaining 40 per cent provided by the state’s Land Development Agency (LDA), with
only a very small share delivered by local authorities (0.8 per cent). The properties are
overwhelmingly located in Dublin (more than 70 per cent)’. The AHB sector aspires to
both increase delivery output of cost rental homes, but also to increase the number of
individual AHBs delivering these homes.






Working with our statutory partners, AHBs have delivered 2,145 cost rental homes in the
four Dublin LAs over the three-year period 2022-2025. Driven by the mission to alleviate
housing need, the cost rental housing tenure aligns naturally with AHBs to provide high
guality homes, at affordable rents that offer long-term security of tenure, for a targeted
income group who struggle to secure a home. Additionally, research on AHB cost rental
tenancies noted high levels of tenant satisfaction across multiple measures from
tenant-landlord relationship to security of tenure, to management and maintenance .
Not only are AHBs delivering on the cost rental housing agenda, but our sector is also
doing so while maintaining the highest standards in home and tenancy management
therein is strong.

It is estimated in 2022 that almost 80% of all new AHB housing developments were
mixed tenure, significantly up from 20% in 2002. This is a crucial time for policy changes
with Delivering Homes, Building Communities indicating an even greater focus on the
provision of mixed tenure schemes, with AHBs named as key delivery partners and
central to achieving national social and cost rental housing targets. In mixed tenure
schemes, multiple tenures are co-dependant, and it is crucial that each are viable.
Reducing the financial viability of cost rental housing has in the recent past proven to
have a knock-on effect on the provision of social housing, i.e. if a mixed tenure scheme
cannot be delivered, no homes are delivered including the social homes. Imposing
additional levies on AHB developments, therefore, undermines Government objectives
by introducing avoidable cost barriers.

DCC Rationale

Dublin City Council’s proposal to introduce and increase development levies for
affordable housing including cost rental housing, cites the following concerns which it

aims to respond to.

1. The infrastructure and amenities required to support development must be
funded.

AHBs have a proven track record of investing in and supporting community building in
addition to the homes provided. AHBs invest in placemaking, deliver “income mixing”
that is key to community sustainability and bringing in and retaining other essential
social, economic and community infrastructure.

AHBs fully support the need for providing community infrastructure and amenities
however, as not-for-profit providers of cost rental homes, imposing development levies
for our sector means additional costs. This directly impacts project viability and
affordability as we must cover all costs, ultimately resulting in higher rents for tenants
and/or threatening delivery. The value of an AHB tenancy and housing management
model was highlighted in research examining the impact of cost rental housing on
tenants’ well-being . The AHB management model, especially in apartment type






buildings means that investment and support for community building and developing
social capital has already begun.

Furthermore, using data from Q3 2021-Q2 2025, the ESRI notes that despite cost rental
housing provision in Dublin being high, provision Dublin City itself needs to be expanded
significantly. This requirement for increased provision will be threatened further by any
increase in costs associated with the tenure and threatens to undermine the tenure
especially in major urban centres.

‘the tenure is currently concentrated in urban areas, with virtually no delivery outside
major population centres. Second, its roll-out to date has been disproportionately
toward suburban locations within the Dublin region. If cost rental is to evolve into a
central component of Ireland’s rental housing system, its geo graphic reach will need to
expand significantly. This includes greater provision in other large cities such as Cork,
Limerick, and Galway, in regional towns facing affordability and availability constraints,
and importantly, within Dublin city itself.

2. There is a serious shortfall in the funding available from development
contributions.

We acknowledge and empathise with the shortfall in funding available from
development contributions. However, we do not believe that it reasonable or logical that
the AHB sector would fund this shortfall as highlighted above.

We recognise that Dublin City Council is facing reductions in development levies as
increasing amounts of land which had previously been earmarked for private, for-profit
development is now being offered for the development of social and cost rental
housing, and that this, by direct extension, affects funding for the development of
amenities and infrastructure. It is our view that the imposition of levies to recoup this
shortfall would be regressive and could lead to critical housing not being built for those
who need it most. An alternative policy solution must be pursued to cover this shortfall.

3. Affordable and cost rental benefits from state support.

Local authorities are exempt from development levies because they deliver essential
public infrastructure and housing. AHBs deliver the same outcomes under State
regulation and should be treated equivalently in policy. Applying levies to one and not
the other creates an uneven and unjustified disparity.

AHBs are regulated, not-for-profit entities and applying additional levies to the provision
of cost rental housing is in contradiction to the aims of the State support provided to
ensure the viable delivery and affordability of rents of this tenure. Development levies
will increase costs and therefore reduce delivery capacity in our not-for-profit sector.

Financial Viability and Risk Profile






Costrental housing delivers revenues based on the cost recovery model. The cost
recovery modelis increasingly understood as being the sustainable funding model and
aligns the Irish non-profit social housing providers with European peers. Increasing
costs associated with delivery will result in increased costs to be recovered, thus
impacting affordability of the rents in this tenure (noting the requirement to achieve at
least a 25% discount on market rents, plus applying a 35% affordability measure on a
household’s income) . AHBs are achieving rents averaging 30% below market levels, as
confirmed in the ESRI’s April 2026 report, and there is a real risk that further cost
pressures risk making this difficult to sustain. According to the ESRI in Q2 2025 the
average cost rent was €1,457 per month, compared to €1,891 in the private rental
sector . The AHBs sector strives to achieve maximum rental discounts but rising costs
will make this increasingly difficult to sustain.

The introduction of the cost rental tenure model has been challenging from the outset,
with continued increase in the costs of delivery, management and maintenance since
2021. At a time of rising costs, scaling up delivery has meant that affordability remains a
challenge. Balancing rents that deliver “true” cost recovery within the required limit of a
minimum discount to private market rents of [25%] has required ongoing evolution of
the model through engagement with all partners.

We acknowledge the continued commitment of our partners in local and national
government, as well as the Housing Finance Agency, European Investment Bank and
private banks as debt funders, to enhancing the viability of cost rental housing.
However, while these measures are welcome, they have not had a sufficientimpact to
enable the scaling up of delivery or to expand the number of AHBs able to participate,
largely due to the level of risk involved.

The table below illustrates some typical costs rents of schemes delivered in relation to,
the salaries households have to earn in order to ensure rents are affordable at below
35% of theirincome. This demonstrates that currently it is only households that are at
the upper end of the income eligibility of €59,000 per year who are able to afford the
rents. Those just above the social housing income limits are currently not able to
comfortably afford cost rental housing and they are arguably in the most need of this
tenure. Increasing costs of providing cost rental homes will further push the affordability
measure and will not support provision within the currentincome limits of the tenure.

Beds Netincome Monthly netincome CostRent % income required Salary
required for 35% affordability

1 59000 €4,916.67 €1,406.00 28.6% € 48,205.71
2 59000 €4,916.67 €1,592.00 32.4% € 54,582.86

3 59000 €4,916.67 €1,648.00 33.5% € 56,502.86






