
housing Strategy

4Appendix



Meath County DevelopMent plan 2013–201926

2.0 POLICY BACKGROUND

1.1 Review of Meath County Housing Strategy 2007-2013 29

1.1.1  Population 29

1.1.2  Households 30

1.1.3  Housing Completions to Date 30

1.2 Vision 30

1.3 Context 30

Executive Summary 28

2.1 Statutory Background 31

2.2 National and Regional Policy Context 32

2.2.1  National Spatial Strategy for Ireland 2002-2020 (November, 2002) and 32

   Implementing the National Spatial Strategy: 2010 Update and Outlook 

(October, 2010) 

2.2.2  Regional Planning Guidelines for the Greater Dublin Area 2010-2022 32

(June, 2010) 

2.2.3  Housing Policy Statement (June, 2011) 34

2.2.4  Circular Housing 11/2012: Review of Part V of the Planning and Development  34

Acts, 2000-2012 (DoECLG, February 2012) 

2.2.5  Part V of the Planning and Development Act, 2000 – Housing Supply – 35

A Model Housing Strategy and Step-By-Step Guide (2000) 

2.2.6  National Housing Strategy for People with a Disability 2011–2016 35

(October, 2011) 

2.2.7  Managing and Resolving Unfinished Housing Developments – 36

Guidance Manual (August, 2011) 

2.2.8  Sustainable Residential Development in Urban Areas – Cities, Town and 36

 Villages (2009) 

2.2.9  Smarter Travel – A Sustainable Transport Future – A New Transport Policy for  36

Ireland 2009-2020 

Contents 

1.0 INTRODUCTION

3.1 Implications of Economic Climate on the Housing Strategy 37

3.2 Population Trends 37

3.3 Demographic Profile  40

3.4 Household Growth  40

3.5 Household Size  41

3.6 Housing Mix and Housing Types  41

3.0 POPULATION AND HOUSHOLD TRENDS



Meath County DevelopMent plan 2013–2019 27

4.0 HOUSING TARGETS AND LAND SUPPLY

4.1 Housing Targets 42

4.2 Land Supply 44

4.3 Private Housing Market 45

  4.3.1  Introduction 45

  4.3.2  Outlook for Private Housing Market 45

4.4 Private Rented Sector 46

  5.0 HOUSING AFFORDABILITY

5.1 Introduction 47

5.2 Household Incomes 47

5.3 House Prices 48

  5.3.1  Future House Prices 49

  5.3.2  Affordability Analysis and Associated Affordable Housing demand 50

  5.3.3  Projected House Prices 2012 to 2022 54

  5.3.4  Conclusion 54

5.4 Social Housing 54

  5.4.1  Government Policy 54

  5.4.2  The Housing (Miscellaneous Provision) Act, 2009 55

  5.4.3  Assessment of Housing Need 55

  5.4.4  Social Housing Delivery 55

  5.4.5  Provision of Social Housing under Part V of the Planning and Development 55

   Acts 2000-2012 

  5.4.6  Rental Accommodation Scheme (RAS), Leasing Initiatives and Housing 56

   Assistance Payment

  5.4.7  Provision of Social Housing in partnership with Voluntary Bodies and  56

   Housing Co-operatives

  5.4.8  Casual Vacancies 56

  5.4.9  Purchase of New or Second Hand Dwellings 57

  5. 4.10 Construction of New Accommodation 57

  5.4.11 Meeting Social and Affordable Housing Demand (pre-June 2011) housing 57

   policy amendments)

5.5 The Housing Needs of Persons with Special Requirements 59

  5.5.1 Travellers 59

  5.5.2 Homeless Persons 62

  5.5.3 People with Disabilities 62

  

  

6.0 INTERIM REVIEW OF STRATEGY

References  63



Meath County DevelopMent plan 2013–201928

housing StrategyA4

EXECUTIVE SUMMARY

This Housing Strategy has been prepared by 
Meath County Council and Downey Hynes 
Partnership in accordance with the relevant 
legislative requirements of the Planning & 
Development Acts, 2000–2011, in particular 
Part V of the Planning and Development Act, 
2000, Part II of the Planning and Development 
(Amendment) Act, 2002, and the provisions of 
the Planning and Development (Amendment) 
Act, 2010. The requirements set out within the 
Housing (Miscellaneous Provisions) Act, 2009 
are also complied with throughout the Housing 
Strategy. 

The Strategy relates to the period 2013-
2019 (being the period of the lifetime of the 
forthcoming County Meath Development Plan), 
and replaces the Housing Strategy adopted by 
Meath County Council in 2007.

County Meath experienced an exceptionally 
high level of growth over the last decade. This 
level of growth has not been equal across the 
county, with quite significant variations in terms 
of population change. This Housing Strategy sets 
out an overall framework for the supply of land 
to meet the housing needs arising in the county. 

The overarching purpose of a housing strategy 
is to ensure that the proper planning and 
sustainable development of the area of the 
development plan provides for the housing 
of the existing and future population of the 
county in an appropriate manner. The planning 
legislation specifies that a housing strategy will 
take the following into account:

 L the existing need and the likely future need 
for housing;

 L the need to ensure that housing is available 
for persons who have different levels of 
income;

 L the need to ensure that a mixture of house 
types and sizes is developed to reasonably 
match the requirements of the different 
categories of households, and including 
the special requirements of elderly persons 
and persons with disabilities; 

 L the need to counteract undue segregation 
in housing between persons of different 
social backgrounds;

 L the provision of an estimate of housing 
for the purposes of the provision of social 
housing support within the meaning of the 
Housing (Miscellaneous Provisions) Act, 
2009; and,

 L the provision of an estimate of housing for 
eligible households (within the meaning of 
section 78 of the Housing (Miscellaneous 
Provisions) Act, 2009.

The Government’s Housing Policy Statement 
(16 June, 2011) announced the standing down 
of all existing affordable housing programmes 
to reflect current affordability conditions. 
The Statement also confirmed that Part V 
of the Planning and Development Act, 2000 
is to be reviewed, such that planning gain 
can be achieved for residential development 
through resourcing of social housing 
supports. Subsequently, in February 2012, 
the Department of Environment, Community 
and Local Government Circular ‘Housing 
11/2012’ stated that this review of Part V has 
commenced (under the direction of the Housing 
and Sustainable Communities Agency). The 
Strategy refers to social and affordable housing 
assessment in later sections. 

The Housing and Sustainable Communities 
Agency published the Housing Needs 
Assessment (2011) which provides a ‘snap-
shot’ assessment based on an extract of data 
from each housing authority in respect of each 
household that has been approved for social 
housing support at 31st March, 2011. Meath is 
recorded as having a net housing need of 3,255 
(the total need of Meath County Council, Kells, 
Navan and Trim Town Councils).

The main findings and recommendations of the 
Housing Strategy include the following:

 L The Housing Strategy aligns with the 
population and housing targets set out 
in the Regional Planning Guidelines for 
the Greater Dublin Area 2010-2022. The 
projected population of Meath is 195,898 
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persons in 2016, rising to 210,260 persons 
by 2022. 

 L The housing targets for Meath, set out 
within the Regional Planning Guidelines, 
are 79,729 units for 2016 and 95,458 
units for 2022. This is equivalent to a 
requirement for an additional 8,211 
housing units between 2013-20161, and an 
additional 7,402 units between 2017-20192.

 L The average household size in 2011 was 
2.90 and, in accordance with the Regional 
Planning Guidelines, this is projected to 
fall to 2.62 by 2016, while falling further 
again to 2.35 by 2022. This will invariably 
have implications on the annual target for 

1  This assumes delivery of 1,821 units by 31st December 2012 (rounded figures).
2  A further 8,327 units will be required over the period 2020-2022 inclusive (to meet the RPG targets for 2022) (rounded figures)

housing production over the life of the 
housing strategy (e.g. while an average 
of 2006.4 units may be required per 
annum between 2012-2016, when the 
average household size is considered, 
the distribution of the total housing 
requirement per annum will vary).

 L The anticipated social and affordable 
housing need for County Meath between 
2012-2022 is 4,064 units, which 
represents an increase on the Housing 
Need Assessment (2011) figure of 3,255 
units for County Meath. The annual 
housing shortfall, as a percentage of total 
households, will vary between 17.41% 
(2012) and 15.37% (2019).

1.0 Introduction

1.1  REVIEW OF MEATH COUNTY 
HOUSING STRATEGY 2007-2013

In order to prepare a robust and evidence-led 
housing strategy for the period 2013-2019 
and beyond, it is appropriate to briefly review 
the Housing Strategy contained within the 
Meath County Development Plan 2007-2013. 
This process facilitates an assessment of the 
progress that has been achieved to date and, 
in recognition of the very different economic 
circumstances in which the county and country 
now operate, represents an opportunity to 
ensure an evidence-based and realistic housing 
strategy is formulated.

It is important to note that the 2007-2013 
Housing Strategy was prepared during an era of 
unprecedented growth, with the housing sector 
representing a major component of the national 
economy.

1.1.1  Population
In the Meath County Development Plan 2007-
2013, the Planning Authority projected that the 
population of the County would increase from 
160,799 persons to 207,036 persons between 
the beginning of 2006 and the end of 2013, 
with the population projected to reach 188,779 
and 195,495 by the start of 2011 and 2012 
respectively.

The Census 2011 results identified the 
population of the County to be 184,135 
persons, and this is projected to reach 186,430 
persons in 2012 (based on RPG growth rates), 
incorporating a more modest growth scenario 
of 1.257%. This annual growth rate is projected 
to continue until 2016, which would see the 
projected population of 195,898 being met (in 
2016).
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1.1.2  Households
The 2007-2013 housing strategy projected that 
29,5083 units would be constructed (between 
01st  January 2007 and 31st December 2013), 
with the total number of households in the 
County projected to reach 71,372, 75,277 and 
79,054  units at the start of 2011, 2012 and 
2013 respectively. The Census 2011 results 
confirm that there are now 69,697 units in the 
County. The actual number of households to 
be constructed is sensitive to average 
household size. 

The Regional Planning Guidelines for the 
Greater Dublin Area 2010-2022 set out an 
occupancy rate of 2.62 in 2016, falling to 
2.35 in 2022. In contrast, the 2007-2013 
housing strategy and related unit construction 
projections were based on a premise of the 
average household size falling to 2.548 in 2013. 
The Census 2011 results infer a population to 
household ratio equating to 2.90 persons per 
household in the County. The RPGs have been 
complied with in the formulation of the 2013-
2019 Housing Strategy for the County.

1.1.3  Housing Completions to Date
Housing completions have averaged 1,6884 
units between 2007-2011 (inclusive), compared 
with the projected average of approximately 
3,500 units per annum contained within the 
County Housing Strategy (Table 21 of the 2007-
2013 Housing Strategy).

1.2  Vision

To ensure the successful implementation of 
this strategy, the formulation and application of 
a working vision is beneficial. In drawing up this 
vision, Meath County Council has been mindful 
of devising a robust and evidence-based 
strategy, in an integrated manner. It is important 
that all elements of society are given due 
regard and, accordingly, the Housing Strategy is 
guided by the following vision:

“To facilitate and promote a robust 
and sustainable housing strategy 
that plans and provides for the 
housing needs of all citizens, thereby 
promoting equality, social inclusion 
and ensuring the delivery of quality 
outcomes for the resources invested”

The overall aim of wider housing policy is to 
enable every household to have available an 
affordable dwelling of good design, suited to its 
needs, in a quality environment and, as far as 
practicable, at the tenure of its choice. Those 
who can afford to do so should provide housing 
for themselves through the range of options 
available to them, and those unable to do so 
should have access to social housing provided 
by Meath County Council.

1.3  Context 

The Housing Strategy is grounded in a holistic 
approach to relevant planning policy and 
statutory provisions (see section 2.0). The 
Core Strategy relating to the Meath County 
Development Plan 2013-2019 provides an 
evidence-based demonstration as to how the 
County Development Plan 2013-2019 and the 
Housing Strategy 2013-2019 are consistent 
with Regional Planning Guidelines (RPGs) and 
the National Spatial Strategy (NSS).  

Section 3.0 provides a detailed assessment 
of population trends in County Meath, 
encompassing various strands such as the 
demographic profile and household growth, 
size, mix and type requirements. Other 
aspects such as the links between nationality 
and migration flows are also explored (an 
important component as where emigration 
is localised within certain areas of the county 
there will be the potential for higher rates of 
vacancies in the short-medium term). Each of 
the aforementioned elements will influence 
the composition and make-up of the Housing 

3  Meath County Council (2007) Meath County Housing Strategy – Meath County Development Plan 2007-2013. p. 198 section 5.1 
Executive Summary
4  CSO Census 2006 Total Households in Meath = 61,257 units; CSO Census 2011 Total Households in Meath = 69,697 units. The 
1,688 units annual average is derived by distributing the 8,440 units delivered between both Census dates equally among each year 
(i.e. 2007-2011 inclusive)

A4
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Strategy, and this is discussed (in the context 
of supply of, and demand for, housing and 
development land for housing) in section 
4.0. The housing targets and land supply are 
described in detail throughout section 4.0, while 

section 5.0 assesses housing affordability in the 
context of household income levels, household 
prices, the changing face of social housing 
provision and the ways in which those with 
special requirements are facilitated.

Map 1: Context Map, County Meath

2.0 Policy Background

2.1  Statutory Background

The preparation of a Housing Strategy is a 
requirement under Part V of the Planning & 
Development Acts, 2000–2011. The planning 
legislation requires each Planning Authority 
to prepare a housing strategy which is to 
inform, and be integrated into, their County 
Development Plan. The Housing Strategy 
essentially has the purpose of:

 L Ensuring that sufficient zoned and serviced 
lands are available for residential purposes, 
to address the existing need and the 
likely future need for housing (including 
social housing), as set out in the County 

Housing Strategy. Such lands should be 
located in suitable locations in accordance 
with the proper planning and sustainable 
development of the county;

 L Ensuring that that housing is available 
for persons who have different levels of 
income and to set out the distribution of 
this housing;

 L Ensuring that a mixture of house types and 
sizes is developed to reasonably match the 
requirements of the different categories 
of households, and including the special 
requirements of older people and persons 
with disabilities; 

 L Ensuring that undue segregation is 
counteracted in housing between persons 

A4
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of different social backgrounds;
 L Provide that a specific percentage, not 

exceeding 20%, of the land zoned in the 
Development Plan for residential use or a 
mix of uses (of which residential is one), 
shall be reserved for those in need of social 
and affordable housing5 in the area. This 
reservation will provide housing for the 
purposes of either or both:

 L the provision of an estimate of   
  housing for the purposes of the 
  provision of social housing   
  support within the meaning of the
  Housing (Miscellaneous Provisions) 
  Act, 2009; and,
 L  the provision of an estimate 
  of housing for eligible households 
  (within the meaning of section 78 
  of the Housing (Miscellaneous 
  Provisions) Act, 2009

2.2  National and Regional Policy 
Context

2.2.1  National Spatial Strategy for 
Ireland 2002-2020 (November, 2002) 
and Implementing the National Spatial 
Strategy: 2010 Update and Outlook 
(October, 2010)

The National Spatial Strategy (NSS) 2002-
2020 sets out the planning framework for the 
future sustainable development of Ireland. 
The NSS aims to achieve the optimum level 
of social, economic and physical development 
across Ireland. It seeks to accelerate regional 

5  The Government’s Statement on Housing (16th June, 2011) announced the standing down of all affordable housing programmes 
and the review of Part V of the Planning and Development Act, 2000. Social housing provision shall continue to be accounted for 
but, in recognition of market conditions, the affordable housing aspect shall no longer be applied.

economic and population growth by utilising 
a more strategically focussed planning 
system that puts regional gain before local 
considerations. By seeking to facilitate people 
to live and work within the same area, the 
NSS aims to achieve a better quality of life for 
people, a more competitive economic position 
and a quality environment throughout Ireland. 

Within the Greater Dublin Area (GDA), the NSS 
seeks to maintain the distinction between 
the city and town components, and primarily 
directs development to the Metropolitan Area 
and Primary Growth Centres in the Hinterland 
Area (and to the smaller development centres). 
The NSS Update and Outlook (2010) report 
represents a reaffirmation of Government 
commitment to implementing the long-term 
planning framework, together with a statement 
of new policies and objectives having regard to 
environmental, budgetary and economic trends 
and challenges.

The NSS requires that Regional Planning 
Guidelines are implemented throughout the 
country. For Meath, the Regional Planning 
Guidelines for the Greater Dublin Area 2010-
2022 apply.

2.2.2  Regional Planning Guidelines 
for the Greater Dublin Area 2010-2022 
(June, 2010)

The Regional Planning Guidelines (RPGs) 
give regional effect to the strategic planning 
framework of the NSS, identifying a vision for 
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the Guidelines’ lifespan so that the Greater 
Dublin Area (GDA) can be an economically 
vibrant, active and sustainable international 
Gateway Region, with strong connectivity 
across the region, nationally and worldwide. 
The Guidelines provide housing and population 
targets for individual counties within the 
GDA, basing these on regional and national 
population targets set by the NSS. The targets 
were reviewed for the current Guidelines 
(2010), and these must be incorporated into 
the Development Plan through the Core 
Strategy (including the percentage of new 
housing provision to be directed towards the 
metropolitan areas within each council. 

The RPGs highlight the regional population 
targets for 2016 and 2022, with the Mid-
East set at 594,600 and 639,700 respectively 
(the 2022 figure aligns with the ‘low range’ 
figure published by the Department of 
the Environment, Community and Local 
Government, in accordance with the September 
2009 Population and Hub Targets document). 
Housing allocations for local authorities, as set 
out in the RPGs, indicates a housing allocation 
for Meath County Council of 61,257 from the 
2006 Census, and allocates a housing target 
of 79,729 and 95,458 for 2016 and 2022 
respectively.

Total Metropolitan

Population 2016

Metropolitan

Population to be

Accommodated by

Each Region

Metropolitan

Population Allocated

to Each Council

Housing Increase:

Proportion of Total  

Allocation to Be Directed 

to the Metropolitan Area 

2006-2016

GDA:

Minimum of 

1,373,900

Provided for: 

1,424,877

Dublin:

1,287,914

Dublin City: 563,512 42,421 (100%)

Dun Laoghaire/

Rathdown: 206,322

19,284 (94%)

Fingal: 236,157 24,426 (85%)

South Dublin: 281, 923 27,610 (99%)

Mid East:

136,963

Kildare: 67,012 8,718 (35%)

Meath: 13,738 2,032 (11%)

Wicklow 56,213 8,090 (42%)

Table 1: RPG Population and Housing Distribution Table for Target Year 2016

An estimated 8,4406 units were built between 
2007 and 2011 (inclusive), and the County 
has a housing stock in 2011 of 69,697 units. 
Noting this, Meath has a remaining target 
up to the end of 2016 of 10,0327 units and a 
further 7,402 units targeted to 2019, resulting 
in a total of 15,613 units being required over 
the Development Plan period 2013-20198 (the 
annual housing provision will vary). Meath 
County Council is mindful of ensuring that 
sufficient zoned residential land is available 

throughout the lifetime of the development 
plan and beyond to meet anticipated needs 
and allow for an element of choice and, 
in accordance with Development Plans – 
Guidelines for Planning Authorities (DoECLG, 
2007), enough land should be made available 
to meet residential needs for the next 9 years. 
The Housing Strategy notes that, on the basis 
of 15,613 units being required between 2013-
2019, 8,327 further units will be required 
between 2020-2022; is it prudent to thus 

6  The sum difference between the total households recorded in Co. Meath in 2006 (CSO, Census 2006) and the total households 
recorded in Co. Meath in 2011 (CSO, Preliminary Census Results)
7  10,032 units are required between 2012-2016; however, having regard to declining household sizes as stated in the RPGs, it is 
assumed 1,821 units will be delivered by 31st December 2012 (rounded figures)
8  note: 2012 allocation assumed, as pre-Development Plan adoption
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provide sufficient zoned land for 23,940 units 
(the expected demand arising within the 
development plan period of six years and for 
the equivalent of 3 years demand beyond the 
date on which the current plan ceases to have 
effect).

2.2.3  Housing Policy Statement (June, 
2011) 

The Housing Policy Statement sets out the 
vision for the future of the housing sector in 
Ireland. It represents a framework for legislative 
and policy initiatives to respond to and address 
emerging conditions in the housing sector. 
Launched in 2011, the new housing policy 
statement takes account of the sudden collapse 
in the residential property market and the 
unprecedented rate of growth experienced 
in Ireland. The Statement includes aims for a 
more equitable treatment of housing tenure, 
advocates new mechanisms for the delivery 
of permanent social housing, and outlines 
the transfer of responsibility for long term 
rent supplement recipients to local authority 
housing. Importantly, in recognition of current 
market conditions, the Statement directs that 
all affordable housing schemes be stood down 
and announces a formal review of Part V of the 
Planning and Development Act, 2000.

Some of the earlier housing policy documents 
include ‘Delivering Homes, Sustaining 
Communities’ (2007) and ‘Housing Policy 
Framework: Building Sustainable Communities’ 
(2005).

9  On the basis of there being 69,697 units in Meath in 2011 (CSO, Census 2011), there will be a need for 25,761 units to be delivered 
by 2022 (to meet the RPG 2022 target of 95,458 units); the 23,940 units figure is derived based on the assumption that 1,821 units 
will be delivered in 2012 (before the adoption of the Meath County Development Plan 2013-2019) (rounded figures)

2.2.4  Circular Housing 11/2012: 
Review of Part V of the Planning and 
Development Acts, 2000-2012 (DoECLG, 
February 2012)

The Housing and Sustainable Communities 
Agency is coordinating a review of Part V, on 
behalf of the Department of Environment, 
Community and Local Government, to consider 
how planning gain can still be captured (through 
the resourcing of social housing supports) while 
taking account of prevailing housing market 
conditions. Circular 11/2012 provides an update 
to all local authorities, and indicates that, while 
the planning authority should examine all 
options or combinations of options to comply 
with Part V requirements in meeting statutory 
obligations and the concerns of the housing 
developer, in light of: 

 L market conditions; 
 L the financial position of local authorities and 

the Exchequer; 
 L the oversupply of affordable housing which 

emerged over the course of 2008-2009; and
 L the extent to which local authorities 

delivered very substantially on the social 
integration aspects of Part V,

pending the outcome of the Part V review, Part 
V obligations should be discharged through 
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mechanisms that place no additional funding 
pressures on authorities. The Circular provides 
examples of such options, including a financial 
contribution, a reduced number of units or land 
in lieu.

2.2.5  Part V of the Planning and 
Development Act, 2000 – Housing 
Supply – A Model Housing Strategy 
and Step-By-Step Guide (2000) 

This document is designed to assist local 
authorities in the preparation of housing 
strategies, setting out a model approach to 
guide the development of housing strategies 
as required under Part V of Planning & 
Development Acts, 2000–2011. Part V sets out 
requirements for local authorities to prepare 
housing strategies as an integral component 
of development plans. In addition, Part V gives 
powers to Local Authorities to obtain up to 
20% of land zoned for housing development at 
“existing use value” rather than “development 
value” for the delivery of social and affordable 
housing. Part V agreements refer to the 
agreement between a developer (applicant) 
and the planning authority outlining how the 
developer will meet his/her obligations under 
Part V. Compliance options include building 
and transfer of houses on or off-site, land or 
sites elsewhere, the payment of a financial 
contribution or a combination of these elements. 
The key purposes of Part V are to improve the 
supply of social and affordable housing and to 
offset undue segregation in housing between 
persons of different social backgrounds.

In June 2011, the Housing Policy Statement 
released by the Department of Environment, 

Community and Local Government (see earlier 
description) directed that all affordable housing 
schemes are to be stood down and announced 
a formal review of Part V of the Planning & 
Development Acts, 2000–2011 which is now 
underway. 

2.2.6  National Housing Strategy for 
People with a Disability 2011-2016 
(October, 2011)

The Strategy was introduced to establish a 
framework for the delivery of housing for people 
with a disability through mainstream housing 
policy, underpinned by the following vision:

“To facilitate access, for people with disabilities, 
to the appropriate range of housing and related 
support services, delivered in an integrated and 
sustainable manner, which promotes equality of 
opportunity, individual choice and independent 
living”

The strategy sets out 9 strategic aims each of 
which identifies a series of actions points to 
guide the implementation process. Three pieces 
of research were commissioned to support the 
strategy: (a) A Review of Good Practice Models 
in the Provision of Housing and Related Supports 
for People with a Disability; (b) A Review of the 
Housing and Support Options for People with 
Mental Health Related Housing Needs, and; (c) 
The Potential Role of the Private Rented Sector 
in the Provision of Accommodation for People 
with Disabilities. The strategy, referring to 
census (2006) data, details the number of people 
with disabilities in each local authority area, with 
7.4% (or 12,076 persons) of Meath’s population 
having a disability. 
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2.2.7  Managing and Resolving 
Unfinished Housing Developments - 
Guidance Manual (August, 2011)

The Department of Environment, Community 
and Local Government has undertaken an 
annual National Housing Development Survey, 
with figures available from the 2010 survey 
and, more recently, the survey conducted 
over Summer 2011. These surveys have 
confirmed that there are a significant number 
of housing developments where houses had 
been commenced but had not yet been fully 
completed. The Guidance Manual aims to 
highlight specific roles and responsibilities 
that key stakeholders must play in managing 
and resolving developments facing difficulties, 
the principle mechanisms available to address 
unfinished housing developments, restoring 
confidence in the housing market and securing 
sustainable long-term uses of vacant property in 
line with Government policy and housing need.

The Department’s Housing Inspectorate 
completed the National Housing Development 
Survey 2011 which covered all housing 
developments of two or more dwellings over a 
survey period from June to September 2011. 

2.2.8  Sustainable Residential 
Development in Urban Areas – Cities, 
Town and Villages (2009) 
The Guidelines relate to development in larger 
urban centres, towns and villages, together 
with individual homes and their environs. They 
focus on creating sustainable communities by 
incorporating the highest design standards and 
providing a coordinated approach to the delivery 
of essential infrastructure and services, within 

a quality living environment. The guidelines 
advocate increased residential densities where 
appropriate, particularly in circumstances close 
to public transport nodes. A Best Practice 
Urban Design Manual supports the Guidelines, 
setting out appropriate standards and best 
practice examples. 

2.2.9  Smarter Travel – A Sustainable 
Transport Future – A New Transport 
Policy for Ireland 2009-2020 

In 2009, the Department of Transport published 
this policy which highlights the key importance 
of investment in transport to ensure an efficient 
economy and continued social development. The 
policy highlights the steps needed to encourage 
people to choose sustainable transport modes 
such as walking, cycling and public transport. 
Integrated land use and transportation planning 
is an important conduit to achieving greater 
efficiencies, reduced emissions and improved 
accessibility among other goals. An integrated 
approach promotes the directing of housing to 
cities, towns and villages with appropriate public 
transport connections, as indicated within the 
NSS and RPGs. 

A4



Meath County DevelopMent plan 2013–2019 37

housing Strategy

3.0 Population and Household Trends

3.1  Implications of Economic Climate 
on the Housing Strategy

The Irish economy and the housing market 
cannot be analysed with any level of certainty in 
the current climate. Those components which 
would typically be considered in preparing a 
housing strategy, including of course factors 
influencing housing demand such as household 
income levels, employment, demographics (net 
emigration in contrast with major population 
growth, linked to immigration, during the ‘Celtic 
Tiger’) and mortgage availability are all suffering 
major shocks within the wider economic crisis. 
Household sizes are continuing to fall, with 
the RPGs projecting Meath occupancy rates to 
equate to 2.62 persons per household (pph) by 
2016, and falling further to 2.35 pph by 2022. 
This is placed in context with the CSO Census 
2011 occupancy rate in Meath equating to 2.90 
pph. Put simply, with lower occupancy rates, 
more housing could be required to cater for a 
similar population. However, factors such as the 
ongoing economic difficulties and difficulties 
in securing mortgage approval could see many 
delaying the purchase of a dwelling.

3.2  Population Trends 

The historic and current population of Meath 
has been assessed in order to set the 
context for the Housing Strategy. The County 

experienced significant population increase over 
the last fifteen years, growing from 109,732 
in 1996 to 184,135 in 2011, which equates to 
an increase of some 67.80%. However, this 
growth is primarily attributable to the growth of 
the county’s population between 1996-2002 (in 
excess of 22%) and between 2002-2006 (which 
saw a 21.51% growth), while the period 2006-
2011 saw 13.08% growth. 

A cursory comparison of Meath’s rate of 
population growth with the other counties 
in the Greater Dublin Area demonstrates the 
significance of Meath’s population increase, 
which is second only to Fingal in terms of 
percentage population change 2002-2011 
(39.50% compared with 37.41%). Other 
counties in the Greater Dublin Area which 
experienced less significant growth include 
Dun-Laoghaire Rathdown (with a modest 
7.54% population change between 2002-2011), 
while Wicklow recorded a 19.15% rate of 
growth over the same period.

The population of Meath now accounts for 
10.21% of the total population within the Greater 
Dublin Area (having previously accounted for 
8.73% in 2002 and 9.79% in 2006). 

The County population analysis is set out in 
Table 2, Graph 1 and Graph 2, together with 
Map 2 overleaf.
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Area/Region
Population

1996
Population

2002
Population

2006
Population

2011
% Change-

2002-06
% Change-

2006-11
% Change-

2002-11
% of GDA
Total Pop-

2002

% of GDA
Total Pop-

2006

% of GDA
Total Pop-

2011

Dublin
Region

Dublin City 481,854 495,781 506,211 527,612 2.10 4.23 6.42 32.29% 30.45% 29.24%

Dún Laoghaire – 
Rathdown

189,999 191,792 194,038 206,261 1.17 6.30 7.54 12.49% 11.67% 11.43%

Fingal 167,683 196,413 239,992 273,991 22.19 14.17 39.50 12.79% 14.44% 15.19%

South Dublin 218,728 238,835 246,935 265,205 3.39 7.40 11.04 15.55% 14.85% 14.70%

Dublin Region Total 1,058,264 1,122,821 1,187,176 1,273,069 5.73 7.24 13.38 73.13% 71.41% 70.56%

Mid-East
Region

Kildare 134,992 163,944 186,335 210,312 13.66 12.87 28.28 10.68% 11.21% 11.66%

Meath 109,732 134,005 162,831 184,135 21.51 13.08 37.41 8.73% 9.79% 10.21%

Wicklow 102,683 114,676 126,194 136,640 10.04 8.28 19.15 7.47% 7.59% 7.57%

Mid-East Region Total 347,407 412,625 475,360 531,087 15.20 11.72 28.71 26.87% 28.59% 29.44%

GDA Total 1,405,671 1,535,446 1,662,536 1,804,156 8.28 8.52 17.50 100.00% 100.00% 100.00%

Table 2: Meath Population Analysis 1996-2011

Graph 1: Meath (and Greater Dublin Area) Population Analysis 2002-2011
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Graph 2: Meath (and Greater Dublin Area) Population Analysis Percentage Change 2002-2011

A4

Map 2: Percentage Population Change in Meath 2002-2011



Meath County DevelopMent plan 2013–201940

housing Strategy

The major settlements of County Meath, 
namely those identified within the settlement 
hierarchy of the Regional Planning Guidelines 
for the Greater Dublin Area 2010-2022, all 
experienced significant population growth 
between 1996-2011. Growth rates for these 
towns included a c. 28% increase in the 
population of Navan between 2002-2006, a 
c. 34% increase in population in Ashbourne 
during the same period, while Kells experienced 
growth of c. 19% in its population. Indications 
from the first tranche of Census 2011 results 
published on population at the level of electoral 
divisions suggests further growth occurred in 
the main towns of Meath during 2006-201110.

3.3  Demographic Profile

Meath’s population differs from the national 
average (see population pyramids divided by 
sex below, using Census 2011 data). Meath 
boasts a high percentage of children in the 
0-4 age cohort, and a high percentage of 
adults in the 25-29, 30-34 and 35-39 cohorts. 
Furthermore, Meath has a relatively low 
percentage of adults in the 70+ age cohorts. 
This indicates that Meath has a high 
proportion of young families.

10  While CSO Census 2011 results were released in March 2012, the level of detail required to fully analyse local level population 
change had not been published during the preparation of the Housing Strategy.

Graph 3: Population Pyramids for State and Meath 2011

3.4  Household Growth 

Household growth is one of the primary forces 
that drive increases in housing demand. 
Demand for housing is strongly influenced 
by demographics, social factors (e.g. rising 
divorce rate) and economic factors (e.g. double-
income households, economic climate, etc). 
Demographics determine household formation 
to a significant extent, as new households are 
formed at different rates within the various 

age and income groups. An area’s household 
numbers will increase by aging of the existing 
population, if age groups with higher household 
formation rates increase their percentage 
contribution to the area’s total population (for 
example, the 25-34 cohort of first-time buyers). 
From the late 1990s until the economic collapse 
in 2007, Ireland experienced strong population 
growth, a reduction in household sizes, 
increased age groups with higher household 
formation rates, together with net immigration. 
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Additional factors which contributed to housing 
demand include an increase in divorce rates, 
higher incomes and a significant investment in 
the buy-to-let property market. 

3.5  Household Size 

The Census 2011 results indicate that Meath 
has a total of 69,697 households, and show that 
Meath has a population of 184,135 persons; the 
Census population to Household Ratio equates 

to 2.90 persons per household in Meath.
The RPGs project an occupancy rate (in Meath) 
of 2.35 in 2022 and, in order to comply with 
the projections set out within the RPGs, the 
Housing Strategy applies an extrapolation 
of the 2011 household size (2.90) through 
the intervening period up to 2022 where the 
occupancy rate is projected to be 2.35. Through 
this process, the Housing Strategy is consistent 
with the Regional Planning Guidelines:

Year Meath County 
Population Average Household Size

1996 109,732 3.47

2002 134,005 3.30

2006 162,831 3.04

2011 184,135 2.90

2012 186,430

2013 188,753

2014 191,105

2015 193,487

2016 195,898 2.62

2017 198,226

2018 200,582

2019 202,966

2020 205,379

2021 207,820

2022 210,260 2.35

Table 3: Average Household Size 1996-2022 (as per Regional Planning Guidelines for the 
Greater Dublin Area 2010-2022)

3.6  Housing Mix and Housing Types 

The provision of a mix of housing types 
and uses can contribute to more attractive 
residential areas and facilitates a greater 
diversity of buildings scales and forms. By 
providing for a range of housing with regard 
to dwelling type, size and affordability levels, 
supplemented by community facilities and 
services, the quality of life of citizens can be 

enhanced and communities can develop in 
a sustainable manner. A strong mix of both 
housing types and sizes contributes to the 
realisation of balanced communities. Meath 
County Council recognises the changing 
demographic profile of the County, and will 
seek the provision of a wider mix of housing 
types to cater for same.
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4.0 Housing Targets and Land Supply

4.1  Housing Targets 

The Regional Planning Guidelines for the 
Greater Dublin Area 2010-2022 provide 
population and housing target figures which 

have taken account of the economic and 
property collapse and the clear oversupply 
being experienced in the Irish housing market. 
The RPGs describe the housing allocation for 
each local authority in 2016 and 2022:

Council 2006 Census 2016 2022

Dublin City 223,098 265,519 319,903

Dun Laoghaire Rathdown 77,508 98,023 117,893

Fingal 89,909 118,646 142,144

South Dublin 87,484 115,373 137,948

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

Table 4: RPG Housing Targets 2016 and 2022

The housing target for Meath for 2016 is 79,729 
units, rising to 95,458 units in 2022. Between 
2006 and 2016, 18,472 units are required to be 
delivered. Given that Meath has an estimated 
69,697 units in 2011 (using Census 2011 
results), there is a requirement for 10,032 
units to be provided by the end of 2016. This 
would be equivalent to the production of an 
annual average of 2006.4 units in 2012-2016 
(although it is important to note that projected 
annual provision will vary11, and 8,211 units will 
be required between 2013-2016). The RPGs 
indicate that between 2017-2022, 15,729 
additional units will be required, (equating to an 
average annual production over 2017-2022 of 
2,622 units12). Accordingly, the target for Meath 
for the Development Plan period 2013-2019 is 
15,613 units13. 

Meath County Council is mindful of ensuring 
that sufficient zoned residential land is available 
throughout the lifetime of the development plan 
and beyond to meet anticipated needs and allow 
for an element of choice and, in accordance with 
Development Plans – Guidelines for Planning 
Authorities (DoECLG, 2007), enough land should 
be made available to meet residential needs for 
the next 9 years. The Housing Strategy notes 
that, on the basis of 15,613 units being required 
between 2013-2019, 8,327 further units will be 
required between 2020-2022; it is prudent to 
thus provide sufficient zoned land for 23,940 
units14 (the expected demand arising within the 
development plan period of six years and for 
the equivalent of 3 years demand beyond the 
date on which the current plan ceases to have 
effect).

11  It is assumed that 1,821 units will be delivered over the course of 2012, with a requirement for an additional 8,211 housing units 
between 2013-2016 (in order to meet the RPG housing target of 79,729 units in 2016). (rounded figures)
12  While the average annual housing unit requirement is 2,622 units between 2017-2022, the actual projected annual volume of 
delivery will vary having regard to the declining average household size (as per the RPGs), from 2.90 persons per household (pph) in 
2011 (CSO, 2011) to 2.62 pph in 2016 (RPG data) and 2.35 pph in 2022 (RPG data). (rounded figures)
13  Assumes additional 1,821 units delivered by 31st December 2012. (rounded figures)
14  On the basis of there being 69,697 units in Meath in 2011 (CSO, 2011), there will be a need for 25,761 units to be delivered by 
2022 (to meet the RPG 2022 target of 95,458 units); the 23,940 units figure is derived based on the assumption that 1,821 units will 
be delivered in 2012 (before the adoption of the Meath County Development Plan 2013-2019) (rounded figures)
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The RPGs also allocate, within a Population 
and Housing Distribution Table for Target Year 
2016, the percentage of the overall population 
and housing proportion which should be located 

within the Metropolitan Area. In Meath, 11% 
of the additional housing stock (or 2,032 of the 
18,472 units required between 2006 and 2016) 
should be located within the Metropolitan Area.

Map 3: Metropolitan/Hinterland Areas of the RPGs
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4.2  Land Supply 

County Meath has approximately 1,427 
hectares of land zoned solely for residential 
development which has not yet been built 
out. In addition, there are 184 hectares of land 
zoned for mixed use development, of which 
30% is assumed will be used for residential 
use (i.e. 55 hectares). This land is estimated to 
be capable of providing (based on the applied 
average density for each of the settlement 
centres), approximately 48,984 units. 
Translating this into population capacity, these 
residential lands can cater for approximately 

128,337 persons, based on an average 
household size of 2.62 (as per RPG target by 
2016) and can cater for approximately 115,111 
persons based on a household size of 2.35 (as 
per RPG target by 2022).

As previously set out, the RPG total housing 
target for Meath is 79,729 units by the end of 
2016 (equating to a population equivalent of 
195,898) and 95,458 units by 2022 (equating to 
a population equivalent of 210,260). Applying 
these RPG targets, together with the average 
household size (2.62 by 2016, and 2.35 by 
2022), it is calculated that the total additional 

Table 5: Summary of Residential Zoning Capacity for Meath Settlement Centres
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housing units required for the period of 2012-
2022 inclusive is 25,761 units (refer to section 
5.3.2 Affordability Analysis).

In summary, having regard to the quantum of 
residentially zoned land which has not as yet 
been developed, coupled with the land zoned 
for mixed use development (with 30% of this 
zoning assumed to be allocated for residential 
development), it is estimated that there is a 
potential housing oversupply of the order of 
23,223 units for the year 2022 (i.e. that is, the 
supply of 48,984 units less the demand for 
25,761 units). These figures are incorporating 
the requirement to facilitate three years 
additional housing supply capacity beyond the 
development plan period, in accordance with 
the Development Plan Guidelines.

Table 5 sets out the summary of residential 
zoning capacity for Meath’s settlement centres, 
and provides a population capacity for each 
settlement centre based on two scenarios; an 
average household size of 2.62 (as envisaged in 
the RPGs by 2016), and an average household 
size of 2.35 (as envisaged in the RPGs 
by 2022).

4.3  Private Housing Market 

4.3.1  Introduction 
The current economic conditions both at home 
and abroad continue to have a detrimental 
impact on the property market. The property 
market continues to be one characterised by 
limited sales transactions, falling house prices 
and financial constraints. This has created a 
buyer’s market where supply greatly outweighs 
consumer demand. This in turn with the 
existing economic instability creates difficulties 
in accurately estimating and establishing future 
housing demand and future market outlooks for 
County Meath.

4.3.2  Outlook for Private Housing Market 
The number of residential sale transactions 
taking place in County Meath is radically 
reduced relative to the mid to latter-half of the 
previous decade. A considerable proportion of 
all current transactions are from purchasers 

who have significant cash reserves. A large 
majority of the remaining purchasers are first-
time-buyers who are in stable employment and 
are in a secure financial position to move from 
the rental market to buying their first home.

The private housing market is also susceptible 
to the effects of those in negative equity. 
People in this position are currently restricted in 
up-sizing or trading-up in the property market. 
This has had an impact on all sectors of the 
market as the natural progression to up-grade is 
no longer occurring.  In the medium-term, the 
likelihood of increased levels of activity in the 
private housing market is also dependent on 
the banking system’s ability to provide adequate 
levels of mortgage finance. Once a normal 
lending environment returns, the outlook in 
certain sectors of County Meath’s residential 
market is encouraging, albeit mixed.

In urban areas, traditional format housing 
developments (such as schemes containing 
detached and semi-detached units) will lead the 
way in market recovery. In fact, once demand 
returns to this end of the market, it is likely to be 
sizable. It is possible that healthy levels of price 
increases will be seen, particularly in established 
neighbourhoods that are close to schools and 
other amenities. Proximity and accessibility to 
Dublin are major factors in the Meath housing 
market. However, in order to realise such price 
increases it is likely that a period of price stability 
will be required in order to restore a level of 
confidence to the market. Contrary to this, 
the fate of apartment developments is not so 
positive. It is likely that it will take significantly 
longer before any meaningful demand and 
price increases returns for such units. This will 
particularly be the case for apartments in isolated 
towns and rural settlements.

While access to credit has been a stumbling 
block for many throughout 2011, there are 
some positive indicators that credit may be 
more accessible to potential buyers during 
2012. Interest rates are expected to remain low 
which may also encourage new buyers into the 
private housing market in the medium to long 
term (MyHome Property Barometer Q4 2011).
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4.4  Private Rented Sector 

The private rented sector is relatively healthy 
in County Meath. Demand is primarily for 
good quality 2-3 bedroom properties that are 
well located and competitively priced. Rents 
nationwide were on average 0.2% higher in 
the third quarter of 2011 than a year previously, 

with the average rent nationwide at €825. This 
is still significantly lower than the peak in early 
2008 of €1,100 (Daft Rental Report Q3 2011) 
but is welcomed by those currently in rental 
accommodation. The average rental prices15 in 
County Meath, in April 2012, are indicated in 
the table below: 

Unit Type Rental Prices (Average)

Urban

One bed roomed apartment €415.00 per calendar month

Two bed roomed apartment €550.00 per calendar month

Two bed roomed townhouse €612.00 per calendar month

Three bed roomed semi-detached €687.00 per calendar month

Four bed roomed semi-detached €725.00 per calendar month

Four/Five bed roomed detached €812.00 per calendar month

Rural

Two bed roomed €500.00 per calendar month

Three bed roomed €700.00 per calendar month

Four plus bed roomed €850.00 per calendar month

Table 6: Average rental prices in County Meath

15  Dependent on condition and location

The private rented sector is similar to the 
private sales market in terms of the factors that 
influence potential renters. Such factors include 
accessibility and proximity to one’s employment 
and the availability of essential services such 
as educational facilities, hospitals, recreational 
amenities and urban centres. The proximity 
of high quality road networks and public 
transportation to Meath’s larger towns, Dublin 
and further afield is also considered important.

Due to the stagnant nature of the private sales 
market and limited sales transactions in recent 
times, many property owners have made the 
decision to put their properties onto the rental 

market. This is evident from the declining levels 
of property stock on the market in the final 
three months of 2011, with just 56,000 units 
available (Daft House Price Report Q4 2011). 
This has resulted in the private rented sector 
experiencing an increase in the availability of 
high quality rental accommodation which has 
boosted the private rented market.

If stability returns to the sales market it may 
lead to less demand for rental stock in the 
medium-term. While rental prices are currently 
stable, cuts in social welfare housing payments 
pose a further threat to the market in the short-
medium term.
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5.0 Housing Affordability

5.1  Introduction 

With the data currently available to Meath, it is 
very difficult to predict the effects the ongoing 
‘corrective measures’ currently being pursued 
by the Government (for example, the operation 
of the National Asset Management Agency 
and greater controls on public spending) will 
have on house prices, land prices, household 
income, population growth and employment 
creation. Despite the initiation of these 
corrective measures, the economic climate will 
remain fragile in the coming months. 

Irrespective of these data constraints, it is 
essential that the Housing Strategy analyses 
the affordability of housing in Meath over 
the course of 2013-2019, the period of the 
Development Plan. Evidently, it is necessary 
to make some assumptions as to the 
understanding of ‘affordability’, and in this 
context Section 93 (1) of the Planning and 
Development Act, 2000 is referred to:

“...“eligible person” means, subject to 
subsection (3) and to the regulations, if 
any, made by the Minister under section 
100(1)(b), 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 payments calculated over 
the course of a year would exceed 35 
per cent of that person’s annual income 
net of income tax and pay related social 
insurance...” 

5.2  Household Incomes 

Household income levels are an essential 
consideration in the assessment of affordability, 
and refers to the combined income of all the 
members of a household. By utilising the CSO 
Household Budget Survey 2005 (published in 
2007) to generate a national household income 
distribution, it is possible to more easily identify 
those more at risk of experiencing affordability 
problems. The distribution was adjusted by 
considering the Mid-East region data from the 
CSO in order to account for the gap between 
national levels of household income and Meath 
levels of household income. As the Mid-East 
region’s average household income is higher than 
the national average, an inflator of 1.007 was 
applied (the disposable income per household 
in Mid-East region in 2008 was €22,774.00, 
compared with €22,615.00 nationally; Central 
Statistics Office, County Incomes and Regional 
GDP 2008 – February, 2011).

Income
Range

Adjusted 
Average Weekly 

Disposable 
Income (State) (e) 

(2011)

Average Annual 
Disposable 

Income (State) (e) 
(2011)

Meath County
Inflator

Average Annual 
Disposable 

Income (Meath) 
(e) (2011)

Number of 
Households

in Meath (2011)

1st Decile 196.02 10,193.05 1.007 10,264.71 8,064

2nd Decile 314.84 16,371.68 1.007 16,486.78 7,346

3rd Decile 448.61 23,327.82 1.007 23,491.83 6,607

4th Decile 562.90 29,270.75 1.007 29,476.55 6,691

5th Decile 678.23 35,267.91 1.007 35,515.87 6,788

6th Decile 807.30 41,979.71 1.007 42,274.86 6,663

7th Decile 976.36 50,770.85 1.007 51,127.80 6,837

8th Decile 1,187.12 61,730.31 1.007 62,164.32 6,677

9th Decile 1,483.42 77,137.80 1.007 77,680.13 6,816

10th Decile 2,301.15 119,659.74 1.007 120,501.04 7,207

Total 69,697

Table 7:  Estimated Distribution of Household Disposable Incomes (2011) 
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5.3  House Prices

For the purposes of the Housing Strategy, 
County Meath has been divided into five main 
areas for house price analysis. These five areas 
include:

 L Navan and Environs;
 L North Meath;
 L South Meath/Metropolitan Area;
 L East Meath;
 L West/South West Meath.

Map 4: Division of Meath for Purposes of House Price Analysis

House prices have been in constant decline 
over the past number of years and are down 
53.3% for County Meath compared to the peak 
in 2007 (Daft House Price Report Q4 2011). This 
illustrates the difficulties in forecasting house 
prices and trends on an annual basis to 2019.

As part of the house price assessment and 
projection for Meath County, it is important 
to establish current asking prices. As there is 
no official data on houses prices at a County 
level, extensive research and analysis was 
undertaken of various online property sites. 
This method of research has ensured the 
utmost accuracy and credibility of the analysis 
as the house prices obtained represent the 

current housing market supply (Q4 2011). 
County Meath has been divided into 5 main 
areas for this analysis (as previously shown).

For the last quarter of 2011, the analysis found 
the average asking price within the county of 
Meath to be approximately €247,300. This figure 
is substantially below previous years’ average 
house price figures for both Meath County 
and the State, and thus reflects the continuing 
national house price decline. The table below 
provides an overall summary of the analysis 
relating to house prices in Meath’s towns, 
villages and their surrounding hinterland. The 
asking prices have been categorised into the 
primary housing unit types.
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Housing Unit 
Type

1 Bed 
Apartment

2 Bed 
Apartment

3 Bed Semi- 
Detached

3 Bed 
Detached

4 Bed Semi-
Detached

4 Bed 
Detached

5 Bed Semi-
Detached

5 Bed 
Detached

Meath County
€108,000 €135,000 €182,000 €231,000 €221,000 €319,000 €276,000 €397,000

Table 8: Summary of Meath County House Prices for Q4 2011

However, the obtainment of expert local 
knowledge on sale prices illustrates the current 
reality in terms of sale prices achieved. Asking 
prices appear to be excessive in relation to 
the final sales prices achieved for particular 
unit types. For example, within the Navan 
area a typical single bed unit is selling for 

approximately 50% less than the asking price. 
This trend is also similar for the larger unit types 
within Meath. It is worth noting however, that 
asking prices also take into consideration larger 
detached properties within Meath that are in 
excess of €500,000. The tables below provide 
the full breakdown for the analysis.

Table 9: Meath Valuation Prices Q4 2011

Table 10: Meath Asking Prices Q4 2011

5.3.1  Future House Prices 
The Model Housing Strategy and Step-by-
Step Guide published by the DoECLG in 2000 
(commonly referred to as the ‘Louth Model’) 
requires a forecast of future house prices to 
be made, covering the period of the relevant 
Development Plan (i.e. 2013-2019). While it is 
acknowledged that forecasting future house 
prices in the current economic climate is a 

very difficult task, it is nonetheless necessary 
to provide some indication of anticipated future 
house price trends, in order to analyse affordability 
levels (through correlation of estimated incomes 
with appropriate house price data). 

Accordingly, the forecast annual house price 
changes are set out:

Year 2012 2013 2014 2015 2016 2017 2018 2019

Price Change Forecast -2.00% 0.00% 1.00% 2.00% 2.00% 2.50% 3.00% 3.50%

Table 11 : Forecast Annual House Price Percentage Change 2012-2019
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5.3.2  Affordability Analysis and 
Associated Affordable Housing 
demand
In undertaking the affordability analysis, it is 
of paramount importance to apply the annuity 
formula in accordance with the Part V Housing 
Supply Guidelines (2002). Therefore, the 
application of this annuity formula involves 
applying the affordability threshold of a 
maximum of 35% expenditure of household 
income on mortgage costs, a loan to value ratio 
of 0.80, an annual interest rate (APR) of 3.95%, 
and a loan term of 25 years. Applying the 
annuity formula, allows for the determination of 
the maximum value of a property that a person 

can afford, within the ten disposable income 
decile ranges, based on the utilisation of the 
eight house price bands as established by the 
DoECLG. 

Table 12 and Table 13 below sets out the 
average annual and monthly household 
disposable incomes for Meath for the period 
2012-2022, based on the ten decile range. 
Through the application of the aforementioned 
annuity formula to the determined monthly 
disposable incomes, the approximate affordable 
house price decile range for Meath (2012-2022) 
can be determined, as set out in Table 14.

Table 12: Average Annual Household Disposable Income in Meath – 2012-2022

Table 13:  Average Monthly Disposable Income in Meath – 2012-2022

Table 14: Approximate Affordable House Prices in Meath - 2012-2022
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Table 15 below provides a detailed breakdown 
of the total additional housing units required 
for the period of 2012-2022 based on the ten 
decile range. This analysis is based on the RPG 
targets for Meath up to 2022, i.e. 79,729 units 

by 2016 (equating to a population equivalent of 
195,898) and 95,458 units by 2022 (equating to 
a population equivalent of 210,260). The overall 
total additional housing units for this period are 
25,761 (refer to section 4.2 Land Supply).

Table 15: Total Additional Required Households in Meath - 2012-2022

Having determined the average household 
disposable income levels together with the 
approximate affordable house prices and the 
additional required households, the social and 

affordable housing need can be determined. 
This involves the undertaking of a series of 
eight interlinking steps, as set out below:

Step 1 Determine the House Price Affordability under each decile for the year of analysis
Step 2 Determine the Household Band Position (i.e. 1st Band, 2nd Band, etc.)
Step 3 Determine the House Price Band for the year of analysis
Step 4 Calculate the number of Houses required within each Band
Step 5 Determine the percentage of Housing Units Projected to be provided within each Band
Step 6 Calculate the number of Housing Units Projected to be provided within each Band 
Step 7 Determine Housing Shortfall - i.e. No. of Households Meeting Affordability Criteria 
Step 8 Calculate the Housing Shortfall as a percentage of Total Households Required

Through the application of the above steps, 
Table 16 below provides the detailed analysis 
of the anticipated social and affordable housing 

need in Meath over the period 2012-2022, 
with Table 17 providing an overall social and 
affordable housing need summary.
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Table 16: Anticipated Social and Affordable Housing Need in Meath - 2012-2022

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

New Household 
Formations

1,821 1,931 2,006 2,066 2,206 2,389 2,457 2,558 2,665 2,778 2,884

Social and Affordable 
Housing Requirement

317 322 324 328 345 369 377 393 409 429 448

Housing Shortfall 
as a % of Total 
Households Required

17.41% 16.68% 16.17% 15.90% 15.63% 15.45% 15.37% 15.37% 15.37% 15.45% 15.54%

Table 17: Summary of Anticipated Social and Affordable Housing Need in Meath - 2012-2022
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5.3.3  Projected House Prices 2012 to 
2022 
The table below provides an estimate of house 
prices, each year, to 2022, having regard to the 
percentage reduction experienced since 2008 
and the forecast annual percentage set out in 
section 5.3.1.

Table 18: House Price Trends 2008-2022

5.3.4  Conclusion 
Based on the above analysis, there is a total 
social and affordable housing requirement 
for Meath for the period 2013-2019 of 2,458 
units16. In 2012, of the 1,821 required new 
household formations, some 317 of these units 
will fall into the social and affordable housing 
need category (i.e. those being unable to afford 
to purchase a house) and this requirement will 
steadily increase year on year to 393 houses 
being unable to afford a house purchase in 
2019 (of the 2,558 household formations for 
that year). 

Overall, the annual social and affordable 
requirement percentage for the period 2012-
2022 falls from 17.41%-15.54%.

5.4  Social Housing 

5.4.1 Government Policy 
The most acute needs, namely the housing 
support needs of those unable to provide for 
their accommodation from their own resources, 
is the key objective of supports provided 

by Government. Meath County Council is a 
committed advocate of the provision of decent 
housing for all, and so, where required, people 
should have access to social housing or to 
income support to secure and retain private 
housing. Choice, fairness, equity across 
tenure and the delivery of quality outcomes 
for the resources invested are the main goals 
of public policy on housing, and the strategic 
objectives is to enable all households access 
good quality housing appropriate to household 
circumstances and in their particular community 
of choice. 

The social housing leasing initiative and the 
Rental Accommodation Scheme (RAS) are 
seen as two of the key models for long term 
social housing supports which can achieve 
greater ‘value for money’, replacing the very 
large capital-funded construction programmes 
pursued by local authorities in the past. The 
statutory basis for the social housing leasing 
initiative (long-term leasing schemes) and 
the RAS is provided for within the Housing 
(Miscellaneous Provisions) Act, 2009.

16  Assumes 2012 requirement is met
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5.4.2  The Housing (Miscellaneous 
Provision) Act, 2009 
It is particularly important to highlight some 
of the salient provisions contained within the 
Act. The Act amends the Housing Acts 1966-
2004 to facilitate local authorities with a more 
strategic approach to housing services delivery 
and management. The adoption of housing 
services plans, homelessness action plans 
and anti-social behaviour strategies are largely 
provided for17, while more objective housing 
provision, allocation and needs assessment are 
set out, together with management and control 
mechanisms for tenancies and rents etc. Rented 
social housing (through leasing or contracts with 
private accommodation providers, including the 
RAS) is afforded a more significant legislative 
basis, alongside provision for an incremental 
purchase scheme (opportunity for home 
ownership by lower-income households) and a 
tenant purchase scheme. The Act establishes an 
equity-based approach for recovery of discounts 
granted by housing authorities to affordable 
housing purchasers. 

5.4.3  Assessment of Housing Need
Every three years, in accordance with Section 
9 of the Housing Act 1988, housing authorities 
are required to undertake an assessment of 
housing need in their administrative area. The 
Assessment of Housing Need was completed 
by Meath County Council in March 2011, to 
determine the number of households in need 
of housing support. This includes the following 
categories:

 L Homeless;
 L Traveller;
 L Existing accommodation unfit;
 L Existing accommodation overcrowded;
 L Involuntary sharing;
 L Young Persons leaving institutional care;
 L Medical or compassion reasons;
 L Medical or compassion reasons;
 L Older persons;
 L People with a disability;
 L Not able to meet the cost of 

accommodation.

The net social housing need in Meath (including 
Trim, Kells and Navan town councils) equates 
to 3,285 units, according to the Assessment 
of Housing Need 2011. The largest category of 
need by far is those unable to meet the cost 
of accommodation, accounting for over half of 
households (55.89%, or 1,835 applications). 
This cohort would suffer ‘rent affordability 
issues’, and while the economic difficulties in 
Ireland prevail, Local Authorities are constrained 
in their housing provision resources. As such, 
Meath County Council will seek to safeguard 
the tenancies of these people in their existing 
accommodation, while providing alternate 
support options for the other applicants (with a 
housing need under a different category).

The Assessment of Housing Need study may 
revert to an annual assessment, and this format 
would contribute significantly to more accurate 
forecasting and trend analysis. An interim 
review of this housing strategy would also be 
enhanced by the availability of annual data on 
housing need.

5.4.4  Social Housing Delivery 
There are a number of avenues open to Local 
Authorities to deal with the demand for, and 
delivery of, social housing. These are briefly 
described below.

5.4.5  Provision of Social Housing under 
Part V of the Planning & Development 
Acts 2000–2011 
The provision of social housing under the 
traditional Part V mechanism will be seriously 
constrained in the short to medium term, not 
least giving the marked decline in the volume 
of private house construction in recent years. 
The availability of funding to purchase social 
housing units will be extremely limited in the 
short to medium term. Meath County Council 
acknowledges the review of Part V of the 
Planning and Development Act, 2000 which 
was announced in June 2011 but recognises 
the continued rationale for capturing planning 
gain for residential development through 
resourcing of social housing supports. 

17  It should be noted that a commencement order enacting the section relating to housing services plans has not yet been enacted
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5.4.6  Rental Accommodation Scheme 
(RAS), Leasing Initiatives and Housing 
Assistance Payment
The Rental Accommodation Scheme (RAS) is 
an initiative to cater for the accommodation 
needs of certain persons in receipt of rent 
supplement, normally for more than 18 months 
and who are assessed as having a long-term 
housing need. It involves Meath County 
Council paying the rent to the accommodation 
providers on behalf of the tenant (which is a 
maximum of 92% of the market rent). Meath 
County Council makes use of the private and 
voluntary sector and engages in a contractual 
arrangement to secure medium-long term 
rented accommodation. The accommodation 
must meet certain standards and the landlord 
must be tax compliant and registered with the 
Private Residential Tenancies Board (PRTB). The 
RAS initiative seeks to eliminate ‘poverty traps’ 
by providing the footing on which to access 
employment or up-skilling opportunities which 
may support broader accommodation options 
in the future. Unlike rent supplementation, 
tenants can remain in the scheme upon 
taking on full time employment, with a higher 
contribution towards the rent being sought as 
income increases.

Leasing initiatives involve Local Authorities 
entering into lease arrangements with private 
property owners for periods of between 10-
20 years. The properties will be tenanted, 
managed and maintained by the Local 
Authority, and rent will be guaranteed for the 
whole lease period. These properties will be 
used to accommodate households from local 
authority waiting lists.

The proposed transfer of Rent Supplement to 
Housing Authorities in 2013 [to be called the 
Housing Assistance Payment (HAP)] will have a 
major impact in the provision of Social Housing 
in future years.

5.4.7  Provision of Social Housing in 
partnership with Voluntary Bodies and 
Housing Co-operatives 
Approved non-profit housing bodies or voluntary 
housing associations also provide social housing 

and are formed for the purpose of relieving 
housing need and the provision and management 
of housing. They are established by a voluntary 
management board to benefit the community 
in which they are based, and are approved and 
funded by the Department of the Environment, 
Community and Local Government. Housing 
cooperatives can provide both social rented 
housing and housing to purchase. Housing 
cooperatives are self-help and jointly owned 
member/user housing associations or societies.

Projects undertaken may be in response to the 
needs of older people, people with disabilities, 
homeless persons or families and single people 
on low incomes. Some housing associations 
may be formed to specialise in meeting a 
particular housing need, others develop with 
broader aims. 

The specific housing services offered will depend 
on the aims or concerns of the members, the 
needs of tenants as well as the financial and 
other resources available for both capital costs 
and ongoing management running costs. There 
will inevitably be some constraints on delivery of 
social housing units through this process given 
ongoing capital financial restrictions. 

Meath County Council will continue to work 
in partnership with voluntary bodies and 
cooperatives, and will facilitate the optimisation 
of resources in acquiring and managing social 
housing.

5.4.8  Casual Vacancies 
A small number of Meath County Council’s 
housing stock will become available as new 
lettings annually through casual vacancies. As 
at December 2012, Meath County Council has 
209 units within the Rental Accommodation 
Scheme (RAS). There is a possibility that RAS 
will be phased out following the proposed 
transfer of Rent Supplement to Local 
Authorities in 2013. It is expected that the 
number of casual vacancies will drop over the 
period of the Development Plan due to the 
Housing Authority not being in a position to 
construct new dwellings due to the current 
economic climate.
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5.4.9  Purchase of New or Second 
Hand Dwellings 
The purchase of new or second hand dwellings 
will be limited by capital financial restrictions. 
In line with the wider housing market, sales 
executed under the Tenant Purchase Scheme 
have slowed considerably, and this mechanism 
is thus envisaged to yield a total of c. 43 units 
(averaging the annual sales completed 2008-
2011 and applying this to 2013-2019) over the 
Development Plan period (2013-2019). Tenant 
Purchase applications received and subsequent 
sales completed over the period 2007-2011 are 
indicated below:

Year
Applications 

Received
Sales 

Completed

2007 89 19

2008 43 09

2009 31 05

2010 33 06

2011 36 09

Table 19: Tenant Purchase Applications 
Received and Subsequent Sales 2007-2011

5.4.10  Construction of New 
Accommodation 
The use of the Rental Accommodation Scheme 
(RAS) and leasing initiatives are to be the 
primary housing supports and will be prioritised. 
For the short to medium term the extent of 
‘self build’ will be dependent on Exchequer 
funding. 

5.4.11  Meeting Social and Affordable 
Housing Demand (pre-June 2011 
housing policy amendments)
The following set of tables (20-24) provides an 
overview of the mechanisms adopted by Meath 
County Council with regard to meeting social 
and affordable housing throughout the county. 
These mechanisms include affordable housing 
schemes, Part V provisions, social rented 
housing, voluntary and cooperative housing 
and local authority housing. Based on the 2009 
outputs, the Part V mechanism of delivery 
(which consists of both social and affordable 
housing) represented the most active with 156 
units actually acquired with an additional 109 
units in progress. It is also noted that a further 
497 Part V units were proposed in 2009. 

Table 20: Affordable Housing Schemes for Meath County 2005-2009 (Source: DoECLG)
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Table 21: Part V Housing for Meath County 2005-2009 (Source: DoECLG)

Table 22: Total Output of Social Rented Housing for Meath County 2005-2009 (Source: DoECLG)

Table 23: Voluntary and Cooperative Housing Output for Meath County 2005-2009 
(Source: DoECLG)
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Local Authority Housing Output

Year Completed Acquired Commenced In Progress at End of Year

2009 50 2 21 12

2008 125 1 96 41

2007 228 35 101 65

2006 82 0 296 243

2005 183 7 125 90

Table 24: Local Authority Housing Output for Meath County 2005-2009 (Source: DoECLG)

5.5  The Housing Needs of Persons 
with Special Requirements 

The Assessment of Housing Need outlines 
the different categories of households seeking 
accommodation from Meath County Council. 
Particular attention should be afforded to the 
categories discussed in this section.

5.5.1  Travellers 
‘Travellers’ and the ‘Traveller community’ 
refers to the people, and community of people, 
commonly called travellers and who are 
identified, both by themselves and by others, 
as people with a shared history, culture and 
tradition including, historically, a nomadic way 
of life throughout Ireland. 

Meath County Council adopted the Meath 
Traveller Accommodation Programme 
2009–2013 in March 2009, in accordance with 
the requirements of the Housing (Traveller 
Accommodation) Act 1998, which sets 
out a requirement for a five year Traveller 
Accommodation Programme by resolution of the 
elected members of the Council. Department of 

Environment, Community and Local Government 
Circular NO.TAU7/08 (and related Memorandum) 
provides directions on the preparation, adoption 
and implementation of the programme.

The 2009-2013 Programme has the following 
Mission Statement:

“Meath County Council will operate 
a comprehensive accommodation 
Programme for Travellers, involving 
a range of integrated measures to 
meet their accommodation needs. 
The Council will include in the plan 
employment opportunities for young 
Travellers to break the cycle of long-term 
unemployment and to improve their life-
chances”

The annual survey of Traveller Families and their 
Accommodation Position - 2011, conducted 
on the 25th November 2011, found that there 
are a total of 343 Traveller families in the local 
authority area (on this date). The following table 
provides a breakdown of these families with 
regard to tenancy/ownership type:
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No. families living as Tenants/Owners in: Number: 

Standard Lettings (i.e. local authority estates/social 
housing)

111

Local Authority Traveller Group Houses 22

Houses Acquired or Improved with the Assistance 
of the Local Authority

0

Houses Acquired by Travellers without Local 
Authority Assistance (Estimate)

0

Private Rented Accommodation (Estimate) 144

 L Rental Accommodation Scheme
 L Rent Supplement
 L Own Resources

2
131
11

Voluntary Housing 15

 L Standard Housing
 L Group Housing
 L Halting Site Bays

Capital Assistance Loan/Subsidy 
Scheme

11 4

0 0

0 0

Other (please specify) 0

TOTAL 292

Table 25: Breakdown of Traveller families by tenancy/ownership type

No. families sharing with Tenants/Owners in: Number: 

Standard Lettings (i.e. local authority estates) 4

Local Authority Traveller Group Houses 3

Houses Acquired or Improved with the Assistance 
of the Local Authority

0

Houses Acquired by Travellers without Local 
Authority Assistance (Estimate)

0

Private Rented Accommodation (Estimate) 8

Voluntary Housing 0

Other (please specify) 0

TOTAL 15

Table 26: Breakdown of Traveller families sharing with tenants/owners
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No. of families living as tenants on serviced halting sites Number:

Permanent (provided by Local Authority) 22

Permanent (provided by Voluntary Organisation) 0

Basic Service Bays 0

 L Pending the provision of permanent 
accommodation

 L During construction periods
 L In other circumstances

0

0
0

Number of Tenants in occupation of Basic Service Bays 22

 L For over 2 years
 L For under 2 years

19
3

Table 27: Breakdown of Traveller families living as tenants on serviced halting sites

No. of families sharing with tenant families on serviced 
halting sites

Number:

Permanent (provided by Local Authority) 0

Permanent (provided by Voluntary Organisation) 0

Basic Service Bays 5

	 Pending the provision of permanent 
accommodation

	 During construction periods
	 In other circumstances

5

0
0

Number of Tenants in occupation of Basic Service Bays 5

	 For over 2 years
	 For under 2 years

2
3

Table 28: Breakdown of Traveller families sharing with tenant families on serviced halting sites

It should be noted that, at the time of this survey, there were nine families on unauthorised sites, of 
which:

Applied for Accommodation Not Applied for Accommodation

Basic Services* Basic Services*

With Without With Without

On the roadside 0 0 0 0

In private
gardens/yards/fields

1 0 8 0

On other sides 0 0 0 0

* i.e. water, toilets, skip

Table 29: Traveller families on unauthorised sites
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5.5.2 Homeless Persons 
In July 2010, Meath County Council adopted 
the Mid-East Joint Homelessness Consultative 
Forum - Homelessness Action Plan - May 2010 
– May 2013, alongside Kildare and Wicklow 
County Councils. The vision of the Forum is 
of a region without long-term homelessness 
and with effective preventative policies 
and services. The needs of people who are 
homeless will be met in a co-ordinated and 
planned manner and will offer a range of 
appropriate, cost effective and supportive 
services aimed at the prevention and reduction 
of homelessness. 

The strategic aims of the Forum mirror the aims 
as outlined in ‘The Way Home’ and as further 
developed in the National Implementation Plan, 
in particular:

 L To reduce the number of households 
who become homeless through the 
further development and enhancement 
of preventative measures – preventing 
homelessness.

 L To eliminate the need for people to sleep 
rough.

 L To eliminate long term homelessness and 
to reduce the length of time people spend 
homeless.

 L To meet the long term housing needs 
through an increase in housing options.

 L To ensure effective services for homeless 
people.

 L To ensure better co-ordinated funding 
arrangements and re-orientate spending on 
homeless services, away from emergency 
responses to the provision of long term 
housing and support services.

 L To develop and maintain good quality data 
on homelessness including an evidence 
base for all homeless services.

 L Effective arrangements for monitoring and 
implementation.

5.5.3 People with Disabilities 
People with disabilities may require specially 
adapted units, and Meath County Council is 
aware and proactive in this regard. Furthermore, 
the Council, where resources permit, adapts 
existing social houses to the necessary 
specification of tenants with disabilities. The 
Assessment of Housing Need (2011) includes 
42 households falling within the ‘disability’ 
category of need.

Inevitably, the limited capital funding available 
has restricted the level of progress in this area, 
and the level of demand continues to exceed 
supply/adaptation investment capabilities. 
Meath County Council will continue to regularly 
review progress and the potential prioritisation 
of funding availability in this respect.

6.0 Interim Review of Strategy

The Housing Strategy is being drafted at a 
period of great uncertainty to the housing 
market and the Irish economy. 

Therefore, not more than two years after the 
making of the Development Plan, the County 
Manager will give a report to the members on 
the progress achieved in implementing the 
Housing Strategy and the Development Plan 
objectives. Where the report indicates that new 
or revised housing needs have been identified, 
the Manager may recommend that the Housing 

Strategy be amended and the Development 
Plan varied accordingly.

For example, there could well be a need for 
affordable housing in the future. This will 
depend on market values rising (at present in a 
number of cases one can purchase a property 
for less than the price that the Council are 
selling some Affordable units at). The need for 
affordable housing will also be dependent on 
what way the economic climate changes over 
the duration of the new Development Plan.
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