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EXTRAORDINARY
TIMES

THIS IS A CHALLENGE LIKE NO OTHER,
BUT WE WILL EMERGE STRONGER TOGETHER.

iven the unprecedented circumstances we all face | don t think you Il be surprised if | focus on the one issue that is totally dominating our

personal and professional lives.

The Taoiseach pointed out in mid March that we were entering the critical phase of the battle to contain the coronavirus. If our efforts to
lessen the spread are successful, lives will be saved, and fewer people will have to endure iliness. We should never lose sight of that. The good health and
well-being of our members and staff is the Society s first priority. That is why the primary focus of all of our communications has been on the health aspect
and on containing the virus. We want you, your families, your employees and colleagues to stay safe, and we want all members to do everything possible to
keep clients and the wider community safe. The best way to do this is to follow the HSE s advice, and to lead by example.

The SCSI moved quickly to support members by providing up-to-date information on the coronavirus and its impacts via a dedicated webpage, guidance
documents, e-zines and webinars. Unfortunately, we have been forced to cancel several events and all SCSI meetings are now virtual (dial-in audio or video)
until further notice. We ve also ensured that services to members are maintained by facilitating staff to work remotely. It may not be quite business as usual,
but our aim is to make it as close to business as usual as is possible and practicable.

Of course, this is also a very worrying time for members from a business and financial perspective. The virus has caused an economic shock to world and
national economies, and its speed and impact have left governments and businesses struggling to catch up. At times like this it is more important than ever
to stay engaged with colleagues, fellow members and the Society itself. If you have concerns about particular issues, or ideas on how to help members get
through this challenging period, please share them with us.

In recent years there has been a much bigger focus on maintaining good mental health, particularly in the workplace. Now, for many, home will be the
workplace but with the added challenge of social distancing thrown in. It s therefore important for each of us to try and maintain a positive outlook, concentrate

on the things within our control, and maintain a healthy work-life balance.

Your business

The Government, banks and Revenue Commissioners have put several measures in place to help people and businesses get through this period. Additional
measures are sure to follow. You Il see links to all the relevant sites on our website and e-zines. Please review these to see which are applicable or available
to you. Perhaps you could advise or discuss some of these measures with a friend, colleague or SCSI representative. Perhaps you know of a friend or colleague
who might benefit from contacting the LionHeart Benevolent Fund. Sometimes making or receiving that call can make all the difference.

In this edition of the Surveyors Journal you Il also read an interview with our new CEO Shirley Coulter about her plans and aspirations for the Society. Shirley
has hit the ground running and is making excellent progress on implementing a range of measures, which will enhance the Society s ability to serve its
members while maintaining the highest professional standards. | would much prefer to be discussing those plans, the reports we have published, and the
events, such as the annual dinner, CPD seminars or the PMFM lunch, which we hosted over the last three months. And | m sure you would too, but we will
again, once we get through the current crisis. We Il do it together and we Il be stronger for it.

PRESIDENT S MESSAGE

Johanna Gill
President
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PROFOUND
CHANGE

IT S IMPOSSIBLE JUST NOW TO FORECAST THE
IMPACT OF THE CURRENT CRISIS.

hange is coming declares the front page of this Surveyors Journal. The

reference is to an article on climate change but it does seem very apt

for more immediate reasons just now. Beyond the experience of dealing
with the problems we will face for weeks, if not months, it will be impossible to forecast
how our profession and clients will be affected by the coronavirus, and the disruption
itis bringing to all our lives. Itis also impossible to accurately assess just how society
and the economy will rebound, or even when.
All crises can bring shifts to habits, relationships, patterns of work and ways of life.
Clearly the coronavirus will have a profound and lasting effect on society, the economy
and government. Here in Ireland, as heralded by the general election, change was in
the air, and the Ireland we can look forward to will be very different to that of recent
experience. The role of the State in the economy will be reassessed with the likelihood
that housing, planning and land administration, construction procurement and, not
least, health, will all see an enhanced role for both central and local government.
At a personal level we will learn all sorts of things over the coming weeks. For many
the experience of working from home will be revealing. An example of possible
profound change is the impact extensive home working could have on the demand for
and location of office accommodation, not to mention modes of commuting.
| am sure that all surveyors will find items of interest in this edition. | could not help
wondering about the effect of the crisis on surveyor salaries as reported here. Readers
will also be interested in reading about our new CEO, Shirley Coulter, who | wish well
in her new role.
Finally, when the crisis passes, all surveyors will have to refocus on the great
existential threat of our time: climate breakdown. Bara McCabe s article makes a
timely contribution on the impact of this on the property market, which will be of
interest to all.
When the next edition of this Journal comes out we will all be in a position to reflect on
this time. In the meantime, to all surveyors and their loved ones, keep safe, keep your
distance and keep healthy.

EDITORIAL

Tom Dunne
Editor

There were ten in the bed
and the little one said...

How many hospital beds do we have per 1,000 people?

9"

—_———
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8.00

13.05

Sources: www.link.springer.com; www.researchgate.net.
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ASSESS - ASSURE - PROTECT

Cocooned: last Christmas, a large 'snow globe' was
built around the Eros statue in Piccadilly Circus,
London as an anti-vandalism measure.

Protecting precious things is
more important than ever.
Please take care over the
coming months and we look
forward to a resumption of
normal business in due course.

We’re here if you need us.

McGovern Surveyors t: o1 6610390

85 Merrion Square, m: 087 2586315

Dublin 2. e: info@mcgovernsurveyors.ie
WWW.mcgovernsurveyors.ie
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JANTA

CELEBRATING EXCELLENCE

Pictured at the TU Dublin MSc in Real Estate Excellence Awards, held in the
Shelbourne Hotel in December, were (from left): Mel Sutcliffe, CEO, Quanta
Capital; winner of a Special Award for Outstanding Performance Gillian Curran,
CIO, Tetrarch; and, Michael Buckley, Chairperson, Quanta. Quanta Capital
sponsored the Awards for the third consecutive year.

SCHOOL
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CHARTERED

Above (from left): David Murray; Michael Ferry; Hugh Holt; Ashley O Toole; Claire Devlin; Ken Mulligan; Paul Finlay; Alan Baldwin; and, Eamonn McMullan. Above right:

The Arc Bowling Arena, Navan, Co. Meath. Far right: Martyna Rajska.

The Building Consultancys Claire Devlin and Ashley O Toole
have successfully completed their Assessment of Professional
Competence (APC). This brings the total number of Chartered
Building Surveyors in the company to nine. Managing Director
Alan Baldwin commented: We are delighted to see a continuation of
our graduate surveyors achieving their Charterships and its
important we can contribute to the development of building surveyors

in Ireland .

REA Eoin Dillon, Nenagh, Co. Tipperary

The company has also announced the appointment of Martyna Rajska to its
interior architecture department. Martyna is a recent honours graduate from
Technological University Dublin (TUD). The Building Consultancy states that
it is delighted Martyna has chosen to develop her career with the company.

In other news, as the appointed project managers, The Building
Consultancy recently completed the delivery of the Arc Bowling Arena

in Navan, Co. Meath.

€) douglasdisplays

DISPLAYS OF DISTINCTION

Light
Panel

illuminated LED displays

Wise, Baggot Street, Dublin 2

Light Panel is the state-of-the-art LED llluminated display system. They are, without doubt, the best

and brightest on the market, with a profile of only 14mm and double-sided as standard.

They can be cable suspended, free standing or wall mounted.

Douglas Displays Limited, B1 Ballymount Corporate Park,

Ballymount Avenue, Dublin 12, D12 CC43
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GLENNON

Insurance Brokers & Consultants

Glennon have a number of specialist

insurance solutions for Property
Professionals in the following key areas:

v Professional Indemnity
v Cyber Liability
v Directors and Officers Liability
v Office Insurance

v Exclusive Home & Motor
Insurance for Chartered Surveyors
and their spouses or partners.

Call: 01 7075800

Visit: surveyors.glennons.ie

Email: business@glennons.ie

Frank Glennon Limited, trading as “Glennon” and “Glennon
Insurances”, is regulated by the Central Bank of Ireland.
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International independent real estate
consultant firm Hollis has appointed Nicola
Harrison as an associate to its Dublin office.
The company states that Nicola has particular
skills in technical due diligence and
development monitoring. She has worked for
a variety of investor, lending and occupier
clients, advising on acquisitions and disposals,
as well as providing contract administration, dilapidations negotiations
and defects diagnosis/asset management advice. Hollis states that the
appointment follows a strong year for the commercial property market
in Ireland.

Tony Grant, Partner, Hollis in Dublin, said: We anticipate an increase in
transactions as investors recycle equity by re-trading assets bought
during the economic downturn. Occupier demand has increased in both
the office and industrial and logistics sectors, and | struggle to think of
a time in recent history when the market was so strong. As the market
moves from strength to strength, | m pleased that our team is expanding
in tandem. | m delighted to welcome Nicola. Her experience will prove
vital. | look forward to seeing her career flourish at Hollis .

Your property
problem solved ...

MURPHY

CHARTERED BUILD

Technical Due Diligence
Project Management

Defect Analysis
Dilapidations

Assigned Certifier
Maintenance Management
Development Monitoring

38 Dawson Street
CHARTERED Dublin 2
SURVEYORS DO2 AW24

T:00 353 1 660 6644
Visit us at www.scottmurphy.ie
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@logical

=t  Logical
=l  Consulting

Providing robust and strategic
commercial consulting services.
Our clients include private clients,
financial institutions, asset &

fund managers and commercial
property advisors. We assist
clients who are acquiring or
disposing of commercial property
and those who need support
developing & maintaining their

commercial property portfolio.

ihy commercial project.

Logical
. Contracting

oo
Using our fully qualified

construction team we aim to

reduce program and cost

through market experience

and up to date commercial

market knowledge.

Logical Group, 15 Herbert Place, Dublin 2, D02 X289, Ireland

t: 01 443 4155

e: info@logical.ie

I
!
I
I

Logical
. Fire Safety

Our Fire Safety Consulting
Division bolsters our existing
multi-disciplinary team. Coupled
with our Fire Safety Contracting
team and onsite crew this
enables us to provide an end

to end fire safety design,
remediation and certification
service. Keeping costs down
and crucially, reducing

program duration.

www.logical.ie



KRA Visionary Project

Partners has announced
the  promotion of
Micheal McCabe to the
position of Associate
Director. Micheal joined
KRAin 2015 as a Senior
Building Surveyor,
and the company states that he has proven
himself to be a diligent, reliable and competent
surveyor during this time. Managing Director
We are delighted
that Micheal has accepted the position of

Krystyna Rawicz said:

Associate Director within the company.
The increased responsibility necessitated by
this role is testament to Micheal s in-depth
knowledge and experience. We are very much
looking forward to continuing to work with
Micheal, and watching his career go from
strength to strength .

KRA.

VISIONARY PROJECT PARTNERS

LIMERICK INSTITUTE
OF TECHNOLOGY

INSTITIUID TEICNEOLAIOCHTA
LUIMNIGH

g 8

SPECIAL MERIT

From left: Carlo Hanrahan, Student Liaison Officer, LIT, for the
Southern Branch of the SCSI; Special Merit Award recipient Mich@al
Walsh; and, James Lonergan, Director of Education and
Membership, SCSI.

The annual conferring ceremony for
the Faculty of Applied Science,
Engineering and Technology s
Department of Built Environment at
Limerick Institute of Technology
(LIT) took place late last year.

The recipient of the Special Merit
Award in the Department of Built
Environment for excellence on the
BSc(Hons) in Property Valuation and
Management was Mich@al Walsh
from Garrienderk, Kilmallock, Co.
Limerick. Michg@al

working with Savills in Cork.

is currently

This year s award was sponsored by
the Irish Examiner and consisted of a
bursary prize. The award was jointly

presented by Carlo Hanrahan FSCSI FRICS, Student Liaison Officer, LIT, for the Southern Branch of the
SCSI and a Senior Chartered Surveyor with Rooney Auctioneers (Limerick) Ltd, and James Lonergan,

Director of Education and Membership, SCSI.

E info@kra.ie
B 012819182

KRA Visionary Project Partners
20 Harcourt Street, Dublin 2.

We offer a full spectrum of building surveying and project management services to
commercial clients throughout Ireland.

We pride ourselves on our in-depth knowledge of sustainability within the built environment,
and offer our clients expert advice on sustainable and environmentally-friendly measures
they can implement to reduce the carbon footprint and increase the efficiency of their

building stock.

To discuss your requirements call us on 01 2819182 or email info@kra.ie.
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POSITIVE FOR
SURVEYOR SALARIES

THE SCSI S REMUNERATION AND ATTITUDES SURVEY 2019 HAS POSITIVE FINDINGS ABOUT
SALARY AND EMPLOYMENT EXPECTATIONS IN THE SECTOR.

he SCSI s latest Remuneration and Attitudes report examines anonymous

salary data from almost 1,300 members across the country, covering

professionals from estate agents, quantity surveyors and building
surveyors, to planning and facility managers. It found that the median national annual
salary for a Chartered Surveyor is 70,000. However, the survey also found marked
differences between pay levels in Dublin and the rest of the country. While the median
salary in Dublinis 74,000, the figure for the rest of the country is 19% less at 62,000.
The report contains interesting information on national salaries by firm size, with
informative salary ranges from graduate positions up to CEO level, across small to
large firms. The results of the survey highlighted that each step up in seniority earned
an additional 7,500 for employees, and each year of service to a firm earned them,
on average, an additional 800 in salary.
Surveyors have a positive view as regards salary prospects, with 73% of members saying
that they expect to receive an increase in the next 12 months. Over half (57%) said they
had received an increase in the previous year. According to the findings, the premium
on basic salaries for those based in Dublin is  11,400. The Society attributes much of
this to the higher costs of living in the capital, especially accommodation costs.
Itis encouraging to see that 85% of surveyors would recommend their profession as
a career to school leavers, while 97% said they are satisfied in their job.

Gender

While women make up only 20% of the SCSI s total membership, and naturally
receive equal pay, the survey found that there is less participation by women in senior
roles. Female participation rates at senior levels are pulled down significantly within
the construction-related disciplines, where female representation is as low as 6%.
Finally, the outlook for employment opportunities looks favourable, with 52% of
companies intending to increase their workforce in 2020.

The full report is available at www.scsi.ie.

FEATURE

Edward McAuley
Head of Practice & Policy, SCSI

National Median salary
Median Salary in Dublin

70,000 74,575

lian salary
side of Dublin

61 760 7,500

additional

I"I'l'l“il]r[l on I.‘il\i(' EI.-'I('h _\-'(';IT' (Il.
ies for those
based in Dublin

11,400

Balancing the
trade-offs -

Bigger better?
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hirley Coulter brings over 14 years
of experience in professional

member organisations to her
new role as CEO of the SCSI (see panel).
At the time of our interview, she s been in
situ for just six weeks, but says this experience,
and the welcome she s received from members
and staff, has made the transition a very
pleasant one: It feels familiar, even though
its a different industry. Also, from the minute
that

people have reached out, which | hugely

the appointment was announced,

appreciate .
Shirley plans to use her experience to good
effect in her new role, with an emphasis firmly

=2

INTERVIEW

Ann-Marie Hardiman
Managing Editor,
Think Media
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on what members need from their professional
organisation, and how best to provide it:
| ve seen what works, and what doesn t work
as well. What has to be key is that member
focus, the member first outlook, because our
whole raison d’Etre is to serve members, in the
public interest .
She knows that its not necessarily the big
ticket issues that concern members: The real
issues are the ones that affect their day-to-day
working lives. We can add value in lots of ways,
at a very high level, and we will continue to do
that, but really, its about tuning in to how can
we help members in a very practical way .
She sees the challenges that member

organisations face, such as the need to avoid
being too Dublin-centric, and to be relevant
and appeal to different age cohorts and
genders, but for Shirley, theres also a
squeezed middle that can sometimes be
neglected: People who are maybe
struggling to find a work-life balance,
who have been caught up in some of the
repercussions of the economic downturn and
still may be impacted by that. Theres a
whole generation there that | think, as the
profession's representative body, we need
to be tapping into and they are quite difficult to
engage because they are busy with childcare,

or elderly parents. They are definitely a focus .



Having your voice heard
Shirley is from Dublin, but has fond memories of idyllic holidays in the west of
Ireland, where her parents are from. Her first taste of public representation was

a stagiaire position as a parliamentary assistant to an Irish MEP in Brussels

during her Erasmus year, while studying French and politics in UCD: That gave
me my introduction to representation and what it means to have your voice heard .
Shirley has a master s in globalisation, law, politics and economics, and first began
working for member organisations with a post as Employment and
Communications Officer with the Irish Dental Association. This was followed by
seven years with the Irish Medical Organisation, after which she moved in 2015
to The Bar of Ireland, where she was Director of Membership and Public Affairs.

Shirley joined the SCSI as CEO in January 2020.

Priorities
These issues naturally feed into Shirleys
priorities: a firm emphasis on meeting members
needs, while using the expertise within the Society
to make a contribution in wider society: |want to
build on what has already been achieved. The SCSI
is a wonderful organisation, and | believe in the
value that the Society adds, both for members and
for the public, in the impact that we have on the
construction, land and property industry .
Those wider social issues encompass both the
global and the local: Ireland is so susceptible to
large global economic shocks and we have to be
prepared for that. | hate to use the word Brexit, but
the impact of that has yet to be realised. The
market has stabilised but | keep hearing that
we ve been at a late stage in the cycle for a long
time so we can t be complacent. And more recent
issues like coronavirus, the US elections  all of
that has the ability to impact on the global
economy. That is going to be an issue for
everybody, but particularly the construction and
property industry. We ve seen how economic
difficulties impact heavily on this industry .
Atlocal level, there s no doubt that housing supply is
the most pressing issue. Our interview takes place
just two days after the general election, and as we
go to print we re no closer to an announcement on
government formation, so there s no way of knowing
which partys policies will be implemented. For
Shirley, however, the fundamentals haven t changed:
We need to reduce construction costs and we need
to ensure that we have the skills. We barely have
sufficient skilled manpower to meet the demand
now, let alone the demand that is going to arise from
the need to increase housing supply. The election
saw many, many promises, but there isn t any one
single solution. They re going to have to take
everything in the round, and be innovative .

SURVEYORS JOURNAL 13



WE HAVE THE EXPERTISE HERE AND
WE RE WILLING TO SHARE THAT,
AND WORK WITH GOVERNMENT

TO MAKE SURE THAT THE RIGHT
POLICY DECISIONS ARE MADE,

AND THAT SOLUTIONS ARE COSTED,
REALISTIC AND ACHIEVABLE.

She points out that the Society made
its views clear on these issues in the
run-up to the election: [The new
government] needs to look at things
like the cost of land, construction
costs in general, and at embracing
technological innovation. They need
to address the skills issue, because
who physically is going to build
them? The message remains
clear from the SCSI that we have
the expertise here and we re willing
to share that, and work with
government and with the various
departments to make sure that the
right policy decisions are made, and
that solutions are costed, realistic
and achievable .

The Society has a huge amount to
offer here: Our strengths are the
high standards, the education and
the expertise of the profession, which
is evident in all of the SCSI s outputs
from reports and submissions to
conferences and events. The fact
that our members are engaged at
every stage of the life cycle of a build
situates the SCSI in a unique position
to develop positions that are
more joined-up in terms of our
recommendations for key property
and construction policy formation .

Governance
In order to maximise these valuable
assets, Shirley emphasises the

SURVEYORS JOURNAL
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importance of having structures
within the Society that encourage
collaboration and communication
across the many professional
groups and committees. A
governance review that had begun
before she took up her role has now
resumed, and this is one of its
principal aims: Our structures at
the moment aren t maximising the
benefits that can be gained from
bringing all of that expertise to the
one table. It s about knowing where
the SCSI has come from to know
where we are now and where we
need to be, and then align our
resources and our strategy to
deliver that for members. Member
engagement in that process is
obviously going to be key. The focus
is on ensuring a solid foundation by
seeing what s working, what maybe
needs some attention, and then
building on it to ensure that the
organisation is structured to best
deliver for its members .

The Society hopes to have the new
structures in place for the start of
the new committee year in May.

Member organisations

Shirley recognises that many
member organisations are
struggling with what can be called
the race for relevance : Because

of the way technology has enabled

access to information, a lot of people feel expert in a lot of areas that they
wouldn t have previously. They may feel that they don t need the member
body, that they can find the knowledge they need elsewhere .
Challenging that perception is difficult, but Shirley s very interesting
approach is to turn the question on its head: [I've often tried to explain
what member bodies are to people and what we do, but another way of
looking at it is: what would happen if we didn t exist? People can find it
difficult to understand if they haven t engaged with services that we
provide, if they never come to conferences, or they don t have time to read
policy papers or reports. But if professional bodies didn t exist, what
would happen? Where would the profession go for CPD? Where would
they find the myriad of educational, networking and social events? Where
would they go for professional guidance or support? Who would be the
voice for the profession?
She is absolutely convinced of the value of this for the public as well:
Strong representation for the professions means a good deal for the
public, because the professions are here to serve the public. If we can make
sure that we re producing surveyors that are held to the highest standards,
that are offered a suite of continuing professional development that
enhances their expertise, and we re producing policy positions and reports
based on all of that expertise that will positively influence, for example,
things like housing supply, then that is hugely important. And if we didn’t
fill that role, who would?
Shirley acknowledges that member organisations sometimes have to
work to convince the public that they re not simply another vested interest:
| think we need to be better at marketing the value of the Society to the
public. We need to market the value of the profession to the public, and
market the value of membership to the profession. People engage
professionals in good faith. And | suppose what we would say, and thats
where the Check they re Chartered campaign came out of, is that we
provide a greater level of comfort for the public because if you engage a
chartered professional, you know you're getting the highest standard .
So how will Shirley measure success as she goes through her first year
in this role?: If | really feel that | ve engaged with the membership and
know that | understand what their expectations are in terms of what the
Society does for them, the value that they get from the Society, and that
they feel that their interests are represented. If | have a happy and
committed staff to meet those expectations for members. And if we have
aligned our governance structures to better harness our expertise, so
that we can have that positive influencing role in terms of the future
development of the sector. That s what | would like to see after year one!

Building strength

Shirley lives in Dublin with her husband and two young children, who
naturally take up a lot of her time. When she s not spending time with
them, she reads, and loves to eat out ( | m a bit of a foodie ). She
admits though, that one thing that definitely helps her to relax, is
checking her emails! I’'m very bad at being able to switch off. | prefer
to check my emails and know, even if it s out of hours, that everything s
OK. She also keeps fit, and sings the praises of strength training: It
requires focus and dedication but that means it is brilliant for both your
physical and mental health. | highly recommend it!



CONVEYANCING
DELAYS COSTLY

THE SCSI S ANNUAL RESIDENTIAL PROPERTY REVIEW & OUTLOOK REPORT COLLECTED
THE VIEWS OF SURVEYORS ALL OVER THE COUNTRY ON THE RESIDENTIAL SECTOR.

n its 37th year, the SCSls Annual

Residential Review & Outlook report plays

an important role in highlighting current
challenges in our sector and forecasting trends
for the year ahead. Thanks to our 460 members
who completed the survey, the report suggests
that national property values will increase by 2%
this year, and rents by 5%. House values are
expected to increase by 3% in Munster and
Connacht, remaining static in Dublin and Leinster.
The immediate outlook points to an ending of high
sales transaction inflation, and the property
market looks set for a period of price stabilisation.
Members report that price stabilisation is being
driven by more realistic price expectations among
sellers, affordability constraints, and increased
supply in certain areas such as urban commuter
belts. Looking at price expectations, 40% of
agents nationally reported that sellers price
expectations had increased during the year; this
is down from 80% in 2018 and 96% in 2017.

The Brexit feeling

An interesting highlight in our report was the
extent of Brexits impact on the market. Our
members said that Brexit and the uncertainty it
caused played a greater role than any other issue
in shaping the residential property market in 2019,
as general uncertainty delayed and worried

FEATURE

Edward McAuley "
Head of Practice & Policy, SCSI

expect the
demand for
houses to be

supply

SALES EXPECTATIONS

The average

The report is positive about sales, but says the length of time it takes to sell a home is still a significant issue.

investors. While we may need to temper our
expectations about when a new trading
arrangement between the UK and EU is
announced, our members believe that greater
clarity has already led to a renewal of confidence.

Landlords exiting the market

Another stark figure is the impact of rent
restrictions and rent certainty measures on
landlords. Our agents report that for every one
new residential investor, two are selling their
investment. This statistic aligns with the record
shortage of properties for rent, particularly in
large urban centres where demand is highest.

Conveyancing delays
According to the survey, the average time for a

home sale to close is five and a half months.
Agents expressed concern about the continued
existence of paper-based conveyances and how
these delays are frustrating purchasers and
sellers. The SCSI publishes useful checklists and
consumer guides on our website for agents to
present to prospective clients, to help educate
them on the main issues affecting house sale
delays. Seismic change in the way property is
transacted is warranted to improve efficiency, but
until then, we all must do what we can to guide our
clients so that they are aware of the hurdles in
advance to help them prepare for what is often the
biggest transaction they will ever be part of.

The full report can be viewed at

WWW.SCSi.ie.
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PEOPLE AROUND THE WORLD ARE TURNING TO THE COURTS FOR
URGENT ACTION ON CLIMATE CHANGE, AND THE IMPACT OF
THIS WILL BE FELT IN THE PROPERTY MARKET.

n her address to the United Nations Climate Action Summit in
New York in September 2019, Greta Thunberg closed with the
words: Change is coming whether you like it or not . The climate
change movement has gained significant momentum over the last year,
and more and more affected individuals and organisations are going to
court to seek climate change justice.

The first case of this kind in the world was filed in 2013, in
the Netherlands.! The Urgenda Foundation, a Dutch
environmental group, sued the Dutch Government for the
failure of the Dutch State to take sufficient actions to
prevent dangerous climate change. At the time, the
Netherlands was one of the most polluting countries in
the European Union. In 2018 the Dutch Court of Appeal
accepted that the real threat of dangerous climate
change results in the serious risk that the current
generation of citizens will be confronted with loss of
life and/or a disruption of family life . Obligations
under the European Convention on Human Rights

led the Court to conclude that the State has a

duty to protect against this real threat , and

ruled that the Dutch State must reduce

greenhouse gas emissions by at least 25% by
the end of 2020 compared to 1990 levels.
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The decision was affirmed by the Dutch Supreme Court on
December 20, 2019. The Urgenda case was recognised as
the world s first climate liability lawsuit, and set a precedent
that has since inspired other legal actions around the world.

In Ireland, the NGO Friends of the Irish Environment wanted
more ambitious action on climate change and sued the State.
It argued that the Government s approval of Ireland s National
Mitigation Plan (NMP) is unconstitutional and in breach of
human rights obligations, and that it does not meet the
requirements of the Climate Action and Low Carbon
Development Act 2015. While Friends of the
Environment were unsuccessful in the High Court in January

Irish

2019, their appeal has been leapfrogged to the Supreme
Court and is due to be heard on June 22, 2020.

The impact of this renewed focus on climate change is starting
to trickle into the property market, and given the momentum
the climate change movement is gaining, we should expect
multiple changes in the property market.

The Climate Action Plan (CAP) published by the Government
in June 2019 and the National Planning Framework adopted
in May 2018 focus on the formulation of suitable planning
policy to respond to the requirement to reduce greenhouse
gas emissions. An Bord Pleankla (ABP) has signalled that it
is increasingly prepared to examine projects capable of
having a direct or indirect effect on greenhouse gas emissions
through the lens of what is required to achieve Ireland s
overall climate action targets, and to refuse planning
permission for developments utilising technologies seen as

harmful for the climate.? In December 2016, ABP gave an extension of duration of
planning permission to Bord na M na to continue co-firing of biomass with peat at its
power plant at Edenderry, Co. Offaly, until 2023. ABP concluded, having considered the
Government s climate change polices in effect at that time, that the proposal for the
co-firing of biomass with peat was in accordance with proper planning and sustainable
development . In 2019, ABP came to a different conclusion concerning a very similar
proposal to extend the duration of planning permission for the co-firing of peat with
biomass at the ESB-owned West Offaly Power Station at Shannonbridge, Co. Offaly.
ABP concluded that, having regard to national, EU and international climate change
mitigation obligations, the proposed development ran contrary to proper planning and
sustainable development . This was due to the fact that the biomass would be largely
imported and transported to the midlands by heavy goods vehicle (HGV) from ports.
ABP also concluded that the continued firing of peat for electricity production was no
longer acceptable in planning policy terms due to the higher emissions profile of this
energy source.®

A further example of planning policy change relates to an expansion of what benefits
from a right to light. In 2019, in the English case of R v Medway Council and Another,*
the claimant was granted planning permission to install solar panels on the south-
facing wall of his residential property in October 2017. Judicial review proceedings were
brought against a planning permission granted in respect of a neighbouring residential
extension, on the grounds that the extension would overshadow the claimants solar
panels. In granting the planning permission, the local authority took the view that the
extension was in keeping with the local area , and that the effect on daylight to the
claimant s solar panels was not a material consideration but rather a purely private
interest of the claimants that did not require protection in the public interest . The court
held that the local authority cannot reject as immaterial the effect of a development
proposal on a renewable energy system, and that such rejection was irrational .° The
courts came to this determination as a result of s.38(6) of the English Planning and
Compulsory Purchase Act 2004, which requires that any determination of a planning
application must be made in accordance with the development plan , as further
enhanced by s.19(1A), which further requires that development plans must include
policies that contribute to the mitigation of, and adaption to, climate change. It was the
court s view that this applied regardless of the scale of the renewable energy system ,
and as a result the grant of the planning permission was quashed.

Time will tell how developing climate change law will fully impact the property market,
but one thing is for sure, change isn t just coming...change is here.
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AIRBNB AND
GENTRIFICATION

PHD RESEARCH CARRIED OUT IN TU DUBLIN LOOKS AT THE IMPACT
OF AIRBNB RENTALS IN DUBLIN AND COMES TO
SOME WORRYING CONCLUSIONS.

ollaborative consumption of the urban arena

through sharing economy platforms, such as

Airbnb, is a growing concern for urban
planners. In the past decade, Airbnb has become a norm
within the hospitality sector, but it has recently become
infamous for its negative impacts. At the forefront of this is the
removal of homes from traditional housing markets and the
acceleration of rising rent prices, fuelling gentrification.

Gentrification

Gentrification research stems from work by the sociologist Ruth
Glass, which describes increases in house pricing perpetuated
by the influx of middle-class gentry into lower-class areas.
Since its conception in 1964, the term has developed to
encompass displacement of local populations by large-scale
urban change, such as that caused by modern neoliberalisation
Airbnb
commercialisation of residential areas, placing economic

and housing commercialisation. represents
pressure on neighbourhoods, and leading to price increases
locally and on a wider scale. Many landlords in cities such as
Dublin are turning to Airbnb to commercialise their
properties, removing them from the residential

rental market with the aim of creating ghost

hotels, and taking advantage of the tourism

industry.
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Facts and figures

Since 2016, the number of Airbnbs in
Dublin has grown by over 250%. As of
June 2019, there are 9,220 available,
including entire home/apartment (EHA),
private room (PR), and shared room (SR)
listings. Growth in EHAs is highest, with a
298% increase, now making up 51% of all
listings. It becomes clear that EHAs hold a
dominant position in Dublins Airbnb
market. Looking at such listings alone,
density is concentrated in similar regions
to that exhibited by all listings, wherein the
city centre dominates, with a concentration
seen in the north inner city (Figure 1).

Of the 9,220 Dublin listings, 50.25% can be
deemed to be purely commercial. These
are listings that overlook the home-sharing
purpose of Airbnb and use the platform as
a source of commercial income. A host may
be deemed commercial if they meet any
one of the following conditions:

ownership of more than one EHA;
ownership of one EHA that is available
for over 90 days per year;

ownership of more than two PR/SR
listings; or,

ownership of a PR listing that is
available for over 90 days per year.

Commercial listings create a potential
monthly revenue (PMR) of 16,269,862,
or 67% of total PMR, despite ownership by
only 35% of hosts. Dublin s highest-earning
commercial hosts own a large proportion of
Dublin s listings and earn a majority of the
revenue. Top earners have not only more
listings, but also a higher nightly price,
which increases revenue. The top 10 hosts
all operate multiple EHAs, with annual
revenue for each of these hosts in the
millions of Euro. This uneven distribution
highlights Airbnb s inequality. It remains
unclear to what extent regulations have
been overlooked by these hosts, although it
is clear that the intended use of the
platform has been ignored.

Impact on residential rental sector

Considering full-time listing counts, which
cover listing ownership and annual
availability, an estimated 409-940 rental
units have been removed from Dublins
residential rental market. Considering
listing occupancies for these units, a
minimum of 1,481 people have been
displaced, rising to a possible 3,456 when
considering high-end figures. The impacts
of this are concentrated in the
city centre, where tourism is
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FIGURE 1:
Commercial listings in Dublin.

concentrated, creating an advantageous market for conversion
from traditional renting. In certain areas of Dublin, over 2.5% of
the residential rental market has been removed, with up to 6.8%
of the population displaced by these conversions.

Dublin s Airbnb growth shows a strong positive correlation to
growth in rent prices. It can be determined that should
Airbnbs increase by 1,860 from current figures, average
rent prices are projected to rise to  1,594.43, a 3.15%
increase on current figures. This figure is higher in city
centre areas, with Dublin 1 showing a projected
increase of 4.6%. When considering these figures, there
is a clear impact of the reduction of the housing supply in
Dublin due to growing long-term rental conversion to Airbnb.
Dublin s projected 3.15% rent price increase is higher than
those calculated in other cities (research in Boston shows a
potential increase of 0.4%), highlighting Dublin as a critical
case of Airbnb gentrification, commercialising housing
markets beyond previous neoliberalisation processes.

Future implications

There is no doubt that the lowered rate of affordable
housing is impacting Dublin populations, particularly in
lower-income areas. Growing Airbnb figures within the
city will lead to higher amounts of exclusionary
displacement, which can be as detrimental, if not more
detrimental, than direct displacement, due to its extra-local
impact. As such, it becomes important to outline what
the impact may be in the future without adequate legislation.
Weighted consideration of Airbnb growth, housing

conversion, rent price increases, rental rates, and

FIGURE 2:

Gentrification vulnerability I
in Dublin.
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SINCE 2016, THE NUMBER OF
AIRBNBS IN DUBLIN HAS GROWN
BY OVER 250%. AS OF JUNE 2019,
THERE ARE 9,220 AVAILABLE

socioeconomic conditions allows for
the determination of gentrification
vulnerability. As would be expected, many
with  high

gentrification are clustered within Dublin

areas susceptibility  to
city centre, where public transport, tourist

attractions, and amenities are
concentrated. However, vulnerability is
also high within the north inner city,
Smithfield, and Phibsboro, where factors
such as commercial listings were highest.
Some suburbs, such as Ballymun, Finglas,
and Clondalkin, may be highlighted as
prone to Airbnb gentrification (Figure 2).
Such areas are generally lower in
affluence, which creates an environment
for economic displacement of locals.

These areas, despite poorer access, are
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generally subject to lower Airbnb prices,
and thus, larger influxes of tourists, which
trigger rises in rent prices.

Considering the vast impact of Airbnb in
Dublin, there is a clear need for additional
research and outlining of the effectiveness
of legislation such as the Planning and
Development Act 2019. It is not yet certain
whether this Act has impacted commercial
Airbnb rates within the capital; this will
only become clear in the coming months.
While this Act provides a solid start for
Airbnb regulation, its geographically
targeted and purely quantitative; thus,

a more nationwide and hybrid
approach may be needed to better

tackle the expanding sharing
economy in Ireland.

19






















































