
 
 

Ideas for Stimulating Housing Supply 

Eoghan Murphy TD, 5th February 2015 

Draft Remarks 

Regarding Central Bank decision on new mortgage rules: 

Clarity is welcome 

Not sure why the lengthy deliberation was needed on the new proposals 

Not entirely happy with the outcome – maybe I’m not meant to be. Incredibly unfair on people 

looking to move in to their second home - maybe their first family home. 

Tiering is welcome though – clear distinction between FTB and B2L 

I do think that the value at which a first time buyer steps from 10% to 20% is too low for people in 

Dublin. 

Nevertheless we have a decision. 

 

Now it’s up to us to act on the supply side. 

And quickly – if renters are not going to be the collateral damage from the Central Bank’s move. 

 

Appreciate the building strategies underway and investments proposed. 

Responsibility also falls to DCC with their new development plan. 

 

But we in here – the Department - needs to think about incentives on the taxation side to help free 

up under-occupied housing stock.  

Of which there is a lot.  

In the UK they estimate that 47% of homes in England and the UK are under-occupied. 

 

As an example – I put the following proposal to you:  

that we introduce a Capital Gains Tax exemption or reduction for people over a certain age (say 65) 

downsizing their property, freeing up homes for families, of which there is a shortage at suitable 

prices. 

 



 
 

This has been proposed by the Mayor of London Boris Johnson. 

I think it’s a positive idea where you find both a lack of supply of suitable housing stock and under—

occupation. 

And we know that we are not using property in the most efficient way in this country. 

One walk through this city and you will see, above the ground floor, boxes against windows – what 

could be decent apartments, of any size, being used for storage or dead commercial space. 

 

We need a cultural change in our attitudes to owning and renting property, to our housing needs, 

and to living in towns and city centres. 

This won’t be for everyone, but it will be for some, and the benefits are worth it. 

 

First benefit is for the seller – in selling they retain all or most of the sales price.  

Potentially one third is lost in the sale.  

Who would sell at this rate at the age of 65? 

But with an exemption or reduction, they now have greater financial security going in to their old 

age. 

 

Second benefit is in freeing up property that may be under-occupied for more people – for example 

a family. Which is the best use of the property stock. 

The increase in such stock should also have a positive impact on rents and prices for homes 

generally. 

 

A further benefit is that it would mean extra demand for apartment space – which is typically in city, 

urban and town centres. This is good for the village or the town or the city. Give them life again. 

Makes communities stronger. Combats the doughnut-effect that we are seeing in so many places. 

And again it’s the most efficient use of existing property. 

This can all be done without having to build anything. 

Though incentives may also be needed for converting such properties in to suitable housing stock. 

Why aren’t we trying to increase the number of people living above commercial and retail activity on 

ground floor in cities and towns. Happens everywhere else? 

 



 
 

And I’m not fixed to this particular idea. 

Perhaps you incentivise change through stamp duty for example.  

But we do need to look at how we can use the tax code to free up more appropriate accommodation 

and to use what’s there already, efficiently. 


