My Department assesses, approves and records local authority social housing delivery on a project basis, rather than on the basis of individual unit types.
As SHIP-funded construction projects by local authorities must, like all publicly-funded construction programmes, comply with the Infrastructure Guidelines (Public Spending Code) and Capital Works Management Framework, my Department periodically issues Basic Unit Costs for each local authority area, for use as a key benchmark for the development and costing of scheme designs at capital appraisal stage. While not a record of actual delivery costs, BUCs are based on an analysis of returned data from tendered social housing schemes over an extended period and updated based on published tender index information as required.
To monitor tender cost trends and to inform BUC levels, my Department analyses the tender data for the construction cost element of new build schemes approved under the SHIP & CAS approval processes for each unit type, where sufficient information is available to allow such costs to be extrapolated and where the information available is appropriate for comparison purposes.
Outlined in the tables below are average construction costs (incl. VAT), recorded as part of the aforementioned analysis for projects tendered in 2025 (per local authority).
The table also sets out the range of average unit costs (across different projects). The range of costs recorded vary, depending on size of scheme, unit mix, location, etc. and on the level of abnormal requirements for each scheme, for instance existing site conditions, demolitions, service diversions, site access requirements. Average abnormal costs are also separately identified in the below table.

	2025
	Average construction cost per unit € (incl. abnormals)
	Range of construction costs per unit € (incl. abnormals)
	Average cost per unit € (abnormals)
	Range of costs per unit € (abnormals)

	Carlow* 
	  
	  
	  
	  

	Cavan 
	275,158 
	222k - 321k 
	53,023 
	30k - 63k 

	Clare 
	299,552 
	300k - 300k 
	39,471 
	39k - 39k 

	Cork City 
	424,827 
	425k - 425k 
	44,595 
	45k - 45k 

	Cork County 
	307,236 
	307k - 307k 
	75,162 
	75k - 75k 

	Donegal 
	267,432 
	251k - 290k 
	16,908 
	7k - 26k 

	Dublin City 
	377,185 
	332k - 468k 
	29,795 
	17k - 50k 

	Fingal 
	339,768 
	315k - 351k 
	38,216 
	26k - 66k 

	South Dublin 
	352,589 
	353k - 353k 
	20,533 
	21k - 21k 

	Dun Laoghaire Rathdown 
	255,824 
	256k - 256k 
	5,500 
	6k - 6k 

	Galway City 
	355,402 
	355k - 355k 
	28,157 
	28k - 28k 

	Galway County 
	281,677 
	252k - 346k 
	31,715 
	20k - 37k 

	Kerry 
	349,344 
	348k - 369k 
	49,771 
	48k - 67k 

	Kildare 
	310,584 
	275k - 423k 
	22,099 
	11k - 70k 

	Kilkenny 
	330,313 
	246k - 369k 
	57,018 
	83k - 83k 

	Laois* 
	  
	  
	  
	  

	Leitrim* 
	  
	  
	  
	  

	Limerick 
	307,145 
	211k - 375k 
	32,160 
	29k - 59k 

	Longford 
	278,860 
	217k - 314k 
	14,676 
	20k - 25k 

	Louth 
	394,538 
	395k - 395k 
	11,393 
	11k - 11k 

	Mayo 
	294,184 
	248k - 414k 
	35,663 
	1k - 110k 

	Meath 
	295,336 
	295k - 295k 
	38,380 
	38k - 38k 

	Monaghan* 
	  
	  
	  
	  

	Offaly 
	283,215 
	283k - 283k 
	45,664 
	46k - 46k 

	Roscommon 
	212,759 
	213k - 213k 
	13,494 
	13k - 13k 

	Sligo 
	309,527 
	281k - 361k 
	45,541 
	27k - 72k 

	Tipperary 
	276,317 
	259k - 287k 
	45,192 
	26k - 48k 

	Waterford* 
	  
	  
	  
	  

	Westmeath* 
	  
	  
	  
	  

	Wexford 
	325,943 
	326k - 326k 
	67,382 
	67k - 67k 

	Wicklow 
	357,219 
	357k - 357k 
	59,883 
	60k - 60k 


* sufficient information was not available to allow costs to be extrapolated
The costs in the above tables relate to the construction element only of the all-in delivery cost. Other items that make up the all-in total include:
· Design/technical fees: Design fees vary from project to project, depending on the location, size and complexity of a scheme (and depending on whether design services are provided by a local authority in-house or via external appointment). As a guideline/indicator, design fees are generally expected to range between 7.5% to 12.5% of construction costs.
· Land cost: Land costs will vary significantly from project to project, depending on location and ownership status (i.e. land costs could vary from existing local authority land at no cost to land purchased at market value).
· Utilities: Connection fees for Irish Water, ESB, gas, etc. As a guideline/indicator, utility connection costs are generally in the order of €7k per unit.
· Other Costs: Other items that make up the all-in delivery cost can include site investigations/surveys, archaeological requirements, Percent for Art contributions  - and will vary from scheme to scheme
Capital funding under the Social Housing Investment Programme is also available to all local authorities to deliver additional social housing stock in partnership with developers under turnkey or development agreement arrangements. 
In comparing the average cost of a turnkey home, it is important to note that turnkeys typically deliver larger units when compared to direct build. Average costs vary depending on design and type of units (e.g. bedroom numbers, apartment/house). Average costs are also determined by the number of units delivered in individual local authorities. The number of units in the local authority direct build pipeline has increased year-on-year as the social housing delivery programme has progressed. Turnkeys commonly provide fast delivery of units as planning permission is already secured and also provide much needed delivery in locations where there is a social housing need but where a local authority has no suitable sites available.
The table below outlines the average cost for each local authority for homes delivered under this turnkey arrangement in 2025.
Average cost per unit SHIP Turnkey 2025
Based on the funding drawn down by the local authorities from my Department, the table below sets out the average costs for Part V properties acquired by each local authority in 2025 under the Social Housing Investment Programme and the Capital Assistance Scheme. 
Individual local authority and annual data can be influenced by individual transactions for Part V properties, which may involve an unusually high number of properties or may involve costs that are notably high or low in an individual situation.
	Carlow 
	 €                    296,648 

	Cavan 
	 €                    341,530 

	Clare 
	 €                    309,480 

	Cork City 
	 €                    378,169 

	Cork County 
	 €                    309,836 

	Dublin City 
	 €                    572,247 

	Fingal 
	 €                    557,640 

	Galway County 
	 €                    373,781 

	Kerry 
	 €                    303,256 

	Kildare 
	 €                    402,597 

	Kilkenny 
	 €                    358,059 

	Laois 
	 €                    348,339 

	Leitrim 
	 €                    325,141 

	Limerick 
	 €                    317,392 

	Longford 
	 €                    329,021 

	Louth 
	 €                    283,905 

	Mayo 
	 €                    335,622 

	Meath 
	 €                    382,404 

	Monaghan 
	 €                    284,936 

	Offaly 
	 €                    299,047 

	Roscommon 
	 €                    339,084 

	Tipperary 
	 €                    303,511 

	Waterford 
	 €                    343,700 

	Westmeath 
	 €                    335,988 

	Wexford 
	 €                    298,093 

	Wicklow 
	 €                    403,775 


Average Cost per unit for SHIP + CAS Part V 2025
	Clare 
	 €                                   305,519 

	Cork City 
	 €                                   350,880 

	Cork County 
	 €                                   340,512 

	DLR 
	 €                                   418,279 

	Donegal 
	 €                                   244,563 

	Dublin City 
	 €                                   383,869 

	Galway County 
	 €                                   312,598 

	Kerry 
	 €                                   253,391 

	Kildare 
	 €                                   296,760 

	Kilkenny 
	 €                                   302,342 

	Limerick 
	 €                                   335,129 

	Louth 
	 €                                   338,627 

	Meath 
	 €                                   337,125 

	Monaghan 
	 €                                   275,123 

	Sligo 
	 €                                   336,073 

	Waterford 
	 €                                   276,834 

	Westmeath 
	 €                                   319,213 

	Wexford 
	 €                                   267,190 

	Wicklow 
	 €                                   309,614 


Average cost per unit CAS Turnkey 2025 
	Carlow 
	€244,057.41 

	Cork County 
	€260,799.50 

	Dublin City 
	€369,597.50 

	Fingal 
	€439,102.33 

	Galway City 
	€480,843.94 

	Galway County 
	€268,563.69 

	Kilkenny 
	€229,573.75 

	Laois 
	€248,380.00 

	Limerick 
	€351,885.91 

	Meath 
	€313,482.00 

	Offaly 
	€274,275.00 

	Waterford 
	€222,525.00 

	Westmeath 
	€322,676.47 

	Wexford 
	€290,419.64 

	Wicklow 
	€385,125.00 


CALF funding is capital support provided to Approved Housing Bodies (AHBs) by local authorities to facilitate the funding of construction or purchase of new social housing units.  This loan facility can support between 25% and 30% of the eligible capital cost of the housing project, with the remaining finance sourced by the AHBs from private lenders (usually the HFA) with the housing units provided to local authorities for social housing use under long-term lease arrangements known as Payment and Availability Agreements. A nominal interest rate of 2% fixed per annum is charged by the local authority on the initial capital amount. Repayments on either the capital or interest are not required during the term of the loan (between 10 and 30 years), although where an AHB chooses to, repayments can be made during the term. At the end of the term, the outstanding capital amount plus the interest accrued, is owed and repayable to the local authority. The local authority issues the CALF monies to the AHB and the local authority, in turn, recoups same from the Department. 
CALF Construction
	Local Authority
	No. of units
	Average capital outlay units delivered 2025
	Average CALF amount units delivered 2025

	Dublin City Council
	62
	€385,418.17
	€73,229.45 


CALF Turnkey
	Local Authority
	No. of units
	Average capital outlay units delivered 2025
	Average CALF amount units delivered 2025

	Carlow
	59
	€297,525.88
	€82,755.39

	Cavan
	39
	€296,954.81
	€82,941.64

	Clare
	63
	€344,730.32
	€100,556.23

	Cork City
	144
	€406,641.07
	€119,807.60

	Cork County
	84
	€347,634.69
	€100,234.31

	Dun Laoghaire Rathdown
	235
	€452,714.56
	€135,814.37

	Donegal
	36
	€283,580.74
	€78,415.56

	Dublin City
	957
	€480,708.19
	€140,857.39

	Fingal
	440
	€443,400.41
	€133,020.12

	Galway City
	60
	€403,824.17
	€117,109.01

	Galway County
	17
	€293,882.35
	€79,465.88

	Kerry
	169
	€357,215.74
	€101,365.67

	Kildare
	80
	€370,529.16
	€106,830.62

	Laois
	54
	€313,684.23
	€90,899.38

	Limerick
	25
	€363,421.60
	€109,026.48

	Louth
	322
	€369,313.61
	€103,695.67

	Mayo
	27
	€294,444.44
	€77,688.89

	Meath
	95
	€336,231.02
	€96,824.00

	Offaly
	49
	€336,475.38
	€94,213.11

	Roscommon
	14
	€187,285.71
	€48,852.86

	South Dublin
	468
	€445,742.01
	€132,627.91

	Tipperary
	151
	€315,186.96
	€91,011.11

	Waterford
	14
	€341,799.68
	€99,637.19

	Wexford
	62
	€318,789.57
	€90,199.79

	Wicklow
	96
	€294,978.44
	€76,544.25


CALF Part V

	Local Authority
	No. of units
	Average capital outlay units delivered 2025
	Average CALF amount units delivered 2025

	Carlow
	7
	€292,002.95
	€81,348.86

	Cavan
	6
	€320,327.15
	€92,894.87

	Clare
	18
	€315,093.44
	€87,760.51

	Cork City
	43
	€329,516.12
	€95,852.73

	Cork County
	12
	€323,895.00
	€93,929.55

	Dun Laoghaire Rathdown
	72
	€389,041.89
	€116,712.57

	Donegal
	3
	€271,367.37
	€73,269.19

	Dublin City
	179
	€415,417.12
	€121,249.92

	Fingal
	116
	€376,376.21
	€109,662.53

	Galway City
	14
	€304,985.14
	€88,445.69

	Kerry
	53
	€341,671.68
	€96,732.47

	Kildare
	34
	€300,058.82
	€85,091.47

	Kilkenny
	4
	€285,667.98
	€74,273.67

	Laois
	52
	€276,421.19
	€77,283.67

	Limerick
	21
	€300,825.62
	€78,833.51

	Louth
	37
	€346,048.45
	€97,138.12

	Mayo
	8
	€310,000.00
	€86,800.00

	Meath
	7
	€344,590.48
	€97,602.38

	Offaly
	7
	€262,180.79
	€73,410.62

	South Dublin
	217
	€378,591.17
	€110,719.60

	Tipperary
	19
	€297,183.30
	€84,635.26

	Waterford
	16
	€270,025.58
	€73,681.91

	Westmeath
	12
	€225,139.00
	€63,038.92

	Wexford
	17
	€275,691.81
	€74,383.51

	Wicklow
	16
	€317,738.82
	€91,281.93



CALF Note 1: Delivery does not necessarily occur in the year of approval or spend.
CALF Note 2: The information above is calculated using the financial information available to the Department at this time. Figures are based on application details and may be subject to change as the project progresses.
CALF Note 3: Agreement on Part V arrangements are a matter for the local authorities. In some cases the Part V average is affected by delivery of homes that were subject to agreements prior to the current Part V arrangements. Complete details of PART V arrangements are available from the local authorities.

