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Introduction to The Housing Agency



Introduction to The Housing Agency

www.housingagency.ie

http://www.housingagency.ie/


MUDs Team – Who We Are

Lisa Marie Sheehy

Senior Staff Officer

David Rouse

MUDs Advisor



What We Do

• Guidance and support: Creating and signposting relevant resources

• Stakeholder engagement: Hosting and participating in online and in-person events

• MUDs mailbox: Answering queries MUD@housingagency.ie

• Sector data: National register / database of OMCs

• Research: Collaborating, and conducting research

• Networking: Building relationships with professional bodies, international experts, etc.

mailto:MUD@housingagency.ie


Background/Context



Who/What?
Control and Ownership?
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Property Ownership = Diverse



OMC = Hybrid Company

RESIDENTS' 
ASSOCIATION

ASSET 
MANAGER

NOT - FOR - 
PROFIT

OMC

In simple terms, the OMC is 

the glue that binds together 

the separate interests held 

by owners of property, where 

there are shared structures 

or services that cannot be 

provided individually or 

separated from each other



What is the MUD Act?

Applies to developments 
with 5+ residential units 
sharing common areas

Requires developers to 
establish an OMC before 
selling units

Common areas must be 
legally transferred to the 
OMC

All unit owners 
automatically become 
OMC members

OMCs must manage 
service charges, sinking 
funds, and hold annual 
meetings

Supports dispute 
resolution and sets 
governance standards



MUDs and OMCs – Scale and Scope

• Flats and apartments – Census 2022: 240,000

• Apartment completions 2022 to 2025: 50,000

• Total: 290,000-300,000

• MUDs are not apartments only!



Who depends on OMCs?

• Approx. 300,000 flats and apartments?

• Conventional houses / duplexes?

• Social / public homes

• Private homes – own-occupied & rented

• Lenders’ security



Revised National Planning Framework

www.gov.ie/en/department-of-housing-local-government-and-heritage/press-releases/revised-national-planning-framework-now-approved-by-oireachtas/ 
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Planning Permissions: 2024 – 2026



Permissions: 2007 – 2026



Commencements 2025-2026



Completions: 2020 – 2026



Apartment Completions 2025

• 12,047 completed up 39% from 2024

• 33% of all completions nationally (2019: 16%)

• 70% of completions in Dublin

• 80% of all apartments completed were in Dublin

• Q4 2025: 61% rise on Q4 2024

• (Q1 2026: 95% of Dublin City completions)

www.cso.ie/en/releasesandpublications/ep/p-ndc/newdwellingcompletionsq42025/ 

www.cso.ie/en/releasesandpublications/ep/p-ndc/newdwellingcompletionsq12026/ 

MUDs are on the rise
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Dublin Housing Supply Pipeline
Q4 2025

www.gov.ie/en/department-of-housing-local-government-and-heritage/publications/4dublin-housing-supply-pipeline-quarterly-2025-returns/



10,000 OMCs?

1. National Consumer Agency report (2006): 4,600

2. c. 2,100 new OMCs since 1 January 2011

3. Average rate of about 140 new OMCs p.a. 

4. 140 new OMCs p.a. 2006 to 2010 = say 700

5. Guesstimate of OMCs that are not bodies corporate 300 or 400. Too low?

6. Accuracy of estimates at #1 and #4 and #5?

7. Range of 8,000 to 9,000 OMCs?  Upper limit of 10,000?



Estimated New OMCs – 2011 to date
Year OMCs

2026 (to date) 200

2025 199

2024 234

2023 162

2022 129

2021 154

2020 154

2019 174

2018 153

2017 177

2016 120

2015 116

2014 80

2013 58

2012 79

2011 50

Total 2,239



Filing & Compliance – CRO Form B1



AHBs & OMCs – 2024 (€14m)

190

191

60

42

29

63

How many OMCs does your 
LA pay service charges too?



Leases & House Rules

“You're doing it again”



Challenges



Social Housing Challenges



OMCs = “Wild West”

www.irishtimes.com/ireland/housing-planning/2024/06/25/owner-management-companies-the-wild-west-of-regulation/

www.independent.ie/opinion/dont-buy-a-new-apartment-why-this-was-my-advice-during-the-celtic-tiger/40858439.html 
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Finance



What are Service Charges?

Cleaning and maintenance of common areas

Lighting and heating in shared spaces

Building insurance

Waste collection

Landscaping and grounds maintenance

Security



MUDs – What’s Going On?

How to establish 
what’s 
happening day-
to-day in a MUD

NOT the statutory financial statements
MUD Act – S.17 Annual Report



Worst Case!



Costs – Reality Check?



Sinking Funds

“Subject to subsection (6) the amount of the contribution to be 

paid as respects a unit by each unit owner of such a unit to the 

sinking fund in respect of a particular year shall be the amount 

of €200 or such other amount as may be agreed by a meeting 

of the members as the contribution in respect of the year 

concerned.”
Long Term 
Funding

Adequacy

Risks



Building Investment Report

The Housing Agency



Sinking Fund Gap



BIF – New Guidance

https://scsi.ie/wp-content/uploads/2026/06/SCSI-Building-Investment-Fund-Professional-Standard-V5.pdf  

https://scsi.ie/wp-content/uploads/2026/06/SCSI-Building-Investment-Fund-Client-Guide-V3.pdf 
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https://youtu.be/2EWKUSxnZjM?si=6FkcQFMUfJV72d6O 

Webinar – Sinking Funds

https://youtu.be/2EWKUSxnZjM?si=6FkcQFMUfJV72d6O


Apartment Planning Guidelines
4 November 2026



Red Flags in OMCs

• Very low service charges (“too good to be true”)

• No sinking fund or poor sinking fund levels

• Large arrears carried by the OMC

• Missing or late company filings

• Lack of planned maintenance programme

• Quick turnover of directors

• Insurance claims

• Defects



Insurance
Protecting Local Authority Assets



Insurance Risks

• Entire building insured collectively 

• OMC has overall control not LA

• Underinsurance = major exposure

• Risk only becomes visible at crisis

Regardless of how many units are 
owned within a MUD, these are still 
LA assets and it’s important you’re 

confident they are properly 
protected.



Dublin, May 2026



Case Study



Checking for adequate Insurance:

• Appropriate level of cover

• Up to date reinstatement value

• Excess amounts

• Claims history

• Inclusion of fire safety components

• Whether Directors’ and Officers’ (D&O) cover is in 

place 



MUDs Insurance Guide

www.housingagency.ie/publications/multi-unit-developments-guide-insurance 
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Governance
A Key Pillar in Running an OMC



Directors' Duties - Legal

Comply with company law 
and fiduciary 

responsibilities 

Act honestly & responsibly

Avoid conflicts of interests

Maintain proper financial 
management, transparency, 

and compliance 



Governance & Key Documents

Head or Main Lease

OMC Constitution

Register of Members

Annual Reports & Financial Statements

House Rules

Minutes of AGMs and EGMs of the OMC

Insurance Details



How to reinstate an OMC?
I wouldn’t start from here!
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Planning, Design & Taking 
in Charge



Apartment Planning Guidelines
4 November 2026
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Apartment Planning Guidelines
4 November 2026



Considering OMCs

Design decisions impact long term costs 
for OMCs

Building Lifecycle Reports should be 
completed at planning stage

Taking in Charge: Today’s planning 
decisions determine tomorrow’s 
ownership, maintenance responsibility & 
costs



Defects



Risk – Defects Remediation



Risk – Defects Remediation

www.housingagency.ie/remediation-defects-apartments-and-duplexes 
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Defects Update – Full Scheme

https://assets.gov.ie/static/documents/5d6bc854/Government_Legislation_Programme_Autumn_2026.pdf

https://www.gov.ie/en/department-of-the-taoiseach/organisation-information/legislation-information-bills-on-d%C3%A1il-order-paper/#2026


Defects – Where? (Oct 2026)



Defects – Where? (Oct 2026)



Defects – Contact

interim.remediation@housingagency.ie



Policy / Reform?



Legislation

Multi-Unit Developments Act 2011

Companies Act 2014

Property Services (Regulation) Act 
2011

Fire Services Act 1981 and 2003

Building Control Act 1990

Planning and Development Act 
2024

Waste Management Act 1996

Department 
of Justice, 

Home Affairs 
and 

Migration

Department 
of Housing, 

Local 
Government 
and Heritage



Programme for Government (Jan 2025)



Housing Plan (Nov 2025)



Dáil PQ 3/11/26 – Update

www.oireachtas.ie/en/debates/question/2026-11-03/1136/ 
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Department – Statement of Strategy 

www.gov.ie/en/department-of-housing-local-government-and-heritage/publications/statement-of-strategy-2026-2028/ 
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How MUDs Work:

What Elected Members need to know



Why it's important Elected Reps 
understand MUDs

• First point of contact

• MUDs are increasing 

• Owner manages tenancy

• OMC manages common areas

• Media Interest



Practical Example

"The lift hasn't been working for over a week with no update on when it will be resolved. I 

have three young children, and my husband has a disability. We're carrying everything up 
and down six flights of stairs every day."



What do you do next?

Collect Facts

• Owner or Tenant?

• Service charges are being 
paid by LA

• Lift is a common area asset

• LA does not maintain the lift

• LA has 1/20 votes (TIS 
purchase)

• LA unrepresented on OMC 
board

QUESTIONS?

• Does the LA engage with the 
OMC?

What is the Reality?

• Tenant expects Cllr or LA to 
solve problem

• LA & Cllr cannot instruct 
PMA

• LA & Cllr cannot approve 
expenditure 

• LA & Cllr cannot appoint 
contractor

• LA & Cllr cannot direct OMC

Look for Solution

• Engage with Council staff

• What can staff do?

• Become informed

• Undertake Risk Assessment

• LA call EGM 

• Consider LA representation



Elected Member 
Signposts



Common Queries

Service charges – “My fees are increasing”

Sinking fund – “There’s no money to replace the lift but I pay my service charges”

Debt Management – “I am locked out of the car park by my OMC”

Defects - “Our development has issues with fire stopping and I have concerns”

Company Law – “The OMC won’t provide me with information I’m looking for”

PSRA – “The Property Management agent is not responding”



Important Questions to Ask

Owner or 
Renter?

Owner

PMA OMC

Private Renter

Landlord/Letting 
Agent

Social Renter

AHB/LA       



Signposts for Renters

Landlord
Property 

Management 
Agent

Owners' 
Management 

Company

Inside the Apt

Common 
Areas

Complex 
Cases



Tenant Induction
• Tenant induction tailored to the actual lease/house rules for that development.

I.E. Policy on pets, balcony use, waste, parking, quiet hours, and amenity access 

aligned with OMC rules and the tenancy agreement.

• Awareness of apartment-specific issues (access, keys, parking and fobs) at 

induction.

• Keep a policy on access to additional shared facilities

• Encouraging respectful conduct house rules 

• Notifications about works by OMC



Signposts for Owners

Property 
Management 

Agent

Owners' 
Management 

Company

Members

Influence

Engagement



Signposts for OMCs

PMAs
Legal 

Advice
Resources Policy



Dispute Resolution



Dispute Resolution

Parties/Issue Property Services 

Regulatory Authority

Corporate 

Enforcement 

Authority

Courts

OMC - Agent

Companies Act

MUD Act

Leases



Resources



Website Resources

100%
Click to edit text Click to edit text

Complaints Remediation 
of Defects

FAQs

www.housingagency.ie/housing-information/multi-unit-developments-managed-estates/ 
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31 Webinars on YouTube

www.youtube.com/@HousingAgencyIE/playlists 

http://www.youtube.com/@HousingAgencyIE/playlists


Retrofitting Apartment Buildings

www.youtube.com/playlist?list=PLIY2HGIkHvZ 

http://www.youtube.com/playlist?list=PLIY2HGIkHvZ


Housing Agency Podcasts

www.housingagency.ie/podcasts/ 

http://www.housingagency.ie/podcasts/


Guides

https://www.housingagency.ie/sites/default/files/2023-12/MUDs-A-Guide-to-Insurance.pdf


Just Published!

www.housingagency.ie/faqs/#whatshouldweknow 

http://www.housingagency.ie/faqs/#whatshouldweknow


MUD Matters Newsletter

www.housingagency.ie/mud-matters-newsletter
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Further Reading

www.councilreview.ie/lowdown-on-multi-unit-developments-for-local-authorities/ 
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Events



Local Authority Training

✓ Dublin City, DLR, Fingal, South Dublin (4)

✓ Cork City and County (2)

✓ Galway City and County (2)

✓ Limerick

✓ Waterford

✓ Meath

✓ Leitrim

✓ Wexford

✓ Wicklow

✓ Kildare

✓ CCMA

✓ LGMA



State and Other Agencies

✓ HSA

✓ LDA

✓ HFA

✓ CRU

✓ PSRA

✓ AHBRA

✓ EPA

✓ NTA

✓ SEAI



Trade, Professional, Representative 
Bodies

✓ ICSH

✓ SCSI

✓ IPAV

✓ AON

✓ Law Society

✓ Construction Bar Association

✓ Engineers Ireland

✓ RIAI

✓ IPI

✓ Chartered Accountants Ireland

✓ ACCA

✓ IPOA

✓ CIH



Regional Outreach Events: 39

“This information will be a great tool 

for the board I work on”



Feedback / Testimonials

• Wealth of information provided by the Agency staff and also the opportunity for ‘experiential 
benchmark' against other developments similar to ours.

• Informative presentation, Networking excellent.

• Everything is relevant. I feel there is so much information that the session could have been longer or 
a follow up session.

• First attendance at this type of event, so in general very informative.

• Very informative, especially the risks coverage for OMCs. 

• Great refresher on the basics, Thanks very much for a brilliant session - networking is a super idea!



Fire Safety Webinar – 15 December 2026



Summary

Ask follow up Questions

Signpost to above channels 

If in doubt – direct to legal advice

If you're still not sure of the signposts 
direct to the Housing Agency

If policy matter, you can raise in 
appropriate channels



Please contact us:

MUD@housingagency.ie



Evaluation



Disclaimer
Information provided is general in nature and shared in order to be helpful.  It should not be 
considered to amount to legal advice, and no reliance should be placed on it.  The Housing Agency 
may not be held responsible for action or failure to act on foot of the information 
provided.  Professional legal advice should be sought on individual circumstances.

This material is available to re-use, provided the Re-Use of Public Sector Information 
(https://www.gov.ie/en/organisation-information/cac56-re-use-of-public-sector-information/) 
requirements are fulfilled.
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