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Introduction
• Covid-19 has halted the majority of construction activity. A restart of construction 

activities on sites will commence hopefully at the beginning of April.
• The pause in construction from January to April, decreased productivity & extended 

programmes will have an impact on housing completions each month.
• Lockdown is having an impact on output in all sectors of construction activity.
• Social distancing measures that must to be in place have an impact on site 

productivity and delivery programmes – this will have impact on site overheads.
• Reduced completions will create further difficulties in the housing market and 

increase the housing supply deficit. Increased Covid saving will have improved 
affordability of purchase
• Measure to start additional sites from pool of projects with planning granted must 

be considered
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Reduction of housing commencements in 2020 due to the March/April 
lockdown – this will have knock on impact on 2021/22 completions
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HOUSING COMMENCEMENTS



Lockdown and reduced site productivity lowered expected supply in 
2020. Completions accelerated in Q4. Similar picture for 2021.
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Reduced starts in ‘20 would have had an impact on ‘21 supply 
without additional impact of Level 5 lockdown to April ‘21.

6

 -

 2,000

 4,000

 6,000

 8,000

 10,000

 12,000

 14,000

 16,000

 18,000

 -

 500

 1,000

 1,500

 2,000

 2,500

Jan-21

Feb-21

Mar-21

Apr-21

May-21

Jun-21
Jul-21

Aug-21

Sep-21

Oct-21

Nov-21

Dec-21

Fo
re

ca
st

 C
um

ul
at

iv
e 

H
ou

sin
g 

C
om

pl
et

io
ns

 2
02

0

Fo
re

ca
st

 M
on

th
ly

 H
ou

sin
g 

C
om

pl
et

io
ns

 2
02

1

Impact of Covid-19 on Housing Completions
Pre Lockdown Forecast Post Lockdown Forecast Cumulative 2021

Source: Keogh Consulting Calculation based on housing starts 
and assumed time to complete

OUTPUT REDUCTION



Overall impact is a estimate of output of c.16-18k units in ’21 
without any acceleration of activity on sites post lockdown.

7

 -

 500

 1,000

 1,500

 2,000

 2,500

 3,000

 3,500

Nov
-20

Dec
-20

Ja
n-2

1

Fe
b-2

1

Mar
-21

Apr
-21

May
-21

Jun
-21

Jul
-21

Aug
-21

Se
p-2

1

Oct-2
1

Nov
-21

Dec
-21

Fo
re

ca
st

 M
on

th
ly

 C
om

pl
et

io
ns

 W
ith

 C
ov

id
-1

9

Impact of Covid-19 on 2021 Housing Completions
Single Houses House Developments Apartments

Source: Keogh Consulting Calculation based on housing starts 
and assumed time to complete
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This will result in a bigger housing supply deficit in ’21*. 
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Contractors need to consider the impact of prolonged programmes on 
cashflow and input costs when pricing new projects
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Supply chain relationships are critical. Management of cash cycle key. 
Up front forecasting helps ensure facilities are in place for pinch points.
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Lockdown has reduced revenues & used up cash. There is a need to 
look forward to pick sectors to target & price work to retain turnover 

0.0

5.0

10.0

15.0

20.0

25.0

30.0

35.0

01/21
02/21

03/21
04/21

05/21
06/21

07/21
08/21

09/21
10/21

11/21
12/21

M
on

th
ly

 R
ev

en
ue

, €
M

Impact on Monthly Revenue of Lockdown
Baseline Forecast Revenue Post Lockdown Revenue Revenue

11

0.0

50.0

100.0

150.0

200.0

250.0

300.0

350.0

(5.0)

0.0

5.0

10.0

15.0

20.0

25.0

30.0

35.0

40.0

45.0

50.0

2019
2020

2021
2022

2023

A
nn

ua
l R

ev
en

ue
, €

M

A
nn

ua
l E

BI
T,

 N
et

 C
as

h 
Fl

ow
 o

r 
C

as
h 

Ba
la

nc
e 
€M

Scenario - 10% contraction in Market in 2022. 3% Cost Increase. 0% 
Tender Increase

EBIT Net Cash Flow Cash Balance Revenue

0.00

1.00

2.00

3.00

4.00

5.00

6.00

Q1 Q2 Q3 Q4

G
ro

ss
 P

ro
fit

 C
on

tri
bu

tio
n,

 €
M

Gross Profit Contribution By Sector

Residential Commercial Industrial Public Sector

LOCKDOWN IMPACT ON CONTRACTORS

Source: Keogh Consulting modelling of indicative €300M 
turnover main contractor

0.0

5.0

10.0

15.0

20.0

25.0

30.0

35.0

40.0

45.0

50.0

(15.0)

(10.0)

(5.0)

0.0

5.0

10.0

15.0

Q1 20

Q2 20

Q3 20

Q4 20

Q1 21

Q2 21

Q3 21

Q4 21

C
lo

sin
g 

C
as

h 
Ba

la
nc

e,
 €

M

Q
ua

rt
er

ly
 C

as
h 

Fl
ow

, €
M

Impact of Covid Lockdowns on Cash Management

Baseline Forecast Cash Flow Post Covid Cash Flow Baseline Cash Balance Post Covid Cash Balance



Planning grants are favouring apartments but not converting to 
commencements due to developer funding challenges
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This lack of commencements, with large demand in market, is 
indicative of current development viability challenges
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This is particularly the case for apartment development 
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Outcome is a large pipeline (c. 43k units - 2 years of output at 
current activity levels) ready to start on site.
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Savings have increased during Covid*. However, estimated increase does 
not cross the affordability gap for a working FTB couple in most locations
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COVID IMPACT ON AFFORDABILITY

Source: Keogh Consulting Calculation based on CSO 
Residential Price Register & Uplifted CSO Individual Income 
per County 

*2 income couple with 80k gross income=>63.6k nett income 
(NI). Savings from 6.5k p.a. (10.9%NI) to 22.3k p.a. 
(35.4%NI) during lockdown. Savings data source CSO



Ready to go projects won’t start (and activity increase) when delivery 
cost is above what purchasers are able to afford with loan and savings 
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The content of this document is intended to convey general information. It should not be relied upon 
as financial or investment advice. It is not an offer to represent you, nor is it intended to create a client 
relationship. Hypothetical or simulated performance is not indicative of future results. 

Unless specifically noted otherwise, all return examples provided in the document are based on 
hypothetical or simulated projects. We make no representations or warranties that any investor will, or 
is likely to, achieve profits similar to those shown, because hypothetical or simulated performance is not 
necessarily indicative of future results. 

All calculations and data presented within the document and return models are deemed to be 
accurate, but accuracy is not guaranteed. The projected pro forma returns on investment are intended 
for the purpose of illustrative projections to facilitate sensitivity analysis and are not guaranteed by 
Keogh Consulting. 

Past performance is not an indicator of future results. No liability whatsoever is accepted by Keogh 
Consulting for any action taken in reliance on the information in this document
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