
Dublin Economic Workshop Conference Presentation  2015

IS RED TAPE KILLING OUR HOUSING SECTOR? 
Building Control Regulation Costs for multi-unit housing

I am a practicing architect and have been an active participant in the industry debate since the current 
Building Control revisions were first proposed in early 2013. I am involved in a number of multi-disciplinary 
groups, academic and professional, that have explored issues and reported on the consequences of our new 
system of “reinforced” self-certification Building Control  (Amendment) Regulations SI.9 of 2014, known as 
BC(A)R SI.9. 

This paper will examine the costs of Building Control Regulations and procedures introduced in March 2014. 
I will distinguish between planning and building control, briefly discuss recent developments including 
industry reaction to and following BC(A)R SI.9 implementation in March 2014, circumstances behind a 
revision which was implemented in September 2015 (SI.365), and current challenges facing the industry. I 
will look at how we compare to other countries, UK in particular, and suggest some improvements. 

The main focus for today will be the costs of our current system of building control, new procedures and 
documentation to demonstrate compliance, that are now in place for multi-unit residential  projects. I will take 
you through an industry calculation of additional fees and costs, worked out for a particular project, to 
illustrate what is involved.

At intervals I may compare costs here with the UK and Northern Ireland. The UK have the most similar 
regulatory environment to Ireland for standards, climate, building types and legal system. In comparison the 
cost of our system is very high and there are no consumer benefits.

I am not selling or promoting specialist services associated with BC(A)R SI.9, or defending any policy 
decisions. Simply I am a professional adapting and interpreting regulatory changes on behalf of my clients. 
Building Control is essential and there are a number of positives in our current SI.9 system such as the 
online centralised Building Control Management System (BCMS). 

The purpose of this presentation is to look at real-world numbers of our current system of privatised “self-
certification” building control. Multi-unit dwellings are the topic for today but BC(A)R SI.9 has been applied to 
all sectors of the construction industry. The additional  costs are a much wider issue than the subject of 
my paper today.

Current Debate- Planning and Building Control

The current public and industry debate on housing supply conflates Planning and Building Regulations. 
Planning Regulations deal with "what" we build and public amenity, Building Regulations address "how" we 
build and public safety. Planning Regulations costs have been well covered in the media; less so the cost of 
new separate procedures introduced to comply with Building Regulations in 2014 (BC(A)R SI.9.

The first image I will put up is of the Stardust fire form 19811. This is what Building Regulations are primarily 
about. It is “how” we build and the number one priority is safety of occupants.
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1 Stardust families to challenge official stance on reports” | Irish Examiner: http://www.irishexaminer.com/ireland/stardust-
families-to-challenge-official-stance-on-reports-312564.html
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Stardust fire, 1981: 48 people lost their lives in one night.

Background to BC(A)R SI.9

Mason Curran Solicitors blog have a good introduction to BC(A)R SI.9:

“The Background- Building Control  (Amendment) Regulations 2014 ("BCAR") created a new legislative 
regime of statutory inspection and certification for new buildings and extensions in Ireland. The aim of BCAR 
was to improve quality and ensure the highest safety standards so there could never be another Priory Hall 
situation, whereby the apartment complex, built in 2007, had to be condemned due to significant fire safety 
issues. The new system provided for the appointment of an Assigned Certifier who would oversee a pre-
determined Inspection Plan and inspect and certify compliance with BCAR during construction and on 
completion. The new system was widely criticised mainly due to the increased professional fees it led to and 
for the fact that it added another layer of self-certification which does not eliminate the risk of a Priory Hall 
situation...”

The system of BC(A)R SI.9 compliance was first presented in 2011 in Dublin Castle by the Department of the 
Environment, Community and Local  Government (DECLG). It was then developed together with 
stakeholders RIAI (architects), ACEI/EI (engineers), SCSI (building surveyors) and the CIF (contractors) from 
mid 2012 to introduction in 2014. It was intended to specifically address multi-unit systems failures.

BC(A)R SI.9 Cost / benefit?

There was no Regulatory Impact Assessment (RIA) for BC(A)R SI.9 of 2014. There was no assessment of 
the impact on competitiveness or on SMEs (although the SME sector carry the entire administrative burden. 
(the majority of professional certifiers are in 'micro enterprises' by EU definition). There was a very brief RIA 
for an earlier version, SI.80 completed in 2012. It is a 6 page section in a document called “strengthening the 
system” and the only cost mentioned is a cost per dwelling (for new procedures) at between €1000 and 
€30002. There is no research quoted to support these figures. Under the Section 4.6(i) Impact on National 
Competitiveness, the report makes the simple claim “There will  be no negative impact on Ireland’s 
competitiveness”. BC(A)R SI.9 applies to all building types  and not just new buildings, conversions, fit-outs, 
extensions, factories, offices, hospitality, transport.

In contrast to see how one might effectively assess building control amendments we can look at the UK 
“Communities and Local  Government: Proposed changes to the building control  system – Consultation stage 
impact assessment” report which was produced in the UK in 20123. The 42 report comprehensively 
examines several options to revise and change the UK building control  system. Their existing system, unlike 
ours, has comprehensive local authority independent inspections with 80% backed by warranty. The UK 
report included the Irish 100% privatised “self-certification” system as a option: light-touch, low-cost (to local 
authorities), self-certification, but dismissed this “most expensive option” due to cost to the consumer, 
taxpayer and wider industry. Making the system of building control simpler, leaner and more cost effective for 
society in general is clearly a motivating factor.
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2 "Strengthening the Building Control System” SI.80 RIA, DECLG, 2013: http://www.environ.ie/en/Legislation/
DevelopmentandHousing/BuildingStandards/FileDownLoad,29908,en.pdf

3 "Proposed Changes to the building control system- consultation impact assessment (UK)" DCLG 2012: https://
www.gov.uk/government/uploads/system/uploads/attachment_data/file/8379/2076689.pdf
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Is a Independent Local Authority Inspection system better than Self-certification?

Does the UK system score well with the industry?

The LABC (Local Authority Building Control) and ACAI (Association of Consultant Approved Inspectors) 
commissioned a survey in 2012 in the UK to determine the value of Building Control  to customers. 
Developers, Clients, Architects, House-builders, Contractors, Small-Builders and specialist trades were 
surveyed. They were asked various questions about the system like “responsiveness and timeliness of 
advice”, “preferences for an independent Building Control  service versus own sign-off” and “Improvements 
required in the Building Control process”.

9 out of 10 in the industry confirmed the benefits of Independent and impartial  advice/inspection and “advice 
on how best to achieve compliance”. 4

World Bank Report “Dealing with construction permits” UK vs Ireland:

The World Bank “Doing Business” Report compares 189 economies under a number of headings. To 
compare and assess countries the World Bank looks at a typical 1,300 sqm. production/warehouse building 
valued at €1.46 m, and provides a detailed summary of the procedures, time needed and statutory fees to 
build a warehouse in each of the 189 countries. Unlike housing, this building type is a standardised type and 
is a good basis to compare different regulatory environments.

Last year our position for “Dealing with construction permits” in the  report went down from 117th to 128th – a 
drop of  11 places in one year 5. The UK was placed 17th, well  over 100 places ahead. Go past the headline 
summary pages into the website to see what is actually listed in detail under costs, and a more difficult 
picture emerges. The World Bank tables includes statutory costs and fees only and excludes costs for 
BC(A)SI.9, our privatised self-certification system of building control. Here are headline figures:

The UK has 12 procedures to get all statutory permissions, takes 150 days and costs €19,035.

Ireland has 38 procedures to get some statutory permissions, takes 208 days and costs €138,379.
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4 “The Value of Building Control” Lynchgate on behalf of LABC/ACAI 2012: http://cic.org.uk/admin/resources/lychgate-
report-value-of-building-control-jan2012-final.pdf

5 World bank 'Doing Business" Report 2015- Ireland: http://www.doingbusiness.org/data/exploreeconomies/~/media/
giawb/doing business/documents/profiles/country/IRL.pdf?ver=2

Production/ Warehouse building in 
Citywest, Co. Dublin

World Bank ‘Doing Business 2015”
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The UK table includes 100% independent inspections for building control  statutory permissions (approved 
inspector model)6. Planning permission fees are £6,676 (€9,000) and building control  costs are £2,964 
(€4,000).

In Ireland the cost of part of the statutory permission process is a whopping €138,379 which take a minimum 
time of 208 days if various tasks completed in parallel7. Of this number €126,184 were due to planning fees, 
Fire Certificate and Disabled Access Certificate costs were €4,572, and increased fees for a “7 day notice” to 
allow for earlier commencement on site (before a fire cert is granted) of €7,543. 

BC(A)R SI9 privatised compliance costs and procedures are not included in the costs for Ireland. If factored 
in to get a more accurate comparison, BC(A)R SI.9 could add an additional  7% to the costs tabled, an 
extra €102,200 for this building. This would push us towards the bottom of the World Bank rankings.

What is Building Control (Amendment ) Regulation SI.9 of 2014?

 • BC(A)R SI.9 relates to Building Control functions and administrative processes to demonstrate 
absolute compliance with existing regulations.

 • SI.9 does not affect the performance of buildings or the regulations themselves.
 • SI.9 is a Quality Assurance system to document the construction process in detail  to create a paper-

trail that can identify responsibility in the event of future litigation

BC(A)R SI.9 was introduced to all  building types including non-residential  buildings8 . There were exemptions 
for some small residential extensions. A further revision to SI.365 was implemented in September this year 
which exempts once-off housing and extensions, but brings Local  Authority housing and buildings into the 
remit of the SI.9 complex administrative procedures.

BC(A)R Effect- before and after implementation of SI.9 in 2014

The introduction of SI.9 in March 2014 was a watershed in the industry. In January and February 2014, 70% 
of the 2013 level of commencement notices were lodged in Local Authorities.9 This was heralded as a major 
upswing in construction activity at the time. Headlines in April like “New rules spark surge of construction 
activity“ by Mark Keenan in the Independent appeared. In March and April  2014 commencement notices fell 
by over 74% and recovered gradually over the remainder of the year.10  By May commentators like Frank 
McDonald had spotted the trend “Dramatic fall in number of buildings being started” (The Irish Times, May 
19, 2014). In January and February of 2014 a €30 Commencement Notice piece of paper bought you an 
exemption, there was no obligation to make any meaningful  start on site. Subsequently we have seen no 
corresponding upswing in construction spending/ output in early 2014. 

    Commencement levels 2011- 2015 11
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6 Dealing with Construction Permits in United Kingdom - Doing Business 2014 - World Bank Group: http://
www.doingbusiness.org/data/exploreeconomies/united-kingdom/dealing-with-construction-permits

7 Dealing with Construction Permits in Ireland - Doing Business 2014 - World Bank Group: http://www.doingbusiness.org/
data/exploreeconomies/ireland/dealing-with-construction-permits/

8 BC(A)R SI.9: http://www.irishstatutebook.ie/eli/2014/si/9/made/en/pdf

9 IBCI Conference 2014- Bernadette McCardle "Bulding Control Officers Perspective on BCMS": http://www.i-b-c-i.ie/
docs/conferences/2014/09_Building_Control_Officers_Perspective_on_BCMS_Bernadette_McArdle.pdf

10 Commencement notices fall: BC(A)R SI.9 | BRegsForum: http://www.bregsforum.com/2014/05/14/commencement-
notices-fall-bcar-si-9/

11 Industry News: http://www.buildinginfo.ie/category/industry-news/
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Residential output by the end of the 12 month period was slightly up on 2013 levels, a historic low point in 
construction activity. This spike in commencements followed by dramatic  fall-off and gradual rise came to be 
known as the “BC(A)R Effect”. 

As a result many multi-unit speculative schemes coming on stream now been constructed outside of BC(A)R 
SI.9. Substantially complete NAMA units finished last year would similarly have been completed outside of 
SI.9 having originally commenced pre March 2014. 

Self-Builders Problems and Costs

Industry commentators and self-builders in particular warned of increased costs and the effects on stopping 
once-off houses at the lower cost levels. The IAOSB, representative body for self-builders, completed a 
survey of members and confirmed that 30% of self-builds had been abandoned or postponed due to the 
costs of SI.9.12 Self-builds comprised almost 50% of the residential construction output in 2013.

On the 25th February, 12 month Department of the Environment (DECLG) commencement notice figures 
were confirmed by Minister Paudie Coffey in a Dáil debate13  :

“Over 5,000 construction projects have commenced, to date, since the new regulations took effect 
on 1 March 2014. Over 1,100 of these are new build single dwellings” 

The total number of Commencement Notices lodged for 2013, a historic low point in construction activity, 
was 7,456, and this figure included over 3,000 once-of houses nationwide in 2013. The figures stated in the 
Dáil indicated an alarming 60% fall off in commencements of once-off dwellings, and a 25% drop in 
commencements for the 12 month period from the introduction of SI.9 to March 2015. 

On the 19th April  2015, the Sunday Business Post outlined extensive regulatory costs for once-off housing14. 
These extraordinary additional costs were identified as adding up to €60,000 to a typical self-built house. 

BC(A)R SI.9 Cost for a typical “once-off” house

Based on the Bruce Shaw "Average construction costs 2015"15 the following summary is the costs of BC(A)R 
SI.9 to a typical  house valued at €180,000, with additional self-build costs noted below the line. For a 
detailed breakdown with assumptions refer to Appendix A:

BC(A)R SI.9 Additional Costs for a once-off house (since March 2014)
 

Statutory Certifier Fees       €14,500

additional Contractor & specification costs (with contractor) €12,000

Part L (fRsi/Wufi) Certification       €  3,500 

ADDITIONAL COSTS FOR BC(A)R SI.9 for typical house  €30,000

Self-Builder BC(A)R Costs      €21,600

Total Self-build House regulatory      €51,600
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12 “30 % of self-builds in 2014 have been postponed or abandoned” | IAOSB | BRegsForum: http://www.bregsforum.com/
2015/01/10/30-of-self-build-in-2014-have-been-postponed-or-abandoned-iaosb/

13 Building Regulations: 25 Feb 2015: Dáil debates (KildareStreet.com): https://www.kildarestreet.com/debates/?
id=2015-02-25a.428&s=Building+control#g432

14 Sunday Business Post "Building your own home will cost you, and how" Karl Deter, 19 April 2015: http://
clients.newsaccess.ie/customers/show_article.cfm?t

15 Ireland, Knowledge Centre - Bruce Shaw "House construction cost index":http://www.bruceshaw.com/
knowledgecentre/chapters/ireland/house-construction-cost-index
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In the UK a self-financed system of building control costs just €772 (£572) for a single new dwelling.16 In 
Northern Ireland (Co. Down) the cost is part-subsidised by the state, and is just €236 (£175).17 In Northern 
Ireland the turnaround for validation is 2 days on completion, here it’s 21 days.

Government respond to high SI.9 costs for once-off houses

In April 2015 a Ministerial Review of BC(A)R SI.9 was initiated to examine the specific  issue of “excessive” 
Assigned Certifier costs for “once-off” houses and extensions18 . This concluded when Minister for State 
Paudie Coffey (a self-builder himself) introduced SI.365, an "opt out" for single houses and residential 
extensions from the administrative provisions of BC(A)R SI.919. Single dwellings and residential extensions 
can now opt-out of the SI.9 certification process and use older more established means of compliance, the 
so called “opinions on compliance”20. Despite being the main focus of the review the Assigned Certifier fee 
(€9,000 noted in that calculation) is only part of SI.9 costs. Reaction to the “opt-out” (SI.365) by professional 
stakeholder groups and the CIF who were involved in the formation of the legislation has been negative21. 
However the SI.365 has been broadly welcomed by senior members of the industry, consumers and self-
builders22and remains a significant part-reversal of Government policy23. 

On a practical level the SI.365 “opt-out” should improve once-off housing levels. Some say that we are back 
with our old system of “opinions on compliance” for housing, which is correct. Opinions on Compliance are 
not a statutory system: they can therefore be more responsive and adapted to purpose. Priory Hall  was not a 
once-off house problem: there are different issues at play (septic tanks, Part L compliance etc.). However we 
still have a major problem: there are very few multi-unit developments being completed24. And we know from 
Oireachtas accounts that NAMA have completed over 4,000 units in 2014, masking actual low private sector 
activity levels. In 2014 we completed just 11,016 housing units. 

Bruce Shaw Knowledge Centre "New Housing Completions by type 2004- 2014"
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16 Anglesea Building Control Charges: http://www.anglesey.gov.uk/Journals/2011/07/22/Table-ABC-revision-2.pdf

17 Building Control fees in Co. Down, Northern Ireland: http://www.downdc.gov.uk/getattachment/Environment---Planning/
Building-Control-(1)/Application-form-guidance-notes.pdf.aspx

18 News - Department of the Environment, Community & Local Government: http://www.environ.ie/en/
DevelopmentHousing/BuildingStandards/News/MainBody,41037,en.htm

19 SI.365: http://www.environ.ie/en/Legislation/DevelopmentandHousing/BuildingStandards/FileDownLoad,42561,en.pdf

20 DECLG SI.365 Information Note: http://www.environ.ie/en/Legislation/DevelopmentandHousing/BuildingStandards/
FileDownLoad,42563,en.pdf

21 “Taking on vested interests in property" Sunday Business Post, 200915: http://advisors.ie/2015/09/taking-on-vested-
interests-in-property/

22 Iaosb supports Minister Coffey and Kelly on BCAR S.I.365: http://www.iaosb.com/support_s.i.365.html

23 SI 365 of 2015: A good start | Collins + O’Cofaigh | BRegsForum: http://www.bregsforum.com/2015/09/07/si-365-
of-2015-a-good-start-collins-ocofaigh/

24 Ireland, Knowledge Centre - Bruce Shaw "New Housing Completions by type 2004- 2014": http://www.bruceshaw.com/
knowledgecentre/chapters/ireland/new-housing-completions-by-type-2004--2014
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MULTI-UNIT COSTS

BC(A)R SI.9 has brought very specific challenges to the speculative multi-unit residential sector. There is a 
wide body of thought in professional  and specialist legal minds that suggest that SI.9 affords few additional 
consumer protections to purchasers of multi-unit dwellings, the specific  sector that SI.9 was introduced to 
address25. 

A recent Ministerial  Review focused on SI.9 Assigned Certifier fees for once-off housing. However, as we 
have seen there are a raft of other additional  costs associated with SI.9: Ancillary Certifier fees for 
mechanical and electrical  engineers, structural engineers, fire engineers, acoustic  specialists along with Part 
L compliance and assessment costs. For multi-unit developments there are acoustic  tests and phasing/
financing carry-costs, and a newly introduced Part V social  and affordable provision. No cost exercise, 
Government review or audit has been undertaken to examine SI.9 impacts on multi-unit housing.

A recently report "Policy options for supporting the provision of Housing at Affordable Prices" by Anthony 
Foley (DCU Business School) on behalf of the SCSI26 lists costs for a typical  3 bedroom house p 27. The SI.
9 costs noted of €2,200 has no industry basis and is a fraction of costs quoted from other sources. The table 
excludes "additional supervision" (see Appendix 2). These other SI.9 "additional supervision" costs are 
significant. A particular financing concern of developers are the carry-costs associated with SI.9 phasing 
issues which will be discussed below.

“Removing" development levies is not removing any real costs- it is just a subsidy to the developer. The 
infrastructure and amenity still  has to be paid for by the Local Authority. "Reducing" BC(A)R SI.9 costs, which 
are higher, is a real saving.

 'Nothing is complete until everything is complete': Multi-unit SI.9 Phasing issues

An SI.9 certificate of completion validated by the Local Authority online Building Control Management 
System (BCMS) is necessary before any building may be legally occupied. There has been delayed online 
availability of online BCMS Certificate of Completion lodgments and validations. The BCMS did not know 
how to deal with a certificate of completion for a multi-unit development (residential, retail, office etc.) 
because no allowance was made for them in the regulations. An industry call-out for assistance was issued 
in December 2014 by the Local Government Management Agency (LGMA)27. The LGMA identified 
unintended problems with the requirements of BCAR which will impact on phasing and will  delay the 
occupation of early tranches of housing in a phased estate or apartment development. 

BC(A)R SI.9 requires each unit to have a separate completion certificate even if lodged under once 
commencement notice. However an entire structure (including common areas and ancillary siteworks) must 
be complete to allow a certificate of completion to be issued for an individual  unit. The BCMS confirmed that 
”each phase of the development must be compliant and not have outstanding compliances in other phases 
even if this requires completing all  the development works in advance”. The BCMS clarification suggests that 
completion of larger mixed-use projects and multi-unit residential  schemes may be more onerous than was 
realised under the new regulations. 'Nothing is complete until  everything is complete' and that might mean 
house sales delayed in an estate sale while waiting for a permanent drainage connection or a CHP boiler 
certificate.

Financing of larger projects may rely on phases being completed and sold on in stages while some common 
areas, basements areas, roads and drainage may still not be 100% complete. For apartment schemes or 
mixed-use high density schemes BC(A)R SI.9 requires that adjoining and dependent structures must be 
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25 BC(A)R SI.9 Submission Series No 3: The Legal Environment and Consumer Protection | Deirdre Ní Fhloinn | 
BRegsForum: http://www.bregsforum.com/2015/05/27/bcar-si-9-submission-series-no-3-the-legal-environment-and-
consumer-protection-deirdre-ni-fhloinn/

26 SCSI "Policy Options for Supporting the Provision of Housing at Affordable Prices" Tony Foley (SCSI) 2015, p26
https://www.scsi.ie/documents/get_lob?id=676&field=file

27 LGMA Multi-unit “call-out” Dec 2014: https://www.scsi.ie/documents/get_lob?id=278&field=file

http://www.bregsforum.com/2015/05/27/bcar-si-9-submission-series-no-3-the-legal-environment-and-consumer-protection-deirdre-ni-fhloinn/
http://www.bregsforum.com/2015/05/27/bcar-si-9-submission-series-no-3-the-legal-environment-and-consumer-protection-deirdre-ni-fhloinn/
http://www.bregsforum.com/2015/05/27/bcar-si-9-submission-series-no-3-the-legal-environment-and-consumer-protection-deirdre-ni-fhloinn/
http://www.bregsforum.com/2015/05/27/bcar-si-9-submission-series-no-3-the-legal-environment-and-consumer-protection-deirdre-ni-fhloinn/
https://www.scsi.ie/documents/get_lob?id=676&field=file
https://www.scsi.ie/documents/get_lob?id=676&field=file
https://www.scsi.ie/documents/get_lob?id=278&field=file
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100% complete before occupation by end users. This has cash-flow implications for developers of larger 
mixed-use projects with commercial fit-outs and high-density multi-unit residential projects: extra time and 
carry-costs at completions stage. This lack of clarity may result in differing interpretations by Local Authorities 
at validation stage, with resulting risks and financial exposure for developers and institutions.

If a certificate of completion is refused by the Local Authority, a new application will  result in a delay of at 
least 21 days. The system already has a '3 week' admin period for the Local  Authority before a building can 
be occupied and SI9 gives them unlimited (open-ended) timescales for the administrative processes. For 
large multiples and shopping-centre fit-outs this has contractual implications, where penalties exist (for 
landlords of anchor tenants) of up to €100k per week or delayed possession during fit-out stage. Phasing 
issues exacerbate the lack of statutory powers of the Assigned Certifier. 

The lack of statutory powers of the Assigned Certifier (AC) is important. Because the Assigned Certifier has 
“no teeth”, everything has to be tied up in contractual arrangements and linked to payments. This causes 
another considerable administrative burden that was not anticipated in the formation of BC(A)R SI.9. An 
inspector with statutory powers could just instruct that work was stopped or something changed (as in the 
UK). In out current system the Assigned Certifier (AC) has to report the the contract administrator who can 
only withhold the next stage payment. The AC has no rights even to go on site without builders permission.

The following is an assessment of BC(A)R SI.9 costs for a multi-unit apartment project. In the following 
calculation it has been assumed that a typical 2 bed multi-unit apartment in a scheme of 22 will cost €200k 
each including parking (excluding vat, developer's profit, legal/marketing  and site costs). Build cost for the 
residential element €4.4m. Where possible detailed project-specific  quotations from specialists have been 
obtained. For detailed breakdown of costs and assumptions refer to Appendix C.

BC(A)R SI.9 Additional Costs for a multi-unit Dwelling (since March 2014)

BC(A)R Statutory Certifier Fees    €  6,500

BC(A)R additional Contractor & specification costs  €12,000*

BC(A)R Part L (fRsi/Wufi) Certification   €  1,300

BC(A)R Acoustic testing for Part E   €  1,300

Multi-unit BC(A)R Phasing Costs    €  6,000

BC(A)R SI.9 COSTS for multi-unit dwelling  €27,100

Part V costs (social and affordable since 2015)  €10,000

Additional Development costs since 2015  €37,100

In the following section we will  examine the cost for a similar multi-unit residential  project under the UK (NI) 
system of Local Authority Inspectors.

How much does Building Control cost in UK (NI) for multi-unit apartments?

The UK system of Local  Authority inspections is an evolved version of the one we used to have in Ireland 
before self-certification was introduced in 1992.28 The Architect/Engineer submits drawings for approval, gets 
permission with conditions (or refusal), the Local  Authority inspect at set stages and issue a certificate on 
completion. Unlike our new SI.9 system inspectors have statutory powers and can escalate to shut a site if 
works continue to be non-compliant (see notes to in Appendix). It’s a simple straightforward system similar to 
many others around the world. Provision is there for retrospective compliance (unlike BC(A)R SI.9).

MAOILIOSA REYNOLDS Barch DipPM MUBCons MRIAI RIBA       |       DEW 2015 : “IS RED TAPE KILLING OUR HOUSING SECTOR?” PAGE 8

28 Building Control | Local Authority Building Control: http://www.labc.co.uk/

http://www.labc.co.uk/
http://www.labc.co.uk/


The critical  difference is there are 100% inspections for all building types and the system is independent 
from industry- it is controlled by Local  Authorities. The UK Department for Communities and Local 
Government (DCLG) publish a clear guide on Risk Assessment for Building Control Officers to allow them to 
determine how many inspections are necessary for a particular project29. A standard assessment procedure, 
Inspector experience and common sense determine the number of inspections rather than an algorithm.

On the UK mainland they have a system of Approved Inspectors (AI) privatised inspectors licensed and 
controlled by Local  Authorities that can be employed directly by developers of projects30 . The cost of using 
an AI is more than going the Local  Authority route and is typically no more than 1% of the construction cost 
of a project. It is the preferred route for 80% of commercial projects in England and Wales31.

The table of fees for Building Control Inspections in Northern Ireland (Co. Down) is shown in Appendix D .

The following UK system cost calculation has been double-checked by an Architect in UK, and is based on 
Local  Authority fees in Down District in Northern Ireland32. The system in NI is cheaper than in the UK, fees 
in the UK are self-financing and are an approximately twice those listed below.

The basis for the following calculation is a 22 unit 4 storey apartment building. 6 different plan types (ground 
x 2, typical x 2, penthouse x 2) with three cores. For a detailed breakdown and notes on the UK system for 
multi-unit developments refer to Appendix E.

Down District Council Building Control fees for multi-unit development:

Number of Plan types 6    £  400

Plan fee- 22 dwellings (£510 + £20)   £  530

Inspection fee- 22 dwellings (£2835 + £200)  £3035

Total Building Control fee    £3965 (€6,076). 

Cost per multi-unit      £180 (€276). 

The cost for a single dwelling is just €236 (£175)33, on mainland UK it’s €772 (£572)34.

A comparison between the total  costs to the consumer, industry and taxpayer of the UK and Northern Ireland 
system of Local Authority 100% independent inspections VS the Irish current system of reinforced self-
certification” confirms that the UK system is a fraction of the cost.

How much is BC(A)R SI.9 costing the industry, taxpayer and consumer?

This following assessment was completed 6 months after implementation of SI.935.

Figures for the following residential sector total  cost table were based on 2012 construction sector outputs 
from the “Ireland’s construction sector: Outlook and strategic  Plan to 2015” Forfas, July 2013 (table 2.12 
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29 “Risk assessment decision making tool for building control bodies” DCLG 2012: https://www.gov.uk/government/
uploads/system/uploads/attachment_data/file/8382/2076730.pdf

30 Construction Industry Council - Approved Inspectors Register: http://cic.org.uk/services/register.php

31 Approved Inspector- Wilkinson Construction Consultants: http://www.thebuildinginspector.org/approvedinspector.htm

32 Building Control fees in Co. Down, Northern Ireland: http://www.downdc.gov.uk/getattachment/Environment---Planning/
Building-Control-(1)/Application-form-guidance-notes.pdf.aspx

33 Building Control fees in Co. Down, Northern Ireland: http://www.downdc.gov.uk/getattachment/Environment---Planning/
Building-Control-(1)/Application-form-guidance-notes.pdf.aspx

34 Anglesea Building Control Charges: http://www.anglesey.gov.uk/Journals/2011/07/22/Table-ABC-revision-2.pdf

35 The € 500 million + cost of S.I.9 in 2014 | Residential Sector | BRegsForum: http://www.bregsforum.com/2014/09/12/
the-cost-of-si9-residential-part-1-of-3/
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(p16 shown in Appendix F) Value and volume of construction output, 2012-2012E; Source: DKM Economic 
Consultants analysis for Forfás)36.

As the construction levels are assumed to be at the bottom of the current cycle, S.I.9 costs should increase 
as construction output recovers in coming years. For Detailed breakdown of costs and assumptions refer to 
Appendix G.

ANNUAL COST FOR RESIDENTIAL PROJECTS UNDER BC(A)R S.I.9 (€2.464bn qualifying)

 • Self-build houses abandoned (800 houses @ €180k each ) = €144m*
 • Increased costs for self-builders (€821m @ 22%)  = €181m
 • Increased costs for consumer (1.64bn@ 11%)   = €181m
 • Validation procedure delays 3-5 weeks (€3k x 8700 houses) = €  26m

 • TOTAL S.I.9 RESIDENTIAL COST (annual costs)   = €532m

In a separate calculation, SI.9 costs for non-residential sectors (based on same forfas figures for 2012 
output) were forecast at €168m per annum in addition to the figures above for the residential sector37.

The  annual estimate for SI.9 costs in 2014 to the construction sector, consumer and taxpayer was €700m.

Other SI.9 Cost assessments: RIAI “2-3 million “man hours” needed” for BC(A)R SI.9

Figures released by the Royal Institute of the Architects of Ireland (RIAI) earlier this month confirm that 
between 2- 3 million “man-hours’ will  be needed to operate new Assigned and Design certifier roles in 
administering the elaborate compliance procedures under SI.9 for a stainable housing output of 25,000 
houses per annum. A employee salary of €60k would suggest an annual industry SI.9 professional cost for 
the housing programme under the revised system of  between €200m- €300m38. This excludes ancillary 
certifier costs, contractor and insurance costs, defensive specification costs, phasing issues and increased 
carry-costs. It is conservatively estimated by industry that the regulations are adding 5% to commercial/ 
institutional construction costs taking into account the additional  professional  fees, certification costs, sub-
certification costs, completion delays and specification demands 39.

Where we are now.

The figure for once-off housing should recover in coming months due to the “opt out” introduced by Minister 
Coffey in September, assuming SI.365 is availed of in full. If the Lending Institutions decide not to finance 
developments without full  certification (as has been suggested by at least one of the professional  bodies) 
self-builds costs and postponed projects will  continue to cost the sector. However recent revision SI.365 
brought Local Authority housing under the complex administrative procedures of SI.9. This sector now will 
incur increased costs not included in the September 2014 table. One must assume BC(A)R SI.9 will  have a 
considerable impact on the supply and delivery of social & affordable housing.

The cost/ benefit to the non-residential sector has not been assessed. The level  of building failures and 
defects in the contract build sector (non-residential) has been very low and there is much (unnecessary) 
duplication with existing Health & Safety procedures.
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36 “Ireland’s construction sector: Outlook and strategic Plan to 2015” Forfas, July 2013, table 2.12 p 16: https://djei.ie/en/
Publications/Publication-files/Forfás/Ireland-s-Construction-Sector-Outlook-and-Strategic-Plan-to-2015.pdf

37 SI.9 to Cost €168m in 2014 | Non-Residential Sector | BRegsForum: http://www.bregsforum.com/2014/09/29/si-9-to-
cost-e168m-in-2014-non-residential-sector/

38 Robin Mandal (RIAI president) discussing Longboat Quay This Week from Sunday 4 October on RTÉ Radio 1 http://
podcast.rasset.ie/podcasts/audio/2015/1004/20151004_rteradio1-thisweek-discussion_c20857054_20857100_232_/
20151004_rteradio1-thisweek-discussion_c20857054_20857100_232_.mp3

39 Bruce Shaw's Derry Scully - An Industry in Recovery | Irish Building Magazine.ie, July 26 2015: http://
www.irishbuildingmagazine.ie/2015/07/26/bruce-shaws-derry-scully-an-industry-in-recovery/
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http://podcast.rasset.ie/podcasts/audio/2015/1004/20151004_rteradio1-thisweek-discussion_c20857054_20857100_232_/20151004_rteradio1-thisweek-discussion_c20857054_20857100_232_.mp3
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Don’t forget Pyrite

Local  Authorities are the policing bodies for the materials sector. Supply-chain failures like pyrite will  have a 
considerable cost to the taxpayer. Department of the Environment figures confirmed by Rob Kitchen suggest 
that home owners likely to seek remediation will  number 12,25040. With an average cost to repair of €64,000 
each41, this suggests a cost to the state of over €700m42. There are other materials failures such as 
muscovite mica in Donegal currently not covered by the Pyrite Scheme43.

Pyrite cracks in construction: Image source Irish Times

So, what do we do?

1. Continue as we are?

2. More Building Control Officers? Improves consumer protection. We’re still left with BC(A)R SI.9 costs.

3. Revert back to a system of Local Authority independent building control, properly resourced? How much 
would 100% Independent Inspections cost?

How many inspectors do we need?

The UK has over 3,600 Local Authority inspectors and Approved inspectors currently active (confirmed by 
LABC44  and AICI). At present there are 3,000 are employees of local authorities, 600 are private licensed 
Approved Inspectors45. We will assume 4,000 in total to account for others in training, on leave etc.

Bruce Shaw forecast that UK construction output will be valued at over £140bn (€188) this year46. They also 
forecast that Irish construction output will  be around €11.5bn this year, 6% of the UK figure47. Not allowing for 
Ireland's  higher percentage of infrastructure, on a pro-rata basis we should need a total of 240 inspectors 
nationwide to provide 100% inspections to all  buildings. There are fewer than 70 Building Control Officers in 
Ireland, many doubling up as fire officers. The 15 % target of 4 inspections per project for a €11Bn industry 
would appear... “ambitious”.
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40 “Surveyors welcome €10m Pyrite Remediation Scheme Pledge but say the problem is not over” | surveyorsblog: 
https://surveyorsblog.wordpress.com/2013/10/16/surveyors-welcome-e10m-pyrite-remediation-scheme-pledge-but-say-
the-problem-is-not-over/

41 Pyrite Remediation Programme...: 16 Jul 2014: Seanad debates (KildareStreet.com): https://www.kildarestreet.com/
sendebates/?id=2014-07-16a.433&s=Building+security#g435

42 Pyrite: the spiraling cost of no Local Authority Inspections | BRegsForum: http://www.bregsforum.com/2014/10/02/
pyrite-the-spiralling-cost-of-no-local-authority-inspections/

43 Mica Action Group: https://www.facebook.com/Micaactiongroup

44 Building Control | Local Authority Building Control- “about”:http://www.labc.co.uk/

45 Confirmed directly with Construction Industry Council - Approved Inspectors: http://cic.org.uk/services/approved-
inspectors.php

46 United Kingdom, Knowledge Centre - Bruce Shaw "UK Construction Output forecast 2015": http://
www.bruceshaw.com/knowledgecentre/chapters/united-kingdom/value-of-uk-construction-output

47 Ireland, Knowledge Centre - Bruce Shaw "value of construction output 2005-2015 Ireland":http://www.bruceshaw.com/
knowledgecentre/chapters/ireland/value-of-construction-output-m-2005--2015-f
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So we need 170 new building control inspectors to achieve 100% inspections similar to the UK. These need 
not be employees however- we could adopt the UK Approved Inspector model  and license private specialist 
firms to undertake compliance duties on the Local Authorities behalf.

How much would 100% Independent Inspections cost?

The cost of building control is lumped in with planning and enforcement for Local  Authority budgetary 
purposes. However the Irish Times confirmed that the net cost 67 (46 full-time & 21 part time) dog wardens 
was €3.9m when income from fines was accounted for. This is an average cost per Local Authority staff 
member of €58,20048. So if we employed 200 new Building Control Inspectors (some part-time) at an 
average cost of €70,000 per staff member, the cost would be €14m.

An annual  cost to the taxpayer of a little under €15m to independently regulate a €11bn industry would 
give the consumer the benefit of a proper independent building control  inspectorate, as opposed to 
continuing with a “reinforced” system of self-certification at vast cost to both taxpayer and consumer. It 
seems like good value when compared to an estimated annual cost to the industry and consumer for S.I.9 of 
€700m (€532m for the residential sector alone) plus the additional cost to remediate pyrite of €700m (based 
on DECLG estimate).

The bill for poor regulation for just one development, Priory Hall, is currently running at approximately €30m. 
Based on recent RIAI estimates of SI.9 professional  fees for housing in a typical year of between €200m and 
€300m, SI.9 professional  fees for just one year could fund a system of Local Authority 100% independent 
inspections for over 15 years. Consumers would be protected – no more Priory Halls. Pyrite would be 
policed and we could introduce a levy on the construction sector to fund a defective building remediation 
scheme. 

SUMMARY

"Self-regulation with a weak regulator didn't work in the banking sector, why should it work in 
construction"?

If the Irish system delivered equally good outcomes as the UK, then this could be fine, except that it costs 
over 50x as much. A substantial body of expert opinion in the architectural  profession has been saying for 
years that the outcomes from the Irish system are worse, because the system merely enshrines an 
elaborated system of self-certification. The legal profession are looking at this now and coming to the same 
conclusion, that there are little new consumer protections in the new BC(A)R SI.9 “self-certification” 
system49. There are no new legal rights for house buyers under BC(A)R SI.9.

“Better Paperwork does not mean Better or Safer buildings!”50. 

The liability chain devolves all  responsibility for certifying compliance of the finished building from the builder 
onto a certifier51. It is not consistent with human nature that a person who can devolve his responsibility for 
his work onto a third party will do his work better in consequence. An RIAI survey found that over 75% favour 
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48 Irish Times "Dog wardens issued more fines last year than in past decade" July 2014: http://www.irishtimes.com/news/
environment/dog-wardens-issued-more-fines-last-year-than-in-past-decade-1.1841659?
utm_source=dlvr.it&utm_medium=twitter

49 BC(A)R SI.9 Submission Series No 3: The Legal Environment and Consumer Protection | Deirdre Ní Fhloinn | 
BRegsForum: http://www.bregsforum.com/2015/05/27/bcar-si-9-submission-series-no-3-the-legal-environment-and-
consumer-protection-deirdre-ni-fhloinn/

50 Maria Melia, Chief Fire Officers Conference May 2012 "Towards an Effective Bulding Control System":http://
www.cfoa.net/userfiles/Maria Melia - Towards an Effective Building Control System.pdf

51 “Building Control (Amendment) Regulations S.I.9 of 2014: Implications for Dispute Resolution” Mark Sanfey S.C., July 
2015, Construction Bar Association Lecture: http://www.cba-ireland.com/wp-content/uploads/2014/03/July-2015-Lecture-
Mark-Sanfey-SC.docx
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http://www.bregsforum.com/2015/05/27/bcar-si-9-submission-series-no-3-the-legal-environment-and-consumer-protection-deirdre-ni-fhloinn/
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independent inspection of design and construction52. Purely from an economics perspective this alternative, 
independent local authority inspections, merits serious consideration. 

No one in the industry expects the Local Authorities to carry the can for professionals. Professionals have a  
job to do but they need the support of independent officers with real  teeth. We need to have the 
administrative burden on 2-3 million man hours lifted off our small SME sector. There are already warnings of 
a skills shortage if housing is ramped up quickly, the skilled resources have to be used strategically.

In Conclusion, BC(A)R SI.9 is:

 • inefficient/ damaging competitiveness
 • way out of line with international best practice
 • way out of line with international equivalents and what is actually required
 • adding cost and delay
 • progressive: it will get worse (skills shortage, institutional capacity to deliver, no dispute 

resolution, legal/ contractual complexity)
 

The question isn’t 

“Can we afford to employ more local authority Building Control inspectors to operate a 100% 
independent inspection regime?”.  

Rather it’s 

“Can we afford not to?”

__________________

Maoilíosa Reynolds Barch (NUI) DipPM (TCD) MUBCons (UCD) MRIAI RIBA
I qualified as an architect from UCD in 1990 and obtained post graduate qualifications in Project Management in 1995 
(TCD) and a Masters in Urban and Building Conservation (UCD) in 1996. I have worked in Ireland, UK and USA on 
projects ranging from small-scale conservation work on protected structures to large scale mixed-use commercial 
projects.  I have over 20 years experience working for developers in the speculative multi-unit  housing sector. I  founded 
my own practice in 2008. 
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52 Paul Kelly " Architect's Perspective: SI.9.....one year on" IBCI conference 2014: http://www.i-b-c-i.ie/docs/conferences/
2015/06_Paul_Kelly_Architects_Perspective.pdf
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APPENDIX A: Additional Costs and Fees for a once-off house (since 2012)

The following table of figures assumes a typical 3-4 bed house costs €180,000:

Additional Costs and Fees for a once-off house (since 2012)
 
Health & Safety Regulations (since July 2013) breakdown €2,450*

 • €500 preliminary Health+Safety Plan
 • inspections as Project Supervisor Design Process (€300 per inspection x 5)= €1,500
 • Safety File (for owner) on completion €450

BC(A)R Statutory Certifier Fees (since March 2014) €14,500

 • Statutory Assigned Certifier cost (AC cost lower range- current estimates from €6,500 – €15,000)  €9,000
 • Statutory Design Certifier Fee €1,500 
 • Ancillary Certifier costs (2 engineers @ €2,000 each)= €4,000

BC(A)R additional Contractor & specification costs (traditional  procurement- since March 2014) €12,000

 • Defensive specification costs (branded, certified products to ensure compliance with regulations. 5-7% appears 
average estimate at this point)= €8,000 

 • Contractor additional insurances, administrative overhead and co-ordination (lower cost for documentation, 
CPR-2013 etc)= €4,000

BC(A)R Part L (fRsi/Wufi) Certification (Since March 2014) €3,500 

 • Separate Part L Energy certification
 • less than 10 people in the country are NSAI registered to undertake this specialised work
 • estimates range from €3,500- €18,000- minimum cost assumed here

Increased Irish Water Connection Charge (introduced 2014- 2015) €2,000**

PART H (Septic Tank) Certification (if relevant assumed be part of other ancillary certifiers duties)

Additional Self-Builder BC(A)R Costs (since March 2014) €21,600***.

 • This  12-14% total additional cost for the involvement of  a main contractor is  normal figure. For a self-builder this 
is in addition to professional fees.

 • A main contractor has to be paid for many  of  the tasks that a self  builder could undertake: ‘sweat equity’,  
including project management, co-ordination, procuring subcontractors and materials, arranging deliveries, site 
set-up, labour etc.

Total Typical House regulatory costs since 2012 = €34,450.

Total Self-build House regulatory costs since 2012 = €56,050. 

Extracted SI9 costs for are €30,000 (main contractor employed; excl. acoustic & IW)

notes: 

 • Planning Permission costs, development levies and contributions are not included in the above.
 • Commencement Notice fee of €30. to the local authority is not included.
 • Additional printing, filing and future archiving costs  for the extensive paperwork associated with BC(A)R are not 

included.

* Health + Safety costs exclude contractor’s costs for separate PSCS inspections
**  Irish Water charges vary with local authority. Perhaps note transitional arrangements as many projects going on site 
had water charges levied in as development contributions in the Planning Permission. Also note anecdotal delays, in 
water and drainage connections,  as the operation has transferred to IW.
*** Self  builders also must factor in the cost of employing a main contractor to undertake the duties they intended to do 
themselves.   On a self-build the owner frequently co-ordinates sub-contractors such as plumbers, electricians, block-
layers, carpenters etc., liaising with engineers and/or architects etc.  This is  quite time consuming and is where the big 
saving is for self-builders.   Where a self-builder is a tradesman they also do other work themselves. Frequently family 
members help out etc. A normal cost to employ a management contractor (builder) for a residential project would be in 
the region of 12%.   A breakdown of this cost is as follows: a main contractor will normally charge 5% on top of all sub-
contractors costs for co-ordination (called attendance); preliminary costs vary from 5-10% cover insurances, scaffolding, 
site facilities, signage, insurance etc. This cost is for contractors profit,  attendances, co-ordination costs, salaries for 
foreman (or his salary), preliminaries and insurances etc. A standard performance bond cost  also may be required. Self-
builds will experience delays on completion as the house must be 100% completed prior to occupation.
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APPENDIX B

"Policy options for supporting the provision of Housing at Affordable Prices" by Anthony Foley (DCU 
Business School) SCSI 2015, p26 Table 10

Policy Options for Supporting 
the Provision of Housing at
Affordable Prices

26

However, these amounts can vary depending on the local authority where the unit is being constructed . Bank
finance is required for the initial site purchase . This remains in place during the planning process and the
construction stage and is paid off on completion of the sale of the house . !7,000 per unit has been included
for finance , but this can vary depending on the duration of the loan and the rate charged for the finance .

Table 10: Illustrative cost of a 3 bedroomed semi detached house

Item Cost (2014) 

House Costs (Floor Area 1,189 sqft) 

Foundations and Floor slab 

Masonry Works including budget for features to front elevation 

C arpentry Materials & Labour including Stairs, doors, stud partitions, skirting boards etc . 

Roof trusses, roof finishes (concrete tile), rainwater goods 

Windows and External Doors 

Plasterwork and Painting and budget for tiling 

Heating and Water Services 

Electrical Installation (including security alarm) 

Kitchens, Wardrobes & Fire places 

Insulation upgrade to Part L , BER, Air Tightness membrane , tests, supervision of air tightness 

Renewable Energy Requirements (Solar Panels) 

Sub Total House Cost !103,965 

Drainage Services Around House 

Rainwater Harvesting 

Boundary walls and fences, metal gates etc . 

Footpaths and Paving around House , driveways etc . 

Topsoil and seeding to Gardens 

Sub Total External Woks !16,013 

Site Clearance , topsoil removal, adjusting site levels 

Site Enclosures, site boundaries, entrance piers, sub stations etc . 

Roads, footpath, play areas, allowance for road widening at entrance 

Foul and surface water main and drainage; including Local Authority Fees 

Site services including Power, Phone , TV Providers, Public Lighting, gas supply 

Landscaping of Public Areas, Play fittings, seating, bollards etc . 

Sub Total Site Development Works !15,860 

Site Indirect Costs including Scaffolding, Site Supervision, Health & safety, Small tools, power, site 

accommodation, site security; Insurance; Homebond Insurance !9,850 

Building Contingency for Unforeseen Items !5,000 

Overall Construction Total !150,688 

Financial Contributions and Local Authority Bonds !12,400 

Part V Contribution to Local Authority !10,000 

Show house/ Advertising & Marketing / Sales & legal Fees !8,000 

Consultant Design Fees (excludes additional supervision) !6,200

Assigned C ertifier as required under Building Control (Amendment) Regulations 1 March 2014 !2,200

Site & Building Finance !7,000

Sub Total Other Costs !45,800 

Profit margin 15% !29,473 

Overall House Cost excluding land !225,961

VAT on House Cost Excluding Land !30,505 

Overall House Cost with VAT Excluding Land !256,466

Source: Walsh Associates Chartered Quantity Surveyors
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APPENDIX C: Additional Regulatory Costs and Fees for typical apartment (since 2012).

In the following calculation it has been assumed that a typical 2 bed multi-unit apartment in a scheme of 22 
will  cost €200k each including parking (excluding vat, developer's profit, legal/marketing and site costs). Build 
cost for the residential  element €4.4m. Where possible detailed project-specific  quotations from specialists 
have been obtained.

Additional Regulatory Costs and Fees for typical apartment (since 2012).

Health & Safety Regulations €300*

 • Prelim H+ s plan: €500
 • PSDP: 16X 350= €5600
 • Safety file handover= €450
 • total €6550: for 22 units = cost per unit €300 (assumes 12 month construction period)

BC(A)R Statutory Certifier Fees (since March 2014) €6,500

 • Statutory Assigned Certifier cost (assume lower cost range- current estimates from €3,000
 • Statutory Design Certifier Fee €500
 • Ancillary Certifier costs (3 engineers @ €1,000 each)= €3,000

BC(A)R additional Contractor & specification costs (traditional procurement- since March 2014) €12,000*

 • Defensive specification costs (branded, certified products to ensure compliance with regulations.  5% appears 
average estimate at this point)= €10,000

 • Contractor additional insurances, administrative overhead and co-ordination (lower end cost for documentation, 
CPR-2013 etc)= €2,000

BC(A)R Part L (fRsi/Wufi) Certification (Since March 2014) €1,300**

 • Separate Part L Energy certification- less than 10 people are NSAI registered for this work
 • average estimate for simple 22 unit apartment building: fRsi models is between €11,070 to €13,530 (average 

cost €12,700); Wufi interstitial condensation models cost between €7,380 to €18,450 (average cost €12,915)- 
minimum cost assumed here

 • BER Certificate cost €100 per unit

BC(A)R Acoustic testing for Part E Sound-proof between apartments (since July 2015) €1,300
 • cost between €1300-1500 per room (see post here)

Irish Water Connection Charge (introduced 2014- 2015) €500

Multi-unit BC(A)R Phasing Costs (since March 2014) €6,000***

 • Phasing costs are adding an average of 3-5% to the cost of larger multi-unit schemes. €6,000***

Part V costs (social and affordable since 2015) €10,000****

•  Part V social and affordable provision: For projects over 10 units approximately  10% of  all units must be made 
available as social and affordable units. It is assumed that these are cost neutral to build but site costs will 
increase due to units located in development- +5%. (Source SCSI)53

SUMMARY: Multi-Unit SI.9 regulatory costs (since 2012) = €37,900; The SI.9 costs are €27,100

notes:
 • Planning Permission costs, development levies and contributions are not included in the above.
 • Commencement Notice fee of €30 to the local authority is not included.
 • Additional printing, filing, future archiving costs for the paperwork associated with BC(A)R not included.
 • *Health + Safety costs exclude contractor's costs for separate PSCS inspections. Costs noted costs are based 

on project-specific quotes received from specialist
 • **Part L costs are based on project-specific quotes received from specialist
 • *** Phasing costs: entire joined structures must be completed at same time. This is adding an average of 5% to 

the cost of  larger multi-unit  schemes. Developers consulted for this presentation consider this cost element to 
be conservative and for larger mixed-use schemes where tenancies are required by "drop-dead" dates, carry 
costs may be higher.

 • ****Part V costs  have been estimated based on multi-unit  examples by both a developer and architect. These 
costs  are similar to those recently published by the SCSI "Policy options for supporting the provision of Housing 
at Affordable Prices" 
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53 SCSI "Policy Options for Supporting the Provision of Housing at Affordable Prices" Tony Foley (SCSI) 2015, p26
https://www.scsi.ie/documents/get_lob?id=676&field=file
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APPENDIX D: Down District Council Building Control Application Fees 2015
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APPENDIX E: Down District Council Building Control fees for multi-unit development

The following UK system cost calculation has been double-checked by an Architect in UK, and is based on 
Local  Authority fees in Co. Down in Northern Ireland.54 The system in NI is cheaper than UK, fees in the UK 
are self-financing and are an approximately twice those listed below. The basis for the following calculation is 
a 22 unit 4 storey apartment building. 6 different plan types (ground x 2, typical  x 2, penthouse x 2) + 3 
cores. 

Down District Council Building Control fees for multi-unit development:

Number of Plan types 6= £400

Plan fee- no dwellings 22= (£510 + £20)= £530

Inspection fee- no dwellings 22= £2835 + £200= £3035

Total Building Control fee would be £3965 (€6,076). 

Cost per multi-unit €276 (£180). 

The cost for a single dwelling is just €236 (£175), on mainland UK it’s €772 (€572)55.

notes:
 • Building Control Officer (BCO) Fee for a Notice is the same as the fee if you don't submit the drawings i.e. 

£3965. This process allows building to commence without the submission of drawings. The project is inspected 
as normal however the risk of changes being made at BCO request during build increases.

 • BCO fee for refularisation (building completed without lodgment of plans or interim inspections)= £3965 x 1.2 = 
£4758. (the 1.2 figure comes from the factor of Regularisation fee (£300) / Building Notice Fee (£250) = 1.2)

 • A local authority has a general duty to enforce the Building Regulations in its area and will seek to do so by 
informal means wherever possible. If informal enforcement does not achieve compliance with the Regulations 
the local authority has two formal enforcement powers which it may use in appropriate cases.

 • First, if  a person carrying out building work contravenes the Building Regulations, the local authority  may 
prosecute them in the Magistrates' Court where an unlimited fine may be imposed (sections 35 and 35A of the 
Building Act 1984). Prosecution is possible up to two years after the completion of the offending work. This 
action will usually be taken against the person carrying out the work (builder, installer or main contractor).

 • Alternatively, or in addition, the local authority  may serve an enforcement notice on the building owner requiring 
alteration or removal of work which contravenes the regulations (section 36 of  the 1984 Act). If the owner does 
not comply with the notice the local authority  has the power to undertake the work itself and recover the costs of 
doing so from the owner.

 • A section 36 enforcement notice cannot be served on you after the expiration of 12 months from the date of 
completion of the building work. A local authority also cannot take enforcement action under section 36 if the 
work which you have carried out is  in accordance with your full plans application which the authority  approved 
or failed to reject. Local authority has two formal enforcement powers which it may use in appropriate cases.

 • An appeal against a section 36 notice may be made to a Magistrates’ Court under section 102 of  the Building 
Act.

 • Where an approved inspector is providing the Building Control Service, the responsibility for checking that the 
Building Regulations are complied with during the course of your building work will lie with that  inspector. They 
will usually do this by advising you.

 • However, approved inspectors do not have formal enforcement powers. In a situation where the inspector 
considers your building work does not comply with the Building Regulations and there is a refusal to bring it into 
compliance the inspector will cancel the initial notice. If no other approved inspector takes on the work, the 
building control function will automatically be taken on by your local authority. From this point on,  your local 
authority will also have enforcement powers set out above where it considers this necessary.
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54 Building Control fees in Co. Down, Northern Ireland: http://www.downdc.gov.uk/getattachment/Environment---Planning/
Building-Control-(1)/Application-form-guidance-notes.pdf.aspx

55 Anglesea Building Control Charges: http://www.anglesey.gov.uk/Journals/2011/07/22/Table-ABC-revision-2.pdf
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APPENDIX F: 
“Ireland’s construction sector: Outlook and strategic Plan to 2015” Forfas, July 2013, table 2.12 p 16 

!

!

16 

(down by 87 percent and 94 percent respectively). Residential property prices are down by almost 

50 percent from 2007 peak to November 2012)73.  

 

Table 2.12 Value and volume of construction output, 2010-2012E 

 
2010 2011 2012E 2010 2011 2012E 2010 2011 2012E 

 
Current prices !m Constant 2010 prices !m Annual % change  

Residential Construction   

Private Housing 4,409 3,725 3,168 4,409 4,139 3,520 -21.0 -6.1 -15.0 

Public Housing 969 762 384 969 847 427 -15.4 -12.6 -49.6 

Sub Total 5,378 4,487 3,552 5,378 4,986 3,947 -20.0 -7.3 -20.8 

Private Non-residential Construction   

Industry 169 198 339 169 196 324 -70.9 15.9 65.9 * 

Commercial 250 195 216 250 192 207 -76.6 -23.1 7.6 

Agricultural 150 120 87 150 124 90 -44.6 -17.5 -27.5 

Tourism 66 35 31 66 35 31 -75.3 -46.6 -12.9 

Worship 35 27 21 35 27 21 11.1 -20.8 -22.7 

Sub Total 670 575 694 670 574 673 -69.8 -14.2 17.2 

Productive Infrastructure   

Roads 1,345 932 809 1,345 937 799 -38.5 -30.3 -14.7 

Water Services 983 788 661 983 800 663 -4.1 -18.6 -17.0 

Airports/Seaports 117 79 61 117 79 60 -74.3 -32.2 -24.4 

Energy 1,300 907 1,000 1,300 911 986 20.1 -29.9 8.3 

Transport 485 325 250 485 327 248 -7.4 -32.7 -24.1 

Communications 240 150 123 240 151 121 -6.0 -37.2 -19.7 

Sub Total 4,470 3,180 2,903 4,470 3,204 2,878 -19.2 -28.3 -10.2 

Social Infrastructure   

Education 825 623 507 825 618 492 23.6 -25.1 -20.5 

Health 348 328 277 348 323 266 -15.2 -7.2 -17.8 

Public Buildings 261 97 80 261 97 79 -20.1 -62.8 -18.7 

Other Social 237 118 66 237 116 63 -32.0 -51.2 -45.2 

Sub Total 1,671 1,166 930 1,671 1,154 900 -4.7 -30.9 -22.1 

Total All 

Construction 
12,189 9,408 8,079 12,189 9,919 8,397 -24.9 -18.6 -15.3 

Of which    

New Construction 7510 5164 4,336 7,510 5,293 4,311 -31.9 -29.5 -18.6 

RM&I 

Construction 
4679 4244 3,743 4,679 4,625 4,087 -10.0 -1.1 -11.6 

Source: DKM Economic Consultants analysis for Forfás, 2012 
Note:!The!above!estimates!exclude!activity!in!the!black!economy!which!is!covered!in!the!next!section.!!
*!The!sharp!upward!movement!in!the!volume!of!industrial!construction!in!2012!is!due!to!a!revision!to!the!value!of!industrial!
construction!output!in!2102!to!reflect!increased!activity!in!the!FDI!sector,!and!is!thus!not!comparable!with!the!2011!outturn.!
!

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!

!
73 DECLG Housing Statistics, available at http://www.environ.ie and Residential Property Index, CSO, November 2012 
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APPENDIX G: Annual Cost for Residential Projects under BC(A)R SI.9 (from September 2014)

ANNUAL COST FOR RESIDENTIAL PROJECTS UNDER BC(A)R S.I.9 (€2.464bn qualifying) estimated 
September 2014

 • Self-build houses abandoned (800 houses @ €180k each ) = €144m*
 • Increased costs for self-builders- (€821m @ 22%)  = €181m
 • Increased costs for consumer (1.64bn@ 11%)   = €181m
 • Validation procedure delays 3-5 weeks (€3k x 8700 houses) = €  26m

 • TOTAL S.I.9 RESIDENTIAL COST (annual costs)   = €532m

Assumptions in compiling the above figures:

 • Residential sector output has been discounted by 30% (assume €2.464bn qualifies under SI.9 out of a total of 
€3.52bn) to take into account 30% of  commencement notices that are exempt from SI.9 as registered on the 
BCMS to September 2014. Figures exclude completely €427m for public housing (even qualifying part-
ownership projects).

 • Residential sector output has been discounted by 30% (assume €2.464bn qualifies under SI.9 out of a total of 
€3.52bn) to take into account 30% of  commencement notices that are exempt from SI.9 as registered on the 
BCMS to date. Figures exclude completely €427m for public housing (even qualifying part-ownership projects).

 • The number of of self-build projects abandoned or postponed expected to contribute towards output 
remaining flat compared to 2013. Self-builds abandoned are currently estimated at 800 (25% total self-build 
output- source IAOSB) and assume an average cost of €180k per house. This figure may rise over 1200 by the 
end of the year due to unavailability of certifiers. The number of self-build projects commenced (and have 
assumed the risks on completion highlighted by the Law Society) along with the number of projects abandoned/ 
postponed indefinitely is based on IAOSB surveys.

 • One third of total residential output will be other more expensive self-builds that absorb the extra SI9 cost (22%)
 • The remaining dwellings will be procured normally (main contractor) and assume a SI.9 cost increase of 11%.
 • A minimum 3 week delay is assumed on 90% of  all projects due to increased administration and paperwork, 

lack of Local Authority resources, invalidations at completion and commencement etc.  Rather than a once-off 
2014 issue it  may be appropriate to assume this as a recurring delay due to increased invalidations due to lack 
of staff in Local Authorities and increasing workloads.

 • Other secondary costs for sub-certifies, ancillary sub-contractor certifiers/, other insurance costs excluded.
 • Information draws on information from the representative body for self-builders (IAOSB best estimate from their 

membership),  current market  rates for construction and the additional workload estimated by construction 
professional bodies and specialists.
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