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General
The bill seeks to establish an expedited process for building control and 

planning administration in each local authority,
(1) to accelerate the supply of dwellings in existing buildings, where 

there are changes of use and/or limited building works to certain 
classes of development, and

(2) to ensure compliance with safety standards in existing multi-
occupancy residential buildings, and

(3) to regularise existing unauthorized developments.

The bill expands a limited category of exempted development (subject 
to confirmation by the planning authority) and amends building control 
administrative procedures while requiring direct inspection of the design 
plans before construction and on site by an independent ‘authorised 
person’, as defined by legislation.

It is intended this ‘One-Stop-Shop’ Approval system will reduce 
administrative delay, align existing administrative systems for planning 
and building control and ensure greater compliance in the conversion and 
refurbishment of existing structures in urban areas to residential use. This 
bill provides a mechanism to regularise existing unauthorised residential 
developments (including sub-division of existing buildings and changes 
of use).

Provisions
Section 1 is the standard interpretation section which defines relevant 

acts, regulatory provisions, frequently used phrases in the bill and the 
relevant Minister and Department.

In the definitions section, all ‘applications’ for a housing development 
that are affected are defined. These include both planning applications and 
building control applications.

Section 2 inserts a new subsection 6 into section 4 of the Building 
Control Act 1990 (as amended) relating to amendments to the building 
regulation certification process in respect of ‘one-stop-shop’ applications 
and specifying steps to be taken in the ‘one-stop-shop’ pre-applications 
consultation.

Sub-section (6) (a) paragraphs (i) - (iv) inserts provisions requiring 
local authorities to establish facilities for pre-application consultation to 
determine whether a building application meets required criteria to be 
processed via the ‘one-stop-shop’ application procedure; this will be in 
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person and a decision will be made no later than 2 weeks after the pre-
application hearing (but it is envisaged that most pre-applications will 
be processed on the same day as the application); if a pre-application is 
successful an application can be made to the ‘one-stop-shop’ procedure 
within 6 months.

Subsection (6 (b) paragraphs (i) - (vi) specifies steps involved in the’one-
stop’ application procedure. Sub-paragraph (i) exempts applications from 
Parts III, IIIA, IIIB, IIIC, and IV of the Building Control amendments, if 
they follow the ‘one-stop-shop’ approvals procedure to be replaced by the 
alternate building control requirements as well as the local authority direct 
inspection.

Sub-paragraph (ii) replaces the building completion certification 
required under the Building Control Regulations with a certificate of 
conformity in respect of applications under the ‘one-stop-shop’ procedure 
to be issued be the local authority upon inspection to certify compliance 
with the Building Regulations.

Sub-paragraph (iii) specifies the duties of the approval panel to ensure 
compliance with building control. The authorised person inspecting the 
dwelling must use reasonable care to ensure that the dwellings, common 
areas and routes to a place of safety conform to the inspection plan and 
checklist.

Sub-paragraph (iv) specifies that the authorised person undertaking 
the inspections of the inspection plan are independent of the building 
owner or their agents. It also allows local authorities to contract relevant 
professionals to act as authorised persons, provided they are independent 
and that they are on a new register of approved persons (created by this 
Act). The Minister will issue guidelines to local authorities on the criteria 
to entry for professionals onto the approved persons register and general 
operation of such registers.

Sub-paragraph (v) specifies that where an inspection plan checklist is 
not confirmed during an inspection, a repeat inspection may be undertaken 
upon application.

Sub-paragraph (vi) specifies that if a checklist is not confirmed in the 
repeat inspection, the full application will be deemed unsuccessful and a 
building owner cannot reapply to the ‘one-stop-shop’ application procedure 
in respect of the same development. The building owner must submit all 
their applications to the normal planning and building control applications 
processes.

Subsection (6) (c) paragraphs (i) - (vi) amend technical standards 
associated with Building Regulations in specific parts in respect of 
developments under the ‘one-stop-shop’ applications procedure. The 
specific amendments to the building regulations are specified in Schedule 
One of the Bill.

Sub-paragraphs (i) requires the Department to draft associated technical 
guidance documents for each section of the Building Regulations amended 
in Schedule One.

Sub-paragraph (ii) specifies that adherence to the approach outlined 
in the technical guidance documents will be regarded as evidence of 
compliance with the relevant part of the Building Regulations.

Sub-paragraphs (iii) - (vi) specify that while building control authorities 
shall take reasonable care to ensure that the design of a development is 
compliant with building regulations and that during site inspections there is 



3

adherence to the inspection plan checklist, local authorities do not bear any 
legal liability for non-compliance subsequently found or alleged.

Local authorities will not be responsible for any remedial works required 
where there is non-compliance, except where there is a risk to public safety 
in which case the local authority will be entitled to seek to have all costs of 
remedial repairs recouped.

For developments proposals that have been submitted under the 
‘one-stop-shop’ applications procedure, the statutory duties of building 
owners, designers and builders remain unchanged in the Building Control 
Regulations.

Subsection 6 (d) paragraphs (i) - (vii) details the particular steps required 
of applications under the ‘one-stop-shop’ procedure.

They require that all applications be made in person with all necessary 
drawings and applications showing how proposed change of use or partial 
change of use to a building will comply with building regulations.

Sub-paragraph (iii) specifies that the new ‘one-stop-shop’ application 
procedure will provide for an expedited approvals process (it is anticipated 
that approvals on a design and for planning purposes can be attained within 
one or two working days).

Sub-paragraph (vi) provides for relevant fees to be paid to the building 
control authority, which are to be set by the local authority with guidance 
from the Minister

Sub-paragraph (vi) for applications where the design and planning 
is regarded as satisfactory by the approval panel the building control 
authority will issue a commencement certification to allow construction to 
commence within two working days subject to inspections of the inspection 
plan checklist.

Section 3 amends the Planning and Development Act 2000 (as amended) 
to insert three new classes of ‘exempted development’, subject to certain 
conditions and limitations to be determined by the Minister and subject to 
confirmation by the local authority by means of a ‘section 5 declaration’ on 
development and exempted development.

This section also amends section 5(2)(a)1 of the Act to provide for an 
expedited section 5 process within 2 weeks on payment of a fee to be 
determined by the Minister.

This section also amends section 5 to require that in the case of a 
protected structure (or a proposed protected structure) that a section 57 
(protected structure) declaration2  is included with any request for a section 
5 (exempted development) declaration.

This section also amends section 57 (3) of the Act to provide for an 
expedited section 5 process within 4 weeks (rather than 12 weeks), on 

1 “Declaration and referral on development and exempted development 

5. – (1) If any question arises as to what, in any particular case, is or is not development or is or is not 
exempted development within the meaning of this Act, any person may, on payment of the prescribed 
fee, request in writing from the relevant planning authority a declaration on that question. 

 Section 5(2) (a) Subject to paragraph (b), a planning authority shall issue the declaration on the 
question that has arisen and the main reasons and considerations on which its decision is based to the 
person who made the request under subsection (1), and, where appropriate, the owner and occupier of 
the land in question, within 4 weeks of the receipt of the request….” ) 
http://www.irishstatutebook.ie/eli/2000/act/30/enacted/en/print#sec5

2 “Works affecting character of protected structures or proposed protected structures” 
http://www.irishstatutebook.ie/eli/2000/act/30/section/57/enacted/en/html#sec57
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payment of a fee to the planning authority which shall be determined by 
the Minister.

Section 4 amends the Planning and Development Act 2000 by inserting 
new subsection (9) requiring that planning authorities shall establish a 
‘one-stop-shop’ procedure which enables the expedited processing of 
requests for section 5 (Exempted Development) declarations for certain 
new categories of exempted development.

Subsection (9)(a) (i) obliges local authorities to assign a body of staff 
to administer the ‘one-stop-shop’ applications procedure, which include a 
panel of ‘authorised persons’.

An ‘authorised person’ has the meaning given to it by section 11 of the 
Building Control Act 1990 (as amended) and is an independent person 
reporting to the local authority who has powers of enforcement, rights to 
enter the site and inspect records and duties to report to the local authority 
and is completely independent of the building owner and their agents, unlike 
Assigned Certifiers under S.I.No.9. (2014) Building Control procedures.

Sub-paragraph (ii) provides that all category ‘ m, n or o development’ 
applications (as provided for in the bill) or requests for section 5 declarations 
can be processed via the ‘one-stop-shop’ procedure, as an alternative 
procedure to current planning and building control procedures.

This means that under this bill, such works would be expedited under a 
parallel building control process with exemptions from certain procedures 
under Building Control Regulations, procedures under Building Control 
Regulations, including the requirement for lodging certain documents with 
a commencement notice and at completion of the works. This parallel 
process is to be based on a standard checklist for public safety compliance.

This parallel process may also be used for regularisation of existing 
multi-occupancy residential properties. This ‘one-stop-shop’ expedited 
approval is for residential refurbishment, sub-division and re-configuration 
of upper floors in older properties and conversions requiring change of use 
from commercial/ industrial to residential.

This proposal does not change any technical requirements under the 
Building Regulations rather it ensures that planning authorities have 
appropriate oversight of a new category of exempted development and that 
building control authorities have new mechanisms to consistently ensure 
public safety in a standardised system with a panel of expert inspectors 
under their direct control.

The ‘one-stop-shop’ procedure is also to be made available as an 
alternative expedited process for other building owners seeking exemptions 
or dispensations under section 53 of the Building Control Act. This will 
reduce administration and facilitate building owners and their agents where 
conflicts arise between regulations in existing buildings.

Since section 5 also provides that a standardised administrative fee shall 
be charged to cover costs involved in processing each application, overall 
the bill should not involve a direct charge on the exchequer.

Sub-paragraph (iii) gives the Minister powers to amend planning and 
development regulations to enable local authorities verify that development 
applications meet the criteria to be processed under the ‘one-stop-shop’ 
application procedure, within a defined timeframe.

3 BCA 1990, Section 5

 http://www.irishstatutebook.ie/eli/1990/act/3/section/5/enacted/en/html#sec5
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Sub-paragraph (iv) enables the Minister to exempt certain local 
authorities from the requirement to establish a ‘one-stop-shop’ application 
procedure if it is determined there is not significant demand in their 
functional area.

Subsection (9) paragraph (b) provisions relate to the composition of 
the panel of ‘authorised persons’ in each local authority that will make 
decisions via the ‘one-stop-shop’ applications procedure. It requires that all 
authorised persons have relevant expertise including the technical expertise 
to make a decision on exemptions or dispensations under section 5 of the 
Planning and Development Act4 or section 55 of the Building Control Act 
in addition to having the technical expertise to inspect the implementation 
of design plans on site.

Subsection (9) (c) provisions relate to the functions of the ‘one-stop-
shop’ panel in sub-paragraphs (i) to (vi) including ensuring that the 
proposed development is within the functional area of the local authority; 
that it meets overall quality standards of residential development; that if 
the development is – or is within – a protected structure there is a request 
made under section 57 (Planning and Development Act 2000) to the local 
authority in advance; that the panel ensures the development is not a new 
extension to the structure.

Section 5 contains standard provisions relating to short title, collective 
citation, construction and commencement.

Cost
It is not envisaged that this will entail a direct cost on local authorities 

or on the exchequer, as local authorities already employ a body of staff 
that are designated as Authorised Persons, in their Fire Safety or Building 
Inspections units and also have precedent of engaging expert authorised 
persons, where required, under the 2009 Building Control (Amendment) 
Regulations. For the most part, the new application procedure will involve 
a re-designation of existing staff or resources.

Deputy Barry Cowen,
Meán Fómhair, 2017.

Wt. —. 330. 9/17. Essentra. (66850). Gr. 30-15.

4 P&D Act 2000, Section 5  

 http://www.irishstatutebook.ie/eli/2000/act/30/section/4/enacted/en/html

5 BCA 1990 Section 5  
http://www.irishstatutebook.ie/eli/1990/act/3/section/4/enacted/en/html#sec4
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