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1. Summary 

Summary of Regulatory Impact Analysis (RIA) 

Department/ Office: Title of Legislation: 

Planning and Development (Amendment) 

(LSRD) Bill 2021 

Department of Housing, Local Government 

and Heritage 

Stage: General Scheme Date:  9 July 2021 

Related Publications: 

Rebuilding Ireland Action Plan for Housing and Homelessness 

Operation of the Strategic Housing Development Process 2017-2019 - Report of the 

Review Group September 2019 

Conclusions of the Minister for Housing, Planning and Local Government on the Review of 

the Strategic Housing Development Process: October 2019 

 
Available to view or download at: 

www.housing.gov.ie 

 

 

Contact for enquiries: Terry Sheridan Email: terry.sheridan@housing.gov.ie   

The following policy options have been considered in relation to the Planning and 

Development (Amendment) (LSRD) Bill 2021: 

1. No Change Option: Allow the current Strategic Housing Development (SHD) 

arrangements to lapse meaning applications revert to the standard section 34 planning 

procedures in the Planning and Development Act 2000-2021, as was previously the case 

prior to the introduction of the SHD arrangements. 

2. Development of new legislative proposals: Allow the current SHD arrangements to 

lapse but develop new legislative requirements, drawing on the best practice from the 

existing SHD arrangements, to adapt the existing section 34 procedure for the 

submission of Large Scale Residential Development (LSRD) planning applications to 

local planning authorities.  

Preferred option: 

https://rebuildingireland.ie/wp-content/uploads/2016/07/Rebuilding-Ireland_Action-Plan.pdf
https://www.gov.ie/en/publication/d22d1-operation-of-the-strategic-housing-development-process-2017-2019-report-of-the-review-group-september-2019/
https://www.gov.ie/en/publication/d22d1-operation-of-the-strategic-housing-development-process-2017-2019-report-of-the-review-group-september-2019/
https://www.gov.ie/en/publication/87df8-conclusions-of-the-minister-for-housing-planning-and-local-government-on-the-review-of-the-strategic-housing-development-process-october-2019/
https://www.gov.ie/en/publication/87df8-conclusions-of-the-minister-for-housing-planning-and-local-government-on-the-review-of-the-strategic-housing-development-process-october-2019/
http://www.housing.gov.ie/
mailto:terry.sheridan@housing.gov.ie


Option 2 – the development of new legislative proposals for LSRDs is being pursued by 

the Department for Housing, Local Government and Heritage through the Planning and 

Development (Amendment) (LSRD) Bill 2021. 

 

2. Policy Context and Objectives 

2.1 Policy Context 

The SHD fast-track planning arrangements were introduced in the context of the 

development of the Action Plan on Housing and Homelessness – Rebuilding Ireland (2016) 

as part of the comprehensive package of measures aimed at expediting the delivery of 

housing supply, in both the public and private sectors. 

The primary purpose of the SHD arrangements was to speed up the planning decision-

making process for well-designed large-scale housing developments on land already zoned 

for residential development, particularly in the larger urban areas where housing demand is 

most acute, thereby providing greater planning certainty for developers in terms of the 

timelines within which proposals for such developments can be determined. 

The Report of the SHD Review Group from September 2019 noted that there continued to 

exist a deficit in housing supply at that time and affirmed that the original rationale for the 

introduction of the SHD arrangements remained. On the basis of that Report, the SHD 

arrangements were extended to end December 2021, which has now been extended to 25 

February 2022 arising from the Covid-19 related extension by 8 weeks of statutory deadlines 

within the planning system in respect of the period March to May 2020.  

The SHD arrangements were never intended to be a permanent development consent 

process, as is clear from the setting of the limited timeframe in Rebuilding Ireland and as 

provided for in the 2016 Act. 

The Programme for Government – Our Shared Future commits to not extending the SHD 

arrangements beyond their legislative expiry. This was also signalled in the 2019 SHD 

Review Group report. 

 

2.2 Objectives 

While considering the process for winding up the SHD arrangements it has to be 

acknowledged that Ireland continues to face an under-supply of housing at present. The 

planning process has always had a major role to play in providing a clear path to meeting 



current and future housing needs and providing certainty for housing developers with regard 

to timelines and processes for decision making.  

The overall objective of the General Scheme of the Planning and Development 

(Amendment) (LSRD) Bill 2021 is to provide the legislative underpinning for the making of 

LSRD planning applications to the local authorities while also incorporating some of the most 

beneficial aspects of the SHD arrangements into the two-stage planning process. 

The 2019 SHD Review Group Report identified elements of ‘best practice’ within the SHD 

process which could have wider applicability within the normal section 34 planning 

application process. 

The ultimate goal of the proposed amendments is to provide a system which maintains the 

quality of applications seen under SHD, while also providing as much certainty of timelines 

as possible to developers which will assist in addressing the ongoing housing crisis. 

Better quality applications should lead to less appeals to An Bord Pleanála (the Board). Prior 

to the introduction of the SHD arrangements almost all planning approvals of larger housing 

developments for 100 new homes or more were being appealed to the Board leading to a 

delay in decisions issuing. In this connection, planning delays create uncertainty and can 

impact adversely on the viability of a development, for instance given the associated time 

delays in securing a return on investment. 

 

3. Identification of Options 

No Change Option 

If no changes are made, the current provisions of the Planning and Development Act 2000-

2021 would not be amended as proposed in Option 2 and the requirements for detailed pre-

applications consultations with the local authority prior to making an application under 

section 34 would not be provided for. Consequently, there would be no provision for the local 

authority to issue the prospective applicant with an opinion regarding any issues that need to 

be addressed in the relevant documents that could result in them constituting a reasonable 

basis for making an application for permission under section 34. 

Preferred Option: Implementation of the legislative proposals 

This General Scheme includes provisions for a focused time-bound mandatory pre-

application consultation process in relation to LRSDs between the prospective applicant and 

the relevant local planning authority prior to the submission of a planning application for a 

LRSD proposal, adapting the best practice SHD arrangements contained in the Planning 

and Development (Housing) and Residential Tenancies Act 2016.  

 



4. Identification of Costs, Benefits and Impacts 

4.1 Costs 

No Change Option 

There is a recognised cost incurred by developers during the planning approval period of a 

project under the section 34 legislative provisions. By not providing a mandatory approach 

for pre-application engagement between the prospective applicant and the planning 

authority, with input from relevant stakeholders, the application is likely to be of a lower 

quality which could result in time delays through request for further information or ultimately 

refusals. Financial costs associated with land acquisition will accumulate over that period 

and there will also be delays in securing a return on investment.  For the State, there are 

likely significant cost implications associated with the accumulated and future housing supply 

deficit and potentially wider social costs as a result of delays in approval/ increased refusals. 

Preferred Option: Implementation of the legislative proposals 

For the State, there would be budgetary costs associated with additional staffing and 

administrative costs required by local authorities to ensure that mandatory consultations are 

conducted and planning applications are disposed of in a timely manner within the statutory 

timeframes. However, these additional costs may be offset by the application and retention 

of fees for these applications. 

 

4.2 Benefits 

No Change Option 

The existing and established regulatory framework under section 34 would remain in place 

without additional pre-application requirements.  The same level of additional resources 

would not be required to ensure that local authorities could operate the new system for 

planning permissions for large scale residential developments. 

Preferred Option: Implementation of the legislative proposals 

The new tailored pre-application consultation arrangements in relation to LRSDs would 

improve the quality and the efficiency of the application process for such developments and 

are a core element of returning decision making on such large scale applications to the local 

planning authorities. 



 

4.3 Impacts 

No Change Option 

The pre-application process under SHD greatly improved the quality applications submitted. 

The quality of applications could deteriorate which would lead to more refusals or appeals. 

As a result, time delays and uncertainty with regard to the planning process would return to 

pre-SHD levels adversely impacting the viability of proposed housing developments to 

address the shortage of supply.   

Preferred Option: Implementation of the legislative proposals 

There will be a positive impact on the achievement of national housing supply objectives 

through the adoption of Option 2.  These planning reforms should enable the planning 

system to become more responsive to the requirements and complexities around housing 

delivery at a local level. In addition, by enhancing the pre-application process and employing 

a two-stage decision making process which allows for appeals to the Board, and increased 

public consultation at local level,  it is considered that the number of decisions regarding 

large scale housing developments subject to judicial review will be reduced. 

 

5. Consultation 

The Department has engaged with a broad array of stakeholders to assist it in determining 

the best option to provide a mechanism for dealing with large scale residential development 

planning applications through the local authority planning system. 

A stakeholder forum was established by the Department in December 2020 which included 

departmental, local government and industry stakeholders. 

All relevant Departments and the Attorney General’s Office will be consulted with before 

publication of Planning and Development (Amendment) (LSRD) Bill 2021. 

 

6. Enforcement and Compliance 

N/A- Neither option involves changes to the enforcement and compliance regime as the 

existing system in relation to enforcement would continue to apply.  

 



7. Review 

In general planning legislation is under on-going review. 

 

8. Publication 

This Regulatory Impact Analysis will be published on the Department’s website 

www.housing.gov.ie once the General Scheme of the Bill is published. 

http://www.housing.gov.ie/

