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1 INTRODUCTION 
The purpose of this report is to set out the Part V proposals for the development at Fassaroe, Bray, Co. 
Wicklow as required under the Planning and Development Act, 2000 as revised and the Regulations made 
thereunder.   This report is prepared by RPS in consultation with and with inputs from the applicant Cosgrave 
Property Group.  The report includes an estimate of financial costs associated with same which have been 
prepared by the applicant.    
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2 PART V REQUIREMENT  
Section 96 of the Planning and Development Act 2000 as amended allows for a Planning Authority to enter 
into an agreement with a developer requiring 20% of land in respect of which permission for the development 
of houses is granted to be provided to a planning authority for the purposes of social housing.  This was 
previously a 10% provision. 

“Section 96(3)(j) provides for transitional circumstances where 10% will continue to apply.  These are 
as follows: 

Where— 

(i) the permission is granted before 1 August 2021, or 

(ii) the permission is granted during the period beginning on 1 August 2021 and ending on 31 July 
2026 and the land to which the application for permission relates was purchased by the applicant, or 
the person on whose behalf the application is made, during the period beginning on 1 September 
2015 and ending on 31 July 2021, 

the reference to “20 per cent of the land” in paragraph (a) shall be read as “10 per cent of the land” 
and the reference in paragraph (bb) to “at least half of the aggregate of the net monetary value” shall 
be read as “all of the aggregate of the net monetary value”.  

The applicant in this instance is Cosgrave Property Group which requested pre-application consultation with 
An Bord Pleanála in respect of the current development on 06/07/20.  In October 2020 the lands at Fassaroe 
were purchased by BORG Developments Unlimited Company.  The applicant in this instance remains as 
Cosgrave Property Group which is making the application on behalf of the current owners BORG 
Developments Unlimited Company.   

With reference to the provisions of section 96(3)(j), it is submitted that the Part V requirement in this case is 
10% for the following reasons: 

• The permission is expected to be granted in August 2022 

• The land to which the application relates was purchased by BORG Development Unlimited Company 
(on whose behalf the application is being made) on 30.10.20.   

We enclose with this report for the information of An Bord Pleanála the following information to confirm the 
purchase of the lands on which the current housing proposals are situate.  This includes the following: 

• At Appendix A: Copies of Property Registration Authority Folios for the following Folios which include 
maps showing the relevant lands – Folio WW57, WW23457F, WW23459F and WW21286F. 

• At Appendix B:  Copies of Stamp Certificates for the Sales of these lands – with relevant Folios 
referenced (and amounts redacted for confidentiality purposes). 
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3 METHOD OF COMPLIANCE 
Cosgrave Property Group proposes to transfer units on site to the ownership of an approved Housing 
Association, Wicklow County Council.  The development comprises a total of 650 No. units in total.  It is 
proposed to transfer the required 10% of this total number of units to the Housing Association, i.e. 65 No. 
units.  It is also proposed to transfer an additional 8 No. social housing units to the Housing Association, with 
costs to be calculated on the same basis as the Part V obligation.   

In addition to these 73 No. units to be transferred for the current Phase 1 proposed development, it is 
proposed to transfer an additional 39 No. units to the Housing Association at this time as frontloading or 
advance part provision of Part V requirements for a subsequent Phase 2 planning application by the 
Applicant for housing on the wider Fassaroe lands in due course.   

Part V proposals in respect of this application were presented to Wicklow County Council via submissions of 
6th August 2021, 12th October 2021 and 8th November 2021. The current proposals presented in this report 
reflect the proposals as agreed in principle with Wicklow County Council at that time.  A letter dated 10.11.21 
from Wicklow County Council is provided at Appendix C of this report which clarifies that Wicklow County 
Council is agreeable in principle that the Part V obligations may be satisfied by the provision of 65 units and 
they also note the proposals for the provision of an additional 8 No. units as well as the frontloading of Part V 
units for a future Phase 2 application.  

It is noted that the letter from Wicklow County Council advised that it could not determine whether the 
transition arrangements applied.  In this regard it advised that the application would be required to submit 
evidence of when the land was purchased to quality for the 10% obligation.  In this regard we refer to section 
2 above and to the evidence presented at Appendix A and B which confirm that the 10% provisions apply.   
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4 DETAILS OF UNITS TO BE PROVIDED 
It is proposed to transfer the entirety of proposed apartment Block No. 3 to the Housing Association.  This 
block is identified on the Site Layout Plan at Figure 4-1 below.  Block 3 comprises a total of 112 No. units.  
This will comprise the 65 No. Part V 10% requirement plus an additional 8 No. units for the current Phase 1 
application plus 39 No. units as advance Part V provision for a future Phase 2 application.   Appendix D 
contains Floor plans of Block 3.  

Based on previous experience of the Applicant in residential schemes elsewhere within the Greater Dublin 
Area, the delivery of social housing within an entire apartment block ensures ease of management by the 
Housing Body; allowing it to control ongoing management costs, which is ultimately to the benefit of 
residents.  Block 3 as identified on Figure 4-1 is located adjacent to the proposed Neighbourhood Centre 
and will accordingly have immediate and easy access to support services and public transport.   

The unit types to be provided in Block 3 are as follows: 

Apartment Block 1 Bed units 2 bed units 3 Bed units Total 

Block No. 3 47 53 12 112 

 

 

 
Figure 4-1:  Location of Block 3 - Proposed Part V Provision 
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5 FINANCIAL ASPECTS 
5.1 Legislative Basis 
Section 96(3)(d) of the Planning and Development Act 2000 provides that: 

where houses are to be transferred to the planning authority, or persons nominated by the 
authority, in accordance with an agreement under paragraph (b), the price of such houses shall be 
determined on the basis of— 

the site cost of the houses (calculated in accordance with subsection (6)), and 

the costs, including normal construction and development costs and profit on those costs, 
calculated at open market rates that would have been incurred by the planning authority had it 
retained an independent builder to undertake the works, including the appropriate share of any 
common development works, as agreed between the authority and the developer. 

In accordance with this provision the proposed costs per unit will be based on the following: 

• Land cost + Normal build cost (incl. 15% builders profit) plus a pro-rata share of common development 
works  

• It is important to note that the estimated costs below are high level estimates at this point only, based on 
knowledge of current land and build costs and in the absence of detailed costings.  There may be 
additional currently unforeseen costs.   

5.2 Land Costs 
The land cost in this instance are based on the value of the land calculated by reference to its existing use 
(Existing Use Value, EUV) on the date on which the permission for the development is granted, on the basis 
that on that date it would have been, and would thereafter have continued to be, unlawful to carry out any 
development in relation to that land other than exempted development. 

The existing use of the lands on which the development is proposed is agricultural.  Land costs for 
agricultural land in the vicinity of the site are currently estimated at €62,000.00 per hectare. 

For the purposes of these current calculations, land costs include the cost of the land associated with the 
area of land on which the proposed Part V units are proposed, the access road lands and district park lands. 

Land for Apartment Units:  
The extent of land on which the 650 No. residential dwellings are proposed is 11.55 hectares in total.  Based 
on the area of land required for Block 3 and its associated curtilage, the land costs for Block 3 are 
€64,790.00 which equates to approx. €579 per unit. 

Access Road land costs:  The access road area approx. 2.40 hectares x €62,000.00 (EUV) = €148,800.00.  
This access road which links the N11 to Ballyman Road is required as part of the Phase 1 development at 
Fassaroe.  Phase 1 comprises a total of approx. 2,000 No. units with reference to the Bray Municipal District 
LAP.  The road will also provide access for the district park and active open space, the neighbourhood 
centre and for future employment uses and schools.  In this regard it is submitted that it is reasonable to 
attribute 33% of the access road land costs to the Phase 1 housing development = €49,104.00. On this basis 
the contribution per unit is €75. 

Land costs associated with District Park: 15.3ha x €62,000.00 = €948,600.00.  As the District Park and 
Active Open Space are required under the Bray MD LAP to service the initial 2,000 No. residential units at 
Fassaroe, it is submitted that approx. 33.7% of these land costs are attributable to Phase 1 housing = 
€319,678.20. Contribution per unit is €492. 

Total estimated land cost per unit at present time: Approx.: €1,146. 
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5.3 Build and Attributable Costs 

Building and attributable development costs will include costs associated with: 

• Labour, materials and plant in carrying out the physical work; 

• Design team fees (architects, engineers, planners, quantity surveyors, etc.); 

• Planning application and possible planning appeal fees; 

• Fire certificate fees; 

• Any development contributions required by the Planning Authority or An Bord Pleanála or any 
connection charges required by the planning authority; 

• Other utility connection charges (electricity, gas, telephone, etc.); 

• Overheads; 

• Financing costs associated with the above. 

Build Costs 
Based on build costs of recent apartment construction undertaken by the Applicant the build and attributable 
costs for a scheme such as this are estimated at €3,550.00 (nett) per sq.m. 

Including 10% Builders Profit this estimate is €3,905.00 per sq.m. 

Associated Costs 
Professional Fees for the project are estimated currently at an average of 10% of total build cost per unit or 
approx. €28,000.00 per unit on average. 

Irish Water Contributions approx. €6,500.00 per dwelling. 

Other utilities connections:  €4,000.00 per dwelling. 

5.4 Unusual Costs 

Landfill Remediation Costs 
There will be unusual construction costs at the subject site due to remedial measures required to be 
undertaken at the historic landfill sites in order to facilitate the development.  The costs of these works will be 
spread proportionately across the proposed development.  It is currently estimated that these costs could be 
in the region of €5,250,000.00. The costs associated with this however will require detailed design following 
issue of permission. The landfill sites are largely located on the northern half of the Fassaroe lands in which 
approx. 2,000 No. units will be accommodated in the longer term. Accordingly, it is submitted that approx. 
33% of these costs could be attributed to the Phase 1 housing proposals and thereafter attributed to units on 
a pro rata basis.  Based on current estimates, this would equate to approx. €2,665.38 per unit. 

Infrastructural Costs Incurred to Date 
The applicant has to date undertaken significant infrastructural works at Fassaroe to facilitate development 
at these lands.  These comprise of:   

• Construction of the N11 intersection 

• Realignment and upgrading of the original Berryfield Lane connecting the land to the N11(now the 
avenues at the eastern side of the site) 

• Upgrading of surface water drainage network 

• Upgrading the foul water network and extending it the full length of the Dargle Road into Bray 

• Pipe-jacking & drilling new drainage routes across the N11 

• Rerouting ESB overhead lines below the N11 
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• Construction of the western connection to Ballyman Road (part of the main spine road through the 
development land) 

• Professional fees associated with all of the above 

Total cost of works to date is €24,850,000.00. Accordingly, it is submitted that approx. 33% of these costs 
could be attributed to the Phase 1 housing proposals and thereafter attributed to units on a pro rata basis.  
Based on current estimates, this would equate to approx. €12,616.15 per unit. 

Park Development / Landscaping Costs 

The estimated costs of laying out and landscaping the proposed park are approximately €25.3m approx. 
(€1,358,500.00 per hectare) Attributing say 33% of these costs to the Phase 1 proposed housing, and 
thereafter distributing this on a pro rata basis the estimate per dwelling unit is €12,844.62 per unit. 

Cycle and Pedestrian Route (including Bridge across N11) connecting to Upper Dargle Road 
The estimated costs of this route including bridge is €2,000,000.00. This bridge is required as part of the 
Phase 1 development under the Bray MD LAP.  Based on a total of approx.  2,000 No. residential identified 
in the LAP for Phase 1 at Fassaroe, it is reasonable to attribute approx. 33% of these costs to the current 
Phase 1 application. Thereafter distributing this on a pro rata basis the estimate per dwelling unit is €1,015 
per unit. 

5.5 Approximate Costs for Part V Units 
The current estimate of likely costs for the Part V proposals are based on the following general floor areas 
for each unit type.  These do not reflect the exact floor areas of each unit as proposed within Block 3. 

• 1 Bed Apartment:  Approx. 47 sq.m.   

• 2 Bed Apartment:  Approx. 75 sq.m. 

• 3 Bed Apartment:  Approx. 98 sq.m. 

See estimated costs in table below: 

Table 5-1: Estimated Costs Per Typical Unit 
Apt Type Land Costs Build Cost (incl 

10% profit) 
Professional 
Fees 
10% 

Financial 
Contributions 

IW 
Contributi
ons 

Other 
Utilities 

Landfill 
Remediation 

Unusual / 
Historic  
Costs 

District  
Park  

Total 

1 Bed 1,146 183,535 18,354 0.00 6,500 4,000 2,665 13,631 12,845 242,676 

2 Bed 1,146 292,875 29,288 0.00 6,500 4,000 2,665 13,631 12,845 362,950 

3 Bed 1,146 382,690 38,269 0.00 6,500 4,000 2,665 13,631 12,845 461,746 

 
Table 5-2: Total Cost Estimate for Phase 1 Part V provision plus Advance Part V Provision for future Phase 2 

proposals 

Apartment Type  Estimated Cost  
Per unit 

No. of Units Total Approx. 
Estimate 

1 Bed  242,676 47 11,405,756 
2 Bed 362,950 53 19,236,331 
3 Bed 461,746 12 5,540,954 
Total  322,540 (average) 112 36,183,041 
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Stamp Certificates 
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Part V letter from Wicklow County Council 
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Block 3 floor plans 
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