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- The Register Part IV
- Inspection - Desktop technical/onsite
- Section 11 Request
- Certificate of Compliance on completion

- The BCMS
- How to check for compliance with Article 9 – Accept / Validate?
- Timelines

1. Obligations (Owners) 
 - Give Notice Article 8
 - Completion 20F
Form of Notice Article 9 /20A

- Statutory documents & responsibilities
- Supporting documents  (schedule of documents)

2. Obligations (Building Control Authority)  Article 10/20A

• Understand Legislation

• Follow the Procedures

• Achieve Outcomes
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(5) Subject to subsection (11) and to—
(a) any dispensation or relaxation granted under section 4 or 5 , or
(b) any appeal under section 7 which has been allowed,
every building to which building regulations apply shall be designed and constructed in accordance 
with the provisions of such regulations.

BUILDING CONTROL ACT 1990-2014 SECTION 3. Building regulations.
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(2) Without prejudice to the generality of subsection (1), building control regulations may make provision for 
all or any of the following matters—
(k) requiring the giving of notice to building control authorities of the erection of such buildings, or classes 
of buildings, or the carrying out of such works, or classes of works, as may be specified in the regulations;

BUILDING CONTROL ACT 1990-2014 SECTION 6. Building control regulations.

https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://www.irishstatutebook.ie/eli/1990/act/3/section/3/enacted/en/html#sec3
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
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COMMENCEMENT NOTICES AND CERTIFICATES OF COMPLIANCE
BEFORE CONSTRUCTION

BUILDING CONTROL REGULATIONS 1997 – 2024 PART II 

Article 7. Application of Part II
Article 8. Obligation to give notice
Article 8A. Exception to obligation to give notice
Article 9. Form of commencement notice
Article 10. Procedure on receipt of notice
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Code of Practice for Inspecting and Certifying Buildings and Works Roles and Duties

3.2 Building Owner’s Role 
The Building Owner is ultimately responsible for ensuring that buildings or works are carried out in 
accordance with the requirements of the Building Regulations. In relation to the Design and Construction of 
buildings, the Building Owner should ensure that they appoint a competent Builder and competent 
registered professionals to act as Designer and as Assigned Certifier.
(d) ensure that adequate resources and Competent Persons are made available to design, construct, 
inspect and certify the building works;

https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/pdf?annotations=true
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/html#ARTICLE7
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/html#ARTICLE8
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/html#ARTICLE8A
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/html#ARTICLE9
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/html#ARTICLE10
https://www.nbco.localgov.ie/sites/default/files/2016-10-21_code_of_practice_for_inspecting_and_certifying_buildings_and_works_final_version-2016.pdf
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Article 7 Application of Part II.

7. (1) Subject to sub-article (2) and articles 3 and 6, this Part applies to— 
(a) the erection of a building, 
(b) the material alteration or extension of a building, and 
(c) a material change of use of a building, to which the Building Regulations apply. 

(2) (a) Subject to paragraph (b), this Part shall not apply to works or a building as regards which a 
material change of use takes place, where— 

(i) the works are or the material change of use is exempted development for the purposes of the 
Local Government (Planning and Development) Acts, 1963 to 1993), and

(ii) Part III, or Part III of the Building Control Regulations, 1991 and 1994, do not apply to the 
works or building. 

(b) This Part applies to works in connection with the material alteration (excluding a material 
alteration consisting solely of minor works) of a shop, office or industrial building to which Part III, 
or Part III of the Building Control Regulations, 1991 and 1994, do not apply.
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Article 8 Obligation to give notice.

8. A person who intends to carry out any works, or to make a material change of use as regards a 
building to which this Part applies, shall give, to the building control authority in whose functional 
area the works or buildings are, is, or will be situated, notice in writing of such intention (in these 
Regulations referred to as a "commencement notice") not less than fourteen days and not more 
than twenty-eight days before the commencement of the works or the making of the material 
change of use.

 8A. Exception to obligation to give notice.

 A commencement notice under article 8 shall not be required in respect of works or a building in 
respect of which a 7 day notice is required under article 20A(1).
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Article 9 Form of Commencement Notice.

9. (1) A commencement notice shall be—
 (a) filed electronically on the Building Control Management System or 
set out in the form for that purpose included in the Second Schedule, and
 (b) subject to paragraph (2), accompanied by—
(i) such plans, calculations, specifications and particulars as are necessary to 
outline how the proposed works or building will comply with the requirements of 
the Second Schedule to the Building Regulations relevant to the works or building 
concerned, and including—
 (I) general arrangement drawings including plans, sections and 

elevations,
 (II) a schedule of such plans, calculations, specifications and particulars 

as are currently designed or as are to be prepared at a later date,
 (III) the completion of an online assessment, via the Building Control 

Management System, of the proposed approach to compliance with 
the requirements of the Second Schedule to the Building Regulations,

(IV) the preliminary Inspection Plan prepared 
by the Assigned Certifier, and

(ii) the following certificates and notices in the 
appropriate forms set out in the Second Schedule—

(I) a Certificate of Compliance (Design),
(II) a Notice of Assignment of Person to Inspect 

and Certify Works (Assigned Certifier), 
(III) a Certificate of Compliance (Undertaking by 

Assigned Certifier), 
(IV) a Notice of Assignment of Builder, 
(V) a Certificate of Compliance (Undertaking by 

Builder).
(c) such fee as is required under Part V.
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https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
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Article 9 Form of Commencement Notice.

2) Subject to paragraph (5) , the requirements 
of paragraph (1)( b ) shall apply to the following works 
and buildings —
( a ) the design and construction of a new dwelling,
( b ) an extension to a dwelling involving a total floor 
area greater than 40 square metres,
( c ) works to which Part III applies.

(5) Notwithstanding the provisions of subparagraphs 
(2)( a ) and (2)( b ) , in the case of a new single dwelling, 
on a single unit development, or an extension to a 
dwelling, a commencement notice may, as an 
alternative to the requirements at subparagraphs 
(1)( b )(i)(IV), (1)( b )(ii)(I), (1)( b )(ii)(II), 
(1)( b )(ii)(III) and (1)( b )(ii)(V) be accompanied by a 
Declaration of Intention to Opt Out of Statutory 
Certification. This declaration shall be made by the 
owner via the Building Control Management System or 
on the appropriate form set out for that purpose in the 
Second Schedule.
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https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/pdf?annotations=true
https://revisedacts.lawreform.ie/eli/1997/si/496/revised/en/html#ARTICLE8


Commencement Notices

23.09.2025

7 Day Notice 
20A (1) ( a ) A 7 day notice shall be submitted to a building control authority in respect of:
 (i) all works or buildings to which Part III applies, pursuant to Article 11(1) of these Regulations, and
 (ii) where it is proposed to commence work before grant of the relevant fire safety certificate.
( b ) A 7 day notice referred to in paragraph (a) shall be submitted not less than 7 days in advance of commencement of work. 

7 DAY NOTICE, CERTIFICATES OF COMPLIANCE, REVISED FIRE SAFETY CERTIFICATE, REGULARISATION 
CERTIFICATE, STATUTORY DECLARATION AND 7 DAY NOTICE STATUTORY DECLARATION

BUILDING CONTROL ACT 1990 - 2014 Section 6 Building Control regulations 

BUILDING CONTROL REGULATIONS 1997 – 2024 PART III A

(2) Without prejudice to the generality of subsection (1), building control regulations may make provision for all or any of the following matters—
(a) Requiring – 
(iv) the submission (before grant of the relevant fire safety certificate) of a notice in writing to a building control authority (in this Act referred to as a "7 day 
notice") by a person who intends to commence work on the construction of a building or an extension of or a material alteration to a building, giving not 
less than 7 days notice of that person’s intention to carry out those works, and requiring that such notice shall be accompanied by a valid application for a 
fire safety certificate
(v) the submission to a building control authority by a person who submits a 7 day notice of a statutory declaration (in this Act referred to as a "7 day notice 
statutory declaration") made by that person stating that the application for the relevant fire safety certificate has been completed in all respects and 
complies with the relevant provisions of the building control regulations, that any works that have been commenced before the grant of such certificate will 
comply with the building regulations and that the person will, within such period as may be specified by the building control authority, carry out any 
modification of such works that is required by or under the fire safety certificate, including any condition attached to it, when it is granted by the building 
control authority concerned,
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(2)( a) A 7 day notice shall be —
(i) filed electronically on the Building Control Management System or set out on the form for that purpose included in the Third Schedule ,
(ii) subject to subparagraph (b) , accompanied by —
      (I) a valid application for a fire safety certificate from the applicant in the form specified for that purpose in the Third Schedule and 
      accompanied by such plans and particulars as required under Articles 13(2)(a) and 13(2)(b) ,
      (II) a 7 day notice statutory declaration in the form specified for that purpose in the Third Schedule ,

BUILDING CONTROL REGULATIONS 1997 – 2024 PART IIIA 

(III) such plans, calculations, specifications and particulars as are necessary to outline how the proposed works or building will comply with the
      requirements of the Second Schedule to the Building Regulations relevant to the works or building concerned, and including —
 (A) general arrangement drawings including plans, sections and elevations,
 (B) a schedule of such plans, calculations, specifications and particulars as are currently designed or as are to be prepared at a later date,
 (C) the completion of an online assessment, via the Building Control Management System, of the proposed approach to comply with the 

requirements of the Second Schedule to the Building Regulations,
(D) the preliminary Inspection Plan prepared by the Assigned Certifier, and
      (IV) the following certificates and notices in the appropriate forms set out in the Third
      Schedule —
 (A) a Certificate of Compliance (Design),
 (B) a Notice of Assignment of Person to Inspect and Certify Works (Assigned Certifier),
 (C) a Certificate of Compliance (Undertaking by Assigned Certifier),
 (D) a Notice of Assignment of Builder, and
 (E) a Certificate of Compliance (Undertaking by Builder), and
(iii) accompanied by such fee as is required under Part V .
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https://revisedacts.lawreform.ie/eli/1990/act/3/section/6/revised/en/html
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Article 10 Procedure on receipt of Notice .

(1) On receipt of a commencement notice, a building control authority shall—
(a) record the date of receipt of the notice, and
(b) consider whether the notice complies with the requirements of article 9.

(2) Where a building control authority consider that a commencement notice complies with the requirements of article 
9, they shall send to the person giving the notice an acknowledgement stating the date of receipt of the notice.
(3) Where a building control authority considers that a commencement notice does not comply with Article 9, they may 
respond, within 7 days of receipt of a notice filed electronically or within 12 days of receipt of a notice received in 
writing, by electronic means or in writing as appropriate, and notify the person giving the commencement notice, that, 
having regard to the extent of the failure to comply with the said Article,

(a) the commencement notice is invalid and cannot be accepted by the authority, or
(b) that such revised notice, or such additional information or fee, as may be necessary to comply with the said 
Article will be required to be submitted.

(4) Where a building control authority serve a notice in accordance with sub-article 3(a), they shall return to the person 
giving the notice, the fee and any original documentation received from the person giving the notice.
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3.6.2 Commencement Stage – Validation 
…There is no requirement or obligation on the Building Control Authority to carry out a technical assessment of the plans or 
other documents submitted, see section 6(4) of the Act of 1990.Separate to its administrative function of maintaining the 
Register, Building Control Authorities have strong powers of inspection and enforcement under the Building Control Acts. 
They should exercise these powers based on the combination of risk-based assessment and random selection…

…From the Building Control Authority’s perspective, any plans and documentation lodged will be readily available should the 
particular project be selected for a building control inspection.

The Building Owner is ultimately responsible for ensuring that buildings or works are carried out in accordance with the 
requirements of the Building Regulations 

10.1 Commencement Stage 
On receipt of the Commencement Notice, together with the notices of assignment of Builder and Assigned Certifier, their 
respective undertakings, the Design Certificate and accompanying inspection plans and documentation; the Building Control 
Authority will undertake a validation process on the documentation submitted. (Appendix III provides further details on this 
process). Validation relates solely to the completeness of the application in terms of material submitted and not to the 
detail within the material itself. A Building Control Authority is not under any duty to ensure that a building or works to 
which a Certificate of Compliance or Notice relates complies with the requirements of the Building Regulations, is free from 
defects, complies with the requirements of the Building Control Acts or Regulations, or verify that the facts stated in the 
certificate are true and accurate. Plans and documentation lodged will be readily available should the particular project be 
selected for an inspection by the Building Control Authority.

14



Commencement Notices

23.09.202516



Commencement Notices

23.09.202517



Commencement Notices

23.09.2025

5. Lodgement of Plans and Documentation
5.1 Plans and specifications
The Design Certifier and the Assigned Certifier, before signing the Design Certificate and the form of 
Undertaking by the Assigned Certifier respectively, should exercise reasonable skill, care and diligence in 
checking that the documentation for which each is responsible is appropriate for lodgement with the 
Commencement Notice.
In some cases certain aspects of the building or works may not be fully designed at commencement stage, 
but each such incomplete aspect or design element should be identified in the submission which 
accompanies the Commencement Notice together with an indicative date by which it is expected that the 
outstanding design element will be completed. 
In all cases, an appropriate level of plans and documentation should be submitted to the Building Control 
Authority.  
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Practice Notes 
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Commencement Notices

23.09.2025

5.3 Lodgement of plans at later stage 
Design work that is due for completion and specialist design that is not available 
for submission at commencement stage should be certified and submitted at a 
later stage. Drawings and documentation for these designs should be submitted 
before the relevant work commences, with Ancillary Certificates of Compliance, 
where appropriate. 
Similarly, drawings and documentation for significant changes or omissions 
should be certified and submitted before the relevant work commences. 
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<<Presentation Title>>
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<<Presentation Title>>
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"Design" Has the meaning assigned to it in the Act of 1990 and includes the preparation of plans, 
particulars, drawings, specifications, calculations and other expressions of purpose according to 
which the Construction, extension, alteration, repair or renewal concerned is to be executed and 
"designed" will be construed accordingly;
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1. Valid - Notify compliance under Article 10(2), 
2. Invalidate – Notify under Article 10(3)(a) and return fee and original 
documents under 10(4) or 
3. Request submission of information or fee under Article 10(3)(b) 

     
          
                
             

              
         

                 
              

            
              

      

   

             
             

              
   

               
         

   

            
             
             

           
          

   

             
               

 
                 

         
   

  
              

     
   

Statutory Documents 9(1)(b)(i) & (ii) 
Are all Certificates & Notices(ii) (I-V) uploaded under the correct heading    
Is the Unique Identifier No correct on all documents    
Have all pages of each document been uploaded    
Are all fields digitally complete with correct contact details & qualifications     
Have certificates & notices been signed and dated by the individuals (not company or other 
names) who have Accepted Nominate Roles 

   

Does commencement date on Notice match that in Project Particulars    
Is Preliminary Inspection plan (IV) sufficiently detailed for complexity of works    
Is Schedule of Documents (II) sufficient for complexity of works & including future Design details    
Supporting Documents  
Have the required number and variety of documents been uploaded    
Are drawings (i)(I) detailed for Building Control purposes, comprehensively identifying the works 
and those who have prepared them, (& all Building types) in Plans Sections & Elevations to a 
scale & with detail that could enable a technical assessment.   

   

Are Particulars/specifications/calculations specific to the works    
Payment (Part V) 
Has the correct fee been paid or has a receipt or Request for Exemption form been uploaded.    
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Give 
Notice
(BCMS)

Latest 
date to 
Notify*

Commence
Day 14
minimum

Commence
Day 28
maximum
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* 12 days to Notify if a notice is received in writing



Commencement Notices

23.09.2025

FAIL TO PREPARE PREPARE TO FAIL 

29

• GET PLANNING PERMISSION
• BUILD
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5. Technical Assessment 
This applies to oversight carried out by designated Building Control “Authorised Persons” post-commencement and 
during the construction process.  The frequency of inspections to be carried out on a particular development should 
be determined by the Risk Assessment process. Appendix VI details a standard inspection form. 
Technical Assessment may include such requests, as considered appropriate to each circumstance, to furnish 
drawings and documentation, in addition to the General Arrangement Drawings that were required to be submitted 
as part of the application for Commencement, and referred to as part of the Schedule of Documentation upon 
which reliance is placed in support of compliance of designs. In this regard it may be appropriate to request the 
updating of this documentation to include such changes as may have occurred subsequent to Commencement. 

3.6. Role of Building Control Authority

It is expected that Building Control Authorities will undertake an appropriate level of assessment and 
inspection informed by the risk analysis of Commencement Notices submitted via the Building Control 
Management System, thereby ensuring that available inspection resources are targeted towards 
projects carrying the greatest risks. Inspections by Building Control Authorities are undertaken in the 
interests of public safety and law enforcement.

This does not relieve building owners, builders, designers or assigned certifiers of their statutory 
obligations to build and construct in compliance with the requirements of the Building Regulations and 
to demonstrate through inspection, certification and lodgement of documentation how compliance 
has been achieved in practice. 
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(1) “authorised person” means a person authorised for the purposes of this Act by a building control authority or by the Minister, or by An Bord Pleanála, 
as the case may be.
(2) Subject to subsection (7), any authorised person shall be entitled to enter at all reasonable times into any land (subject to his producing, if so required, 
his authority in writing as such person) and thereon inspect for the purposes of this Act any building, and any plans or documents relating to such 
building.
(3) Any authorised person may—
        (a) inspect any building—
 (i) following its completion, or
 (ii) during its construction, alteration or extension, or
 (iii) during the installation therein of any fittings, services or equipment to which building regulations apply, or
 (iv) in respect of which any material change takes place in the purposes for which such building is used;
        (b) require to be informed by the owner or occupier of such a building, or by any person responsible for the construction of such a building, or by any 
of the aforementioned persons, to the extent that such persons have knowledge of the matters in question, as to the purpose for which the building, or 
any part thereof, has been, is being, or will be, used, the number of persons who are, or will be, employed or accommodated therein or who resort or will 
resort thereto, the substance of which any such building or any part of such building is constructed, and the method of construction employed and as to 
any other matter which the authorised person considers to be relevant;
        (c) require the owner or occupier of the building, or any person responsible for the construction of the building, to provide such plans, documents 
and information as are necessary to establish whether the requirements of building regulations are being complied with in relation to the building;
        (d) be permitted to take such samples of the materials used in the carrying out of any construction work or take such other action in relation to such 
construction work as may be necessary to establish whether the requirements of building regulations are being complied with in relation to the building.

Section 11 Powers of Inspection by Authorised persons.
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Certificate of Compliance on Completion

20F. (1) Subject to paragraph (2), a Certificate of Compliance on Completion shall be submitted to a building control 
authority and relevant particulars thereof shall be included on the register maintained under Part IV before works or a 
building to which Part II or Part IIIA applies may be opened, occupied or used.

(3) A Certificate of Compliance on Completion shall be –
(a) in the form specified for that purpose in the Sixth Schedule, and
(b) accompanied by such plans, calculations, specifications and particulars as are necessary to outline how the works 
or building as completed—
(i) Differs from the plans, calculations ,specifications and particulars submitted for the purposes of Article 9(1)(b)(i) or 
Article 20A(2)(a)(ii) as appropriate (to be listed and included at the Annex to the Certificate of Compliance on 
Completion), and
(ii) complies with the requirements of the Second Schedule to the Building
Regulations, and
(c) accompanied by the Inspection Plan as implemented by the Assigned Certifier in accordance with the Code of 
Practice referred to under Article 20G(1) or a suitable equivalent

BUILDING CONTROL REGULATIONS 1997 – 2024 PART IIIC
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Schedule
 (Commencement) 

Annex 
(Completion) 

ANNEX
 Table of Plans, Calculations, Specifications, Ancillary Certificates and 
Particulars used for the purpose of construction and demonstrating 
compliance with the requirements of the Second Schedule to the 

Building Regulations and showing, in particular how the completed 
building or works differ from the design submitted to the Building 

Control Authority prior to construction.

SIXTH SCHEDULE 
CERTIFICATE OF COMPLIANCE ON COMPLETION

A-M

A-M
DIFFERENCES

34



Commencement Notices

23.09.2025

35

HEALTH

SAFETY

WELFARE

• COMPLIANCE
• Appoint Competent Persons 
• Design
• Construct 
• Inspect 
• Certify 
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GO RAIBH
MAITH AGAIBH

Our goal is to promote
Compliance with the 
Building Regulations

National Building Control OfficeBuilding Control Management System 

https://nbco.nbco.localgov.ie/
https://nbco.localgov.ie/en/bcms/dashboard
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