
 
 
 

 

rpsgroup.com 

CELBRIDGE TO HAZELHATCH LINK ROAD 
 
Housing Benefit Quantitative Analysis 
 

 

MDT0902-RPS-00-XX-RP-Z-0029
Celbridge to Hazelhach Link Road

A1 C01
11th November 2022



HOUSING BENEFIT ANALYSIS 

MDT0902-RPS-00-XX-RP-Z-0029  |  Celbridge to Hazelhach Link Road  |  A1 C01  |  11th November 2022 

rpsgroup.com Page i 

Document status 

Version Purpose of document Authored by Reviewed by Approved by Review date 

S3 P01 Draft AG SF MN 07-07-2022 

S3 P02 Draft AG SF MN 28-07-2022 

S3 P03 Draft AG SF MN 03-08-2022 

A1 C01 Final & Complete AG SF MN 11-11-2022 

      

 

Approval for issue 

MN  11 November 2022 

 
 
© Copyright RPS Group Limited. All rights reserved. 

The report has been prepared for the exclusive use of our client and unless otherwise agreed in writing by RPS Group 
Limited no other party may use, make use of or rely on the contents of this report. 

The report has been compiled using the resources agreed with the client and in accordance with the scope of work 
agreed with the client. No liability is accepted by RPS Group Limited for any use of this report, other than the purpose for 
which it was prepared. 

RPS Group Limited accepts no responsibility for any documents or information supplied to RPS Group Limited by others 
and no legal liability arising from the use by others of opinions or data contained in this report. It is expressly stated that 
no independent verification of any documents or information supplied by others has been made. 

RPS Group Limited has used reasonable skill, care and diligence in compiling this report and no warranty is provided as 
to the report’s accuracy. 

No part of this report may be copied or reproduced, by any means, without the written permission of RPS Group Limited. 

 
 

Prepared by: Prepared for: 

RPS Kildare County Council 

  

  

  

 



HOUSING BENEFIT ANALYSIS 

MDT0902-RPS-00-XX-RP-Z-0029  |  Celbridge to Hazelhach Link Road  |  A1 C01  |  11th November 2022 

rpsgroup.com Page ii 

Contents 
1 INTRODUCTION ...................................................................................................................................... 1 

1.1 Software ......................................................................................................................................... 2 

2 COST BENEFIT ANALYSIS OVERVIEW ............................................................................................... 3 

3 POTENTIAL HOUSING BENEFITS ........................................................................................................ 5 
3.1 Economic Benefits ......................................................................................................................... 5 
3.2 Social Benefits ............................................................................................................................... 5 

4 ANALYSIS OF HOUSING BENEFITS .................................................................................................... 7 
4.1 Development Details ...................................................................................................................... 7 
4.2 Direct and Induced Employment Benefits ...................................................................................... 8 
4.3 Resident Expenditure Benefits ..................................................................................................... 12 
4.4 Public Finances ............................................................................................................................ 13 

4.4.1 Additional Tax Revenue Generated by House Building ................................................. 13 
4.4.2 Additional Stamp Duty as a Result of the Sale of Houses ............................................. 14 
4.4.3 Additional Taxes Paid by People Employed due to the Development ........................... 16 
4.4.4 Local Authority Revenue Benefits................................................................................... 17 

4.5 Summary of Benefits .................................................................................................................... 19 

5 COST BENEFIT ANALYSIS INCL. HOUSING BENEFIT ..................................................................... 21 

6 SUMMARY ............................................................................................................................................. 23 

 

Tables 

Table 1-1: Emerging Preferred Route Economic Appraisal Results – Core Growth Scenario .......................... 2 
Table 4-1: Average House Prices in Celbridge - 2022 ....................................................................................... 7 
Table 4-2: Average April House Prices (€k) – County Kildare ........................................................................... 7 
Table 4-3: Forecast Labour Demand to Meet National Housing Targets ........................................................... 8 
Table 4-4: Increased Direct Labour – Core Skills by Occupation ...................................................................... 9 
Table 4-5: Increased Direct Labour – Niche Skills by Occupation ................................................................... 10 
Table 4-6: Average Weekly Household Expenditure by Livelihood of Reference Person (2015 prices) ......... 11 
Table 4-7: Average Weekly Household Expenditure Employed & Retired Persons (2015 prices) .................. 12 
Table 4-8: Additional Annual Local Spend by new Households – 2022 prices ................................................ 12 
Table 4-9: Additional Annual Local Spend by new Households – 2022 prices ................................................ 13 
Table 4-10: Additional VAT due to Construction Activity – 2022 prices ........................................................... 14 
Table 4-11: Proportion of Households who Moved by Nature of Occupancy in 2016 ..................................... 14 
Table 4-12: Estimated Stamp Duty on Sale of Houses in Simmonstown Development – 2022 prices ........... 15 
Table 4-13: Estimates Additional VAT Paid by New Employees (2015 prices) ............................................... 16 
Table 4-14: Residential Development Contributions – Kildare ......................................................................... 17 
Table 4-15: Local Property Tax Band Rates for Kildare ................................................................................... 17 
Table 4-16: Annual Revenue from Local Property Tax over Build Out Period ................................................. 18 
Table 4-17: Additional Economic Revenue due to Development (€M, 2022 prices) ........................................ 19 
Table 4-18: Additional Economic Revenue Local to Celbridge due to Development (€M, 2022 prices) ......... 20 
Table 5-1: Present Value Benefits of Additional Housing Development .......................................................... 21 
Table 5-2: Emerging Preferred Route Economic Appraisal Results – Including Housing Development 

Benefits ........................................................................................................................................ 22 
 

Figures 

Figure 1.1 – Emerging Preferred Route – Option C ........................................................................................... 1 
Figure 2.1 – Core Strategy Map and KDA Locations ......................................................................................... 4 



HOUSING BENEFIT ANALYSIS 

MDT0902-RPS-00-XX-RP-Z-0029  |  Celbridge to Hazelhach Link Road  |  A1 C01  |  11th November 2022 

rpsgroup.com Page 1 

1 INTRODUCTION 

This technical note has been prepared to assess the quantitative benefits that will accrue both 
nationally and locally as a result of house building that will occur as a direct result of construction of 
the proposed Celbridge to Hazelhatch Link Road. A range of alternative options for the scheme were 
developed and appraised, following TII Project Management Guidelines (TII PMG 2020). The project is 
currently at Phase 2 Option Selection Stage, and an emerging Preferred Route has been identified – 
Option C, presented below. 

Figure 1.1 – Emerging Preferred Route – Option C 

 

Option C commences at R403 Clane Road between the Service Station and St. John of Gods garden 
centre adjacent to Celbridge Abbey. The alignment begins by travelling to the south-west before 
turning south-east between the garden centre and Abbeyfarm Housing estate. Option C then crosses 
the River Liffey and Newtown Road before heading in a south-easterly direction. Option C crosses 
Simmonstown Manor/The Drive between Simmonstown Lodge and Simmonstown Stud before 
connecting to R405 Hazelhatch Road. Option C continues as an online upgrade along the R405 
Hazelhatch Road to the roundabout at Hazelhatch train station. Option C runs offline for approx. 
1,830m before running along the line of the existing R405 for approx. 275m. The proposed cross 
section incorporates two 3.5m wide traffic lanes, with a 2.0m grassed separation width (including 
kerbs), a 2.0m cycle path, a 2.0m footpath and a 2.0m grass verge on both sides.  
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Option C was identified as the emerging preferred route following a Multi Criteria Analysis, which 
include a full Cost Benefit Analysis (CBA) utilising output from a VISUM traffic model of the study area. 
The CBA demonstrated that the emerging preferred route performed strongly in economic terms with a 
Benefit to Cost Ratio (BCR) of 4.91, indicating that for every €1 invested, €4.91 are returned in 
benefits. The majority of benefits are due to reduced journey times as a result of the scheme.  

A summary of the CBA results is presented below. 

Table 1-1: Emerging Preferred Route Economic Appraisal Results – Core Growth Scenario 

Category Monetary Value 

Greenhouse gas €0.085 

User Benefits - Commuting €17.664 

User Benefits – Other €26.668 

User Benefits – Business €20.953 

Govt indirect tax revenues -€1.155 

Residual Value €55.354 

Accidents  -€0.190 

Present Value of Benefits €119.38 

Investment Cost €23.983 

Operating Cost (maintenance) €0.384 

Present Value of Costs €24.367 

Net Present Value €95.01 

Benefit to Cost Ratio 4.91 

Monetary values are in €M, in 2011 prices, discounted to 2011. The appraisal was carried out for a 30-year period (residual 

value calculated for 60 years post opening). 

1.1 Software 

The cost-benefit analysis used v1.9.13 of the TUBA software.   

TUBA uses two input files – an economics file containing values of time, vehicle occupancies etc, and 
a scheme file with the specific details of each model run. 

The economics file used for this study was based on that published as part of TII Project Appraisal 
Guidance in October 2020, which reflects the 2019/2020 changes to the Public Spending Code.  The 
economic parameters in this file include a discount rate of 4% over the 30-year appraisal period, 
reducing to 3.5% for the subsequent 30 years. 
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2 COST BENEFIT ANALYSIS OVERVIEW 

Cost Benefit Analysis (CBA) is used to ensure that public sector investment expenditure provides value for 
money. It is a methodology used to understand the value for money of different expenditure programmes (e.g. 
comparing road schemes with investment in other transport projects), to identify priorities within a single 
programme (e.g. comparing different road schemes) and to understand if individual projects provide value for 
money. 

CBA was developed for sectors that do not have a marketable output and measures the change in ‘consumer 
surplus’ as an indicator of wellbeing to measure the benefits of a particular scheme.  

Consumer surplus is the difference between the price consumers are willing to pay for a good or service and 
the actual market price. If a consumer is willing to pay more than the actual price then the consumer surplus is 
defined as the difference in the two prices. Where as a result of an investment the cost of a good to the 
consumer falls, then the Consumers’ Surplus will rise – providing a benefit. 

The cost that a user of a transport scheme is prepared to pay is made up of several elements, including 
physical payments (fares, tolls, vehicle running costs) and the value the user places on his/her time. These 
elements are combined into an overall “generalised cost”. Changes in generalised travel costs resulting from a 
transport scheme result in changes in consumer surplus, with positive changes representing a benefit to the 
consumer.  

For transport schemes, the analysis of costs and benefits is currently limited to the assessment of the following 
core impacts: 

 Changes in travel time; 

 Changes in vehicle operating costs (both fuel and non-fuel); 

 Changes in tolls; 

 Changes in scheme costs and maintenance expenditure; 

 Changes in collision costs; and 

 Changes in emissions of greenhouse and non-greenhouse gases. 

The economic appraisal is carried out over a thirty-year period, with a residual value calculated that represents 
the benefits that the scheme will bring from thirty years onwards.  

A standard CBA of a new road scheme therefore considers the costs of the new road scheme and compares 
these to the benefits (converted to monetary values) that the scheme will bring.  

In the case of the Celbridge to Hazelhatch Link Road, one of the main objectives of the scheme is: 

 To facilitate the development of Key Development Areas southeast of the River Liffey in Celbridge, in 
line with the Local Area Plan. 

The Celbridge Local Area Plan (LAP) 2017 – 2023, identifies five Key Development Areas (KDAs) with capacity 
to accommodate significant growth over the LAP period – presented below in Figure 2.1. 
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Figure 2.1 – Core Strategy Map and KDA Locations 

 

KDA 2 Ballyoulster and KDA 5 Simmonstown are the two largest KDAs and have the capacity to accommodate 
circa. 2000 housing units along with community and educational facilities, in close proximity to both the town 
centre and Hazelhatch Train Station. 

In the case of KDA 2 Ballyoulster, the Celbridge LAP states that a new pedestrian and cycle bridge crossing of 
the River Liffey, or improved pedestrian and cycle facilities on the existing Liffey Bridge, are required prior to 
the occupation of units. The delivery of a second bridge as part of this proposal, which will include dedicated 
pedestrian and cyclist facilities, will therefore also assist in unlocking the potential for compact, sustainable 
growth in KDA 2. 

In the case of KDA 5 Simmonstown, the Celbridge LAP states that a new vehicular bridge over the River Liffey 
must be completed prior to the commencement of any development in this KDA. The delivery of a second 
bridge as part of this proposal is therefore vital to unlocking the development potential in KDA 5 Simmonstown 
and facilitating compact, sustainable growth in Celbridge. 

The delivery of approximately 1,000 houses at the Simmonstown development site is therefore directly 
dependent upon the implementation of the Celbridge to Hazelhatch Link Road, or a similar scheme.  

Although the economic benefits derived through the delivery of 1,000 houses at the Simmonstown site could be 
considered a direct benefit of the Celbridge to Hazelhatch Link Road, there is no approved methodology to 
quantify these and identify them as a benefit of the scheme.  
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3 POTENTIAL HOUSING BENEFITS 

There is a general recognition, both within Government and the wider community, that Ireland’s housing system 
is not meeting the needs of enough people: 

 There are not enough houses to buy or rent in the private sector  

 There are not enough houses being built by the State for those who need social housing 

 Housing has become increasingly unaffordable for the ‘squeezed middle’ who would once have 
expected to be able to purchase their own home 

 Too many people are experiencing homelessness or are unable to purchase their own home 

 The cost of building housing is too high 

 Too much vacant housing stock remains unused 

 The housing stock needs to be more environmentally friendly 

The Government published ‘Housing for All – a New Housing Plan for Ireland’ in 2021 which aims to improve 
Ireland’s housing system and deliver more homes of all types for people with different housing needs. The 
overall objective is that every citizen should have access to good quality homes: 

 To purchase or rent at an affordable price 

 Built to a high standard and in the right place 

 Offering a high quality of life 

It is estimated that Ireland will need an average of 33,000 new homes to be provided each year from 2021 to 
2030. 

3.1 Economic Benefits 

There are a range of economic benefits that could be assessed and quantified. These include: 

 Direct Employment Benefits: the number of people employed directly by house builders and their 
contractors, as well as the levels of economic output generated by these jobs; 

 Indirect and Induced Employment Benefits: further jobs supported in the wider economy in house 
building supply chains and by spending amongst direct and supply chain employees on goods and 
services; 

 Resident Expenditure Benefits: level of expenditure generated by residents of new housing 
development; 

 Public Finances: contribution through tax revenues generated by house builders and their supply 
chain; 

 Local Authority Revenue Benefits: the benefits that house building development brings in terms of 
local authority financial receipts from developers 

The above will benefit individuals through job creation and additional spending in the local economy, and will 
also benefit the public sector through increased tax revenue and funding for local authorities. 

3.2 Social Benefits 

Whilst this report concentrates on the economic benefits due to the scheme of unlocking housing development 
in Celbridge, there will also be significant social benefits. The New Housing Plan for Ireland has ambitious 
targets for building new houses, but it also recognises that part of the problem is the affordability of housing. 
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The national target of at least 33,000 new units per year therefore includes for over 10,000 social homes each 
year.  

Some of the benefits that social housing can deliver are presented below: 

 Help to reduce poverty 
 Help to mitigate homelessness 
 Help to improve health 
 Supports the poorest in society 
 Increases disposable income 
 May attract qualified workers 

For Celbridge, the issue of affordable housing is especially important as, outside of Dublin, it has the third 
highest median house price (€397,875, year to March 2022) in the country (source: CSO – Residential Property 
Price Index). The Housing Delivery Action Plan identifies a 3:1 split in terms of the delivery of social and 
affordable housing under Part V, which would be 20% on this site. This site, therefore, has the potential to 
deliver a minimum of 207 social and affordable houses.  
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4 ANALYSIS OF HOUSING BENEFITS 

4.1 Development Details 

Of the five KDA’s identified within Celbridge, KDA 5 – Simmonstown has been identified in the Celbridge LAP 
as being dependent on provision of a new crossing of the river Liffey (as provided by the proposed scheme).  

The KDA at Simmonstown is located between Hazelhatch Park and Temple Manor residential estates to the 
north east and south west respectively. The lands measure approximately 35 ha in area and are currently in 
agricultural use. Assuming a density of 30 units/ha, the LAP assumes a total of 1,050 units.  

The time taken to develop the site fully will depend on the number of locations at which construction takes 
place. For the purposes of this study we have assumed that building takes place simultaneously at three 
locations, each constructing 35 units per annum. This gives a total of 105 units completed per annum. The 
Celbridge to Hazelhatch Link Road is currently forecast to be opened in 2025. This assumptions is supported 
by research carried out in the UK by Lichfield (Start to Finish, What factors affect the build-out rates of large 
scale housing sites, February 20201) gives a mean build-out rate of approximately 105 per annum for large 
sites of between 1,000 and 1,500 units.  The first year when properties will be available for sale has therefore 
been assumed to be 2026. 

At this stage it is not possible to determine the average cost a new house in the proposed development as this 
will depend on the housing type mix and the strength of the housing market when the sales take place.  

The current median house price for new houses in Celbridge (taken from the Central Statistics Office (CSO) 
website) is summarised below: 

Table 4-1: Average House Prices in Celbridge - 2022 

Month Price Number of Sales 

January 2022 €435,000 27 

February 2022 €420,000 30 

March 2022 €453,375 36 

April 2022 €437,500 14 

Four Month Average €436,469  

Weighted Average €437,304 

An estimate of medium term house price rises in County Kildare has been derived from CSO data on average 
prices for April and is presented below. 

Table 4-2: Average April House Prices (€k) – County Kildare 

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 

€250.0 €226.0 €158.7 €200.0 €245.0 €246.2 €254.9 €297.0 €292.1 €305.0 €310.0 €315.0 €353.5 

The years covered in the above table includes a period of significant economic contraction following the 2008 
economic crisis, demonstrated by the steeply declining prices from 2010 to 2012. Over the twelve year period 
as a whole however, house prices increased by 41%, representing an average annual increase of 2.9%.  

Currently house prices are increasing at a much higher rate than 2.9%, with an increase of 12.2% over the 
previous year. Assuming a 2.9% increase per annum is therefore likely to significantly underestimate the short 
term increase in house prices. The economic appraisal will be carried out over a thirty year period, and it is 
considered reasonable to assume an average 2.9% per annum increase over this longer term period.  

 

1 https://lichfields.uk/media/5779/start-to-finish_what-factors-affect-the-build-out-rates-of-large-scale-housing-sites.pdf  
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4.2 Direct and Induced Employment Benefits 

Completion of the Celbridge to Hazelhatch Link Road, by enabling delivery of the KDA 5 Simmonstown site, will 
result in the creation of construction and related jobs that would not otherwise be created.   

The Expert Group on Future Skills Needs (EGFSN) advises the Government on future skills requirements and 
associated labour market issues that impact on the national potential for enterprise and employment growth. In 
September 2021, they published “Labour Demand Estimates for Ireland’s National Housing Targets, 2021 – 
2030”.  

This report sets out the estimated effect on employment and occupations of the Annual Target of 33,000 new 
housing units in the ‘Housing for All Plan’. The analysis carried out quantifies the number of workers and the 
types of occupations required to deliver the new housing target.  

The analysis quantified the additional labour requirements at an occupational level, compared to 2019/2020 
levels. Occupations were classified according to whether they were ‘Core’ or ‘Niche’ skills.  

Increased labour estimates were developed for both direct labour (Core plus Niche) and for indirect labour 
(activities further up the supply chain such as production of building materials) 

The overall forecasts of additional employment required to deliver the housing targets are summarised below.  

Table 4-3: Forecast Labour Demand to Meet National Housing Targets 

Year 
Dwellings per 

year 
Employees  

  Direct Indirect total 

2021 20,000 27,830 13,170 41,000 

2030 40,000 55,660 27,400 83,060 

Increase  27,830 14,230 42,060 

The above figures give the following additional jobs created per additional dwelling per year; 

Direct jobs per dwelling 1.39 

Indirect jobs per dwelling 0.68 

Applying these to the proposed site results in an additional 218 jobs – 146 direct and 72 indirect – over the 
build-out period (2026 – 2035). 

Disaggregation of new (direct) jobs by occupation and its application to the site is presented in  

Table 4-4 and  

Table 4-5 below. This also includes an assumption of whether the jobs will be locally based, working on site. 
The data presented has been taken from “Labour Demand estimates for Ireland’s National Housing Targets, 
2021-2030” issued in September 2021 by The Expert Group on Future Skills Needs 

2.

 

2 https://egfsn.ie/all-publications/2021/labour-demand-estimates-for-ireland-s-national-housing-targets-2021-2030.pdf   
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Table 4-4: Increased Direct Labour – Core Skills by Occupation 

Occupation 2021 jobs 2030 jobs Increase % of increase* Site increase** 
On-Site 

Jobs 

Carpenters and joiners 3722 7417 3695 15.4% 22 Y 

Electricians and 
electrical fitters 

2786 5562 2776 11.5% 17 Y 

Elementary 
construction 
occupations 

2675 5344 2669 11.1% 16 Y 

Construction and 
building trades n.e.c.* 

2250 4485 2235 9.3% 14 Y 

Plumbers and heating 
and ventilating 
engineers 

1937 3865 1928 8.0% 12 Y 

Painters and 
decorators 

1573 3136 1563 6.5% 9 Y 

Plasterers 1001 1994 993 4.1% 6 Y 

Bricklayers and 
masons 

1022 2036 1014 4.2% 6 Y 

Production managers 
and directors in 
construction 

1015 2025 1010 4.2% 6 N 

Construction 
operatives (incl. 
scaffolders, stagers 
and riggers) 

946 1887 941 3.9% 6 Y 

Civil engineers 836 1698 862 3.6% 5 N 

Architects and town 
planners  

898 1848 950 3.9% 6 N 

Mobile machine drivers 
and operatives 

642 1279 637 2.6% 4 Y 

Total 21303 42576 21273 88.4% 129  

* This represents the percentage of the total increase in jobs by occupation; the total percentage in Table 4-4 and Table 4-5 therefore sums to 100% 

** This represents the total number of direct jobs created on site; it is derived by applying the % of increase figure to the total number of direct jobs created - 
146  
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Table 4-5: Increased Direct Labour – Niche Skills by Occupation 

Occupation 
2021 
jobs 

2030 jobs Increase % of increase* Site increase** 
On-Site 

Jobs 

Floorers and wall tilers 633 1262 629 2.6% 4 Y 
Construction and 
building trades 
supervisors 496 991 495 2.1% 3 Y 
Roofers, roof tilers and 
slaters 368 733 365 1.5% 2 Y 
Glaziers, window 
fabricators and fitters 375 747 372 1.5% 2 Y 
Construction project 
managers and related 
professionals 305 608 303 1.3% 2 N 
Air-conditioning and 
refrigeration engineers 189 377 188 0.8% 1 Y 
Architectural and town 
planning technicians  206 368 162 0.7% 1 N 

Pipe fitters 117 203 86 0.4% 1 Y 

Crane drivers 77 133 56 0.2% 0 Y 
Refuse and salvage 
occupations 30 53 23 0.1% 0 Y 
Energy plant 
operatives 50 88 38 0.2% 0 Y 
Waste disposal and 
environmental services 
managers 15 26 11 0.0% 0 N 
Chartered architectural 
technologists 45 82 37 0.2% 0 N 

Total 2929 5712 2783 11.6% 17   

* This represents the percentage of the total increase in jobs by occupation; the total percentage in Table 4-4 and Table 4-5 therefore sums to 100% 

** This represents the total number of direct jobs created on site; it is derived by applying the % of increase figure to the total number of direct jobs created - 146 
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Applying the analysis carried out for the Labour Demand Estimates for Ireland’s National Housing 
Targets, suggests that the proposed development will create 218 jobs over the build out period. 146 
of these will be directly related to the construction and 72 will be indirectly related to the construction. 
Of the 146 jobs directly related to the construction it is estimated that 126 will be site based.  

The additional jobs created will have a number of quantifiable benefits, both nationally and to the local 
economy in and around Celbridge. 

Household Expenditure 

The creation of 218 new jobs over the construction period will result in additional household 
expenditure. CSO data on weekly household expenditure (by livelihood of reference person) is 
presented below – it has been assumed that the person filling the job created would otherwise be 
unemployed.  

Table 4-6: Average Weekly Household Expenditure by Livelihood of Reference Person (2015 prices) 

Commodity Livelihood of reference person 

 In Work Unemployed  

Food €144.18 €86.86 
Alcohol drink and tobacco €30.53 €25.73 
Clothing and footwear €41.38 €21.70 
Fuel and light €42.99 €29.88 
Housing €197.47 €113.78 
Household non-durable goods €19.17 €10.96 
Household durable goods €33.13 €15.58 
Transport €160.11 €62.06 
Miscellaneous goods, services and other expenditure €357.49 €121.23 
Total €1,026.44 €487.78 

The above spend would result in an increased overall spend per annum of €28,010.32 per household. 
As the development is forecast to create a total of 218 jobs this gives a total annual increase in spend 
of €6.106M, in 2015 prices. 

Applying Consumer Price Index inflation from 2015 – 2021 gives an increase of 3.8% to €6.341M per 
annum. Inflation is currently significantly higher (7.8% May 2022), but is forecast to reduce over the 
remainder of the year. Assuming an annual CPI rate of 5% gives a total increase in annual spend in 
2022 prices of €6.658M. 

The number of jobs that are likely to be locally based is 126 – 57.8% of the total jobs. The extent to 
which their spending will benefit the local economy specifically is difficult to determine but has been 
estimated based on the following assumptions. 

Item  Percentage spent locally 

Food 90% 
Alcohol drink and tobacco 90% 
Clothing and footwear 90% 
Fuel and light 5% 
Housing  5% 
Household non-durable goods 75% 
Household durable goods 75% 
Transport 50% 
Miscellaneous goods, services and other expenditure 80% 
 

For the purposes of this analysis it has been assumed that 50% of the local jobs will be taken up by 
people in the area who were previously unemployed. The increased local spend for these people is 
therefore the difference between the household spend for employed and unemployed people – 
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factored by the appropriate local spend percentage for each type of expenditure. This gives an 
increased spend per household of €335.81 per week (2015 prices). For the remaining 50% of new 
jobs, they are all new to the area and the increased spend per household is €1,026.44 per week 
(2015 prices). Combining both groups and taking account of inflation, gives a total additional 
expenditure by people employed in the build of €5.86M per annum in 2022 prices. 

4.3 Resident Expenditure Benefits 

The proposed Simmonstown development comprises an estimated 1,050 residential units, all of which 
will result in additional local expenditure by residents of the development. Nationally, the impact on 
expenditure is likely to be minimal, as the expenditure would still take place, but at a different location. 

The level of expenditure can be estimated from CSO statistics for household expenditure for 
employed and retired people – it is assumed that no houses will be purchased by unemployed people. 
A summary of the weekly expenditure is presented below together with a weighted average – 
assuming 13.4% of residents will be retired (based on census data).  

Table 4-7: Average Weekly Household Expenditure Employed & Retired Persons (2015 prices) 

Commodity Livelihood of reference person 

 In Work Retired  Average 

Food €144.18 €96.53 €137.79 
Alcohol drink and tobacco €30.53 €19.99 €29.12 
Clothing and footwear €41.38 €21.50 €38.72 
Fuel and light €42.99 €36.87 €42.17 
Housing €197.47 €78.22 €181.49 
Household non-durable goods €19.17 €11.52 €18.14 
Household durable goods €33.13 €20.23 €31.40 
Transport €160.11 €90.34 €150.76 
Miscellaneous goods, services and 
other expenditure 

€357.49 €196.23 €335.88 

Total €1,026.44 €571.43 €965.48 

The assumptions set out in the previous section regarding the extent to which the expenditure will 
benefit the local economy have been applied. This gives an increased overall spend per annum of 
€30,204.82 per household in 2015 prices. The spend per annum assuming a build out rate of 105 per 
annum is summarised in the table below – in 2022 prices.  

Table 4-8: Additional Annual Local Spend by new Households – 2022 prices 

Year Households Annual Spend 

2026 105 €3.44M 

2027 210 €6.87M 

2028 315 €10.31M 

2029 420 €13.75M 

2030 525 €17.18M 

2031 630 €20.62M 

2032 735 €24.06M 

2033 840 €27.49M 

2034 945 €30.93M 

2035 1050 €34.37M 
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4.4  Public Finances 

The provision of additional housing as a result of the scheme is likely to result in increased tax 
revenue due to: 

 Additional tax revenue generated by house building 

 Additional stamp duty as a result of the sale of houses 

 Additional taxes paid by people employed in building the houses 

4.4.1 Additional Tax Revenue Generated by House Building 

Information on the cost of building new houses is available in the Society of Chartered Surveyors 
Ireland (SCSI) report – The Real Cost of New Housing Delivery, issued in 2020. This gives the 
following costs for an average sized house. 

Table 4-9: Additional Annual Local Spend by new Households – 2022 prices 

Element Amount % of Total 

Construction Costs (per house) 

House Building €138,835 37% 

Siteworks Within Site Curtilage €12,241 3% 

Site Development €27,826 8% 

Construction Cost €178,902 48% 

Other Costs (per house) 

Professional Fees €5,650  

Levies €13,984  

Land & Acquisition Costs €60,823  

Sales, Marketing & Legal Fees €8,400  

Finance Cost €16,716  

Margin €42,671  

VAT €44,165  

Total Soft Costs €192,409  

Total House Cost €371,311  

 

From the above table it can be seen that each property will generate €44,165 in additional VAT 
revenue. Taking account of the proposed build out rate and factoring the above costs to 2022 prices 
(7.4%) gives the following additional revenue generated by the development activity. 
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Table 4-10: Additional VAT due to Construction Activity – 2022 prices 

Year New Properties Additional VAT 

2026 105 €4.98M 

2027 105 €4.98M 

2028 105 €4.98M 

2029 105 €4.98M 

2030 105 €4.98M 

2031 105 €4.98M 

2032 105 €4.98M 

2033 105 €4.98M 

2034 105 €4.98M 

2035 105 €4.98M 

Total 1050 €49.80M 

4.4.2 Additional Stamp Duty as a Result of the Sale of Houses 

Each new house will, when sold, improve the public finances through stamp duty. The extent to which 
this revenue is additional, is dependent on whether the purchase of a house would take place in the 
absence of those provided in this development. If there was an adequate supply of housing in the 
country at the moment then it could be argued that revenue generated by sales would not be 
additional, as the person buying a house would buy a different house. In the current circumstances 
however there is a major shortage of housing and as a result it is reasonable to argue that the 
proposed house will generate additional revenue.  

Stamp Duty is currently 1% of the purchase price for all properties up to €1M. The development build 
out rate assumes that 105 properties will be completed each year, over a 10-year period. Stamp Duty 
revenue will also need to take into account the rate at which properties are subsequently sold.  

Data on internal migration for the CSO shows the following proportion of households who moved by 
nature of occupancy in 2016. 

Table 4-11: Proportion of Households who Moved by Nature of Occupancy in 2016 

Occupancy Proportion of Households Moving 

Owner – mortgage 17.60% 
Owner – outright 9.70% 
Rent 67.10% 
Live rent free 2.60% 
Not stated 3.10% 

Adjusting the above figures to discount those “Not stated”, gives a percentage of people moving house 
in 2016 who were home owners of 28.14%. CSO also gives an estimate of 5.7% of residents who had 
moved house in the previous year (Census 2016 – Profile 2 Population Distribution & Movements3).  

Combining this with the estimate of 28.14% of households moving house being home owners gives a 
proportion of home owners who had moved house in the previous year of 1.6%.  

 

3 https://www.cso.ie/en/csolatestnews/presspages/2017/census2016profile2-populationdistributionandmovements/  
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Applying the above gives the following estimate of additional stamp duty paid over a thirty-year period 
(the same period generally used for economic appraisal of road schemes). An average house price of 
€437,304 has been assumed (see Table 4-1), and no change in house prices has been assumed. 

Table 4-12: Estimated Stamp Duty on Sale of Houses in Simmonstown Development – 2022 prices 

Year Houses Sold Stamp Duty Paid 

 New Second hand* Total  

2026 105  105 €458,886 

2027 105 2 107 €466,247 

2028 105 3 108 €473,609 

2029 105 5 110 €480,970 

2030 105 7 112 €488,332 

2031 105 8 113 €495,694 

2032 105 10 115 €503,055 

2033 105 12 117 €510,417 

2034 105 13 118 €517,778 

2035 105 15 120 €525,140 

2036  17 17 €73,616 

2037  17 17 €73,616 

2038  17 17 €73,616 

2039  17 17 €73,616 

2040  17 17 €73,616 

2041  17 17 €73,616 

2042  17 17 €73,616 

2043  17 17 €73,616 

2044  17 17 €73,616 

2045  17 17 €73,616 

2046  17 17 €73,616 

2047  17 17 €73,616 

2048  17 17 €73,616 

2049  17 17 €73,616 

2050  17 17 €73,616 

2051  17 17 €73,616 

2052  17 17 €73,616 

2053  17 17 €73,616 

2054  17 17 €73,616 

2055  17 17 €73,616 

Total    €6.39M 

*The figures for second hand sales on the site are derived by applying the estimate of 1.6% of 
homeowners moving house per year, to the total number of houses occupied in the previous year. 
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4.4.3 Additional Taxes Paid by People Employed due to the 
Development 

The new jobs generated by the development will result in increased tax revenue as a result of income 
tax, and VAT on the additional household spending as a result of the creation of new jobs. 

The average weekly earnings for the construction industry (2022 Q1) are €881.29 including 
managerial/ professional/ clerical/ sales etc.). The total tax payable is as follows: 

Unmarried Person  Married Person 

Annual salary €45,827 Annual salary €45,827 

Tax payable - €36,800 @ 20%   €7,360 Tax payable - €45,800 @ 20%   €9,160 

Tax payable - €9,027 @40%   €3,610 Tax payable - €27 @40%         €11 

Personal tax credit   €3,400 Personal tax credit   €5,100 

Universal social charge      €736 Universal social charge      €736 

PRSI   €1,833 PRSI   €1,833 

Total Deductions €10,140 Total Deductions   €6,640 

From Census statistics for Kildare, the proportion of the adult population that is married is equal to 
51.1%. Assuming that this proportion applies to the employment created by the proposed 
development, the average tax paid by new employees at the site is €8,351.01. As the number of jobs 
created is estimated to be 218 over the build out period (10 years) this gives an annual increase in 
income tax raised of €1.82M. 

Additional VAT will be paid only on spending by the newly created jobs – i.e. spending by residents of 
the site will not be additional as it would take place without the development. The additional spend will 
therefore be determined by the additional spend over and above what would have been spent were 
the new employees to be unemployed. This makes the simplifying assumption that the employees are 
not new to the labour market and would therefore be unemployed in the absence of the development, 
a conservative assumption, as some workers may be recruited from abroad).  

The assumed increased spend (based on Table 4-6) together with the appropriate VAT rate and 
amount of VAT are presented below. 

Table 4-13: Estimates Additional VAT Paid by New Employees (2015 prices) 

Commodity Increased Spend VAT Rate Increased VAT 

Food €57.32 13.5% €7.74 

Alcohol drink and tobacco €4.80 23% €1.10 

Clothing and footwear €19.68 23% €4.53 

Fuel and light €13.11 13.5% €1.77 

Housing €83.69 - - 

Household non-durable goods €8.21 23% €1.89 

Household durable goods €17.55 23% €4.04 

Transport €98.05 23% €22.55 

Miscellaneous goods, services and other 
expenditure 

€236.26 18%* €42.53 

Total   €86.14 

* some expenditure will be at 23% and some at 13.5% - an average of these has been used 
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Converting the above total spend to 2022 prices gives a total increase in VAT revenue per week of 
€93.89, equating to an annual increase in VAT per annum of €4,882. This amount of additional 
revenue is relatively insignificant and has not been included in subsequent calculations.  

4.4.4 Local Authority Revenue Benefits 

The proposed developments will result in increased Local Authority revenue through the following: 

 Developer contributions 

 Local Property Tax Revenue 

Kildare County Council’s ‘Development Contribution Scheme, 2015 - 2022’ sets out the level of 
contribution required for different development types.  

For residential developments the following level of contributions are required. 

Table 4-14: Residential Development Contributions – Kildare 

Floor Area 230m2 and under 231m2 – 370m2 371m2 and over 

Rate per m2 (€) €50 €56 €65 

At this stage the average floor area for the proposed development is not known, but an area of 114m2 
has been assumed – based on the derivation of an average house price in the SCSI report – The 
Real Cost of New Housing Delivery. This gives a total floor area for the development of 119,700m2.  

Applying a rate per m2 of €65 to this gives a total development contribution of €7.78M. 

The local property tax payments are based on the value of a property and for Kildare the annual 
payments are set out below. 

Table 4-15: Local Property Tax Band Rates for Kildare 

Band No. Valuation Band € LPT Charge 

1 0 – 200,000 €90 

2 200,001 – 262,500 €225 

3 262,501 – 350,000 €315 

4 350,001 – 437,500 €405 

5 437,501 – 525,000 €495 

6 525,001 – 612,500 €585 

7 612,501 – 700,000 €675 

8 700,001 – 787,500 €765 

9 787,501 – 875,000 €855 

10 875,001 – 962,500 €945 

11 962,501 – 1,050,000 €1,035 

12 1,050,001 – 1,137,500 €1,189 

13 1,137,501 – 1,225,000 €1,408 

14 1,225,001 – 1,312,500 €1,627 

15 1,312,501 – 1,400,000 €1,846 

16 1,400,001 – 1,487,500 €2,064 

17 1,487,501 – 1,575,000 €2,283 

18 1,575,001 – 1,662,500 €2,502 

19 1,662,501 – 1,750,000 €2,751 
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Based on the above rates, and an average house price for the development of €436,469, the total 
annual revenue from the local property tax following completion of all proposed properties is 
€425,250. 

The revenue raised over the build out period is summarised below. 

Table 4-16: Annual Revenue from Local Property Tax over Build Out Period 

Year Households Annual LPT Revenue 

2026 105 €42,525 

2027 210 €85,050 

2028 315 €127,575 

2029 420 €170,100 

2030 525 €212,625 

2031 630 €255,150 

2032 735 €297,675 

2033 840 €340,200 

2034 945 €382,725 

2035 1050 €425,250 
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4.5 Summary of Benefits 

The proposed residential development at Simmonstown, which is dependent upon the proposed road 
scheme, will produce significant economic benefits that are not captured in a standard economic 
appraisal of a transport scheme. 

The benefits, both national and local are summarised in the tables below.  

Table 4-17: Additional Economic Revenue due to Development (€M, 2022 prices) 

Year 
Employee 

Expenditure 
Construction 

VAT 
Stamp 
Duty 

Employee 
Tax 

Developer 
Contribution 

Local 
Property Tax 

Total 

2026 €6.66 €4.98 €0.46 €1.82 €7.78 €0.04 €21.76 

2027 €6.66 €4.98 €0.47 €1.82 - €0.09 €14.04 

2028 €6.66 €4.98 €0.47 €1.82 - €0.13 €14.08 

2029 €6.66 €4.98 €0.48 €1.82 - €0.17 €14.13 

2030 €6.66 €4.98 €0.49 €1.82 - €0.21 €14.18 

2031 €6.66 €4.98 €0.50 €1.82 - €0.26 €14.24 

2032 €6.66 €4.98 €0.50 €1.82 - €0.30 €14.28 

2033 €6.66 €4.98 €0.51 €1.82 - €0.34 €14.33 

2034 €6.66 €4.98 €0.52 €1.82 - €0.38 €14.38 

2035 €6.66 €4.98 €0.53 €1.82 - €0.43 €14.44 

2036 - - €0.07 - - €0.43 €0.50 

2037 - - €0.07 - - €0.43 €0.50 

2038 - - €0.07 - - €0.43 €0.50 

2039 - - €0.07 - - €0.43 €0.50 

2040 - - €0.07 - - €0.43 €0.50 

2041 - - €0.07 - - €0.43 €0.50 

2042 - - €0.07 - - €0.43 €0.50 

2043 - - €0.07 - - €0.43 €0.50 

2044 - - €0.07 - - €0.43 €0.50 

2045 - - €0.07 - - €0.43 €0.50 

2046 - - €0.07 - - €0.43 €0.50 

2047 - - €0.07 - - €0.43 €0.50 

2048 - - €0.07 - - €0.43 €0.50 

2049 - - €0.07 - - €0.43 €0.50 

2050 - - €0.07 - - €0.43 €0.50 

2051 - - €0.07 - - €0.43 €0.50 

2052 - - €0.07 - - €0.43 €0.50 

2053 - - €0.07 - - €0.43 €0.50 

2054 - - €0.07 - - €0.43 €0.50 

2055 - - €0.07 - - €0.43 €0.50 

Total €66.60 €49.80 €6.33 €18.20 €7.78 €10.95 €159.86 
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Table 4-18: Additional Economic Revenue Local to Celbridge due to Development (€M, 2022 
prices) 

Year 
Employee 

Expenditure 
Resident 

Expenditure 
Total 

2026 €5.86 €3.44 €9.30 

2027 €5.86 €6.87 €12.73 

2028 €5.86 €10.31 €16.17 

2029 €5.86 €13.75 €19.61 

2030 €5.86 €17.18 €23.04 

2031 €5.86 €20.62 €26.48 

2032 €5.86 €24.06 €29.92 

2033 €5.86 €27.49 €33.35 

2034 €5.86 €30.93 €36.79 

2035 €5.86 €34.37 €40.23 

2036 - €34.37 €34.37 

2037 - €34.37 €34.37 

2038 - €34.37 €34.37 

2039 - €34.37 €34.37 

2040 - €34.37 €34.37 

2041 - €34.37 €34.37 

2042 - €34.37 €34.37 

2043 - €34.37 €34.37 

2044 - €34.37 €34.37 

2045 - €34.37 €34.37 

2046 - €34.37 €34.37 

2047 - €34.37 €34.37 

2048 - €34.37 €34.37 

2049 - €34.37 €34.37 

2050 - €34.37 €34.37 

2051 - €34.37 €34.37 

2052 - €34.37 €34.37 

2053 - €34.37 €34.37 

2054 - €34.37 €34.37 

2055 - €34.37 €34.37 

Total €58.60 €876.42 €935.02 

Table 4-17 shows that the residential development that will be unlocked by the proposed Celbridge to 
Hazelhatch Link Road will provide significant economic benefits over a thirty year period – 
approximately €160M. This represents additional spend and tax revenue that otherwise would be lost 
to the wider economy.  

Table 4-18 shows that even greater local benefits specific to the Celbridge area will be provided as a 
result of increased expenditure by additional residents and the people building the residential 
development – approximately €935M. These are not net benefits however, as the increased spend 
effectively represents a transfer of spend from other areas to Celbridge. 
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5 COST BENEFIT ANALYSIS INCL. HOUSING BENEFIT 

The economic justification of the proposed Celbridge to Hazelhatch Link Road – Table 1-1 – was 
carried out using a standard cost benefit appraisal methodology for a public sector investment 
scheme. This involves determining the costs and benefits over a thirty-year appraisal period and 
discounting these to a common base year (2011). The economic performance of a scheme is then 
determined using the Net Present Value (Benefits – Costs) and the Benefit to Cost Ratio 
(Benefits/Costs).  

In order to inform the overall scheme justification, the benefits set out in Table 4-17 have been 
converted to 2011 values (using inflation – Consumer Price Index), and discounted to 2011 values 
(using the standard appraisal discount rate of 4%). The benefits due to increased tax revenue have 
been factored to take account of the standard recommended shadow price of public funds (130%).  

The output from the derivation of 2011 prices and values for the scheme benefits is presented in the 
table below.  

Table 5-1: Present Value Benefits of Additional Housing Development  

Category Present Value Benefits 

Employee Expenditure €28.02 

Construction VAT €16.12 

Stamp Duty €1.84 

Employee Tax €5.95 

Developer Contribution €4.04 

Local Property Tax €2.24 

Total PVB €58.20 

Currently, the economic benefits of the house building that is enabled by the proposed Celbridge to 
Hazelhatch Link Road are not included in the overall economic appraisal and justification of the 
scheme. Adding them to the scheme would give the following amended economic appraisal results. 
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Table 5-2: Emerging Preferred Route Economic Appraisal Results – Including Housing 
Development Benefits  

Category Monetary Value 

Greenhouse gas €0.085 

User Benefits - Commuting €17.664 

User Benefits – Other €26.668 

User Benefits – Business €20.953 

Govt indirect tax revenues -€1.155 

Residual Value €55.354 

Accidents  -€0.190 

Enabled Housing Construction €58.20 

Present Value of Benefits €177.58 

Investment Cost €23.983 

Operating Cost (maintenance) €0.384 

Present Value of Costs €24.367 

Net Present Value €153.021 

Benefit to Cost Ratio 7.29 

Monetary values are in €M, in 2011 prices, discounted to 2011. The appraisal was carried out for a 30-year period (residual 
value calculated for 60 years post opening). 

The above table demonstrates that the potential economic benefits of the additional house building 
enabled by the scheme contribute significantly to the economic justification of the scheme. The total 
Present Value Benefits due to the additional house building are approximately 49% of the Present 
Value Benefits due to the Celbridge to Hazelhatch Link Road. 
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6 SUMMARY  

The proposed Simmonstown residential development, which is reliant on the proposed Celbridge to 
Hazelhatch Link Road, will deliver 1,050 new houses. It has the potential to deliver a minimum of 207 
social and affordable houses, which will deliver a range of social benefits including reduce poverty 
and homelessness, and improved health. This is particularly relevant to Celbridge where median 
house prices are the third highest outside of Dublin.  

The economic benefits of the Simmonstown residential development, which is reliant on the proposed 
Celbridge to Hazelhatch Link Road, have been estimated. The type of benefits analysed are: 

 Employee expenditure – the construction of 1,050 new houses will generate new jobs and this 
will increase the overall expenditure in the economy 

 Construction VAT – additional tax revenue will be generated through VAT charges on the 
various elements of delivering the new housing 

 Stamp Duty – additional stamp duty revenue will be generated through the sale of the new 
houses, and ongoing second hand sales of the houses 

 Employee Tax – the construction of 1,050 new houses will generate new jobs and this will 
generate additional income tax revenue 

 Developer Contribution – additional revenue will be generated for Kildare County Council 
through developer contributions towards local services; social housing, transportation, water, 
community facilities, environmental protection, recreation and amenity 

 Local Property Tax – additional revenue will be generated annually for Kildare County Council 
through additional Local Property for the new houses 

In addition there will be significant local benefits due to increased spending in the local economy from; 

 Increased residents in the new development spending locally 

 Workers during the construction of the homes living and spending locally 

The analysis carried out indicated that the overall economic benefits over a thirty year period are 
approximately €160M.  

The benefits to the local economy are estimated to be approximately €918M – these are counted in 
any cost benefit analysis as they are effectively due to the transfer of spending from elsewhere in the 
country. 

In order to make the overall benefits compatible with the cost  benefit analysis carried out for the 
proposed Celbridge to Hazelhatch Link Road, the estimated benefits have been converted to 2011 
prices (using Consumer Price Index inflation) and 2011 values (using a 4% discount rate). 

This estimates that the house building enabled by the Celbridge to Hazelhatch Link Road will provide 
over €50M benefits over the thirty year appraisal period.  

Adding these to the standard cost benefit analysis results for the Celbridge to Hazelhatch Link Road 
increases the BCR from 4.91 to 7.29.  

 


