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 25 July 2022 
 

 

 

Dear Ms Cremin, 
 

I refer to the correspondence of 8 July 2022, in which the Committee requested 
further information in relation to matters raised in the meeting of 16 June 2022.   
 

I note that, at this meeting of the 16 June 2022, the Committee considered my 
correspondence dated 24 May 2022, which provided information requested by 
the Committee arising from its meeting with my Department on 28 April 2022. I 
also note that the Committee agreed to request further details regarding the 
following matters referenced in my correspondence:  

 

1. item three: clarification whether the four non-compliant contracts 
referenced continue to be rolled over or are now in compliance;  

2. item six: an information note regarding community-based CCTV to 
include clarification regarding who is the data controller for these 
facilities, are there cameras in place that are not currently being used, and 
is related legislation necessary;  

3. item seven: sight of valuations relating to the Thornton Hall site;  

4. item thirteen: details regarding the number of domestic violence refuge 
beds in the State.  
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I also note that the Committee agreed to request an update in relation to 
personal injury claims by Irish Prison Service staff. 

 

Please find responses to each of these points provided as follows below for the 
Committee’s information. 
 

 
1. item three: clarification whether the four non-compliant contracts 

referenced continue to be rolled over or are now in compliance;  
 

I wish to advise the Committee that, in respect of the Irish Prison Service, Vote 
21, none of the contracts that were noncompliant in 2020 were running for 
longer than five years. 
 
In 2020, there were four non-compliant contracts under the Department’s Vote, 
Vote 24, which were rolled over for more than five years. These contracts were 
with WordPerfect (translation/interpretation), Eurotext (translation), Eir 
(telephonist services) and Virgin Media (Wide Area Network (WAN)). 
 

I wish to advise the Committee that the four non-compliant contracts 
referenced continue to be rolled over for the reasons outlined below. 
 
WordPerfect (translation/interpretation)  
The Department is awaiting Office of Government Procurement (OGP) 
frameworks to be put in place for translation and interpretation services.   
 

The Department is informed by OGP that evaluation of tenders for 
interpretation services is currently being finalised.  It is envisaged that a contract 
will be in place for Interpretations in Q4 2022 and the Department intends to 
drawdown these services through the new framework. 
 

Similarly, once a new OGP framework contract is awarded for translation 
services, the Department will drawdown these services through the new 
framework. 
  
Eurotext (translation) 
The Department is awaiting an OGP framework to be put in place for translation 
services.  Once a new OGP Framework contract is awarded, the Department 
intends to drawdown these services from the new framework. 
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Eir (telephonist services) 
A specification for returning to the market is under preparation taking into 
account the issues in the last tender process with regard to TUPE (Transfer of 
Undertakings) obligations.  
 
Virgin Media (Wide Area Network (WAN)) 
Specifications have been submitted to OGP for review for a tender to be 
published under the Dynamic Purchasing System (DPS) for Wide Area Network 
Connectivity and Associated Services. The Department is currently reviewing its 
approach to site connectivity which includes an option which may negate the 
need for this service. Following the technical review, if this service is still 
required, the Department will complete the RFT process and go to market to 
replace the contract 
 

 
2. item six: an information note regarding community-based CCTV to include 

clarification regarding who is the data controller for these facilities, are 
there cameras in place that are not currently being used, and is related 
legislation necessary;  

 
As the Committee may be aware, since 2017, the Department of Justice has 
administered the Community based CCTV Grant Aid Scheme supporting groups 
wishing to establish a community-based CCTV system in their area. Eligible 
groups, including community groups and local authorities nationwide, can apply 
for grant aid of up to 60% of the total capital cost of a proposed CCTV system, 
up to a maximum total of €40,000.  
 

The CCTV grant scheme was extended in 2019 to cover not only new CCTV 
systems, but to also provide funding for the extension or upgrade of existing 
CCTV systems which are incomplete or obsolete. Applicants may now also seek 
a once-off grant of up to €5,000 for minor maintenance costs.  
 

The rollout of community CCTV schemes across the country has benefitted 
many communities, helping people to feel safer in their local areas. It is a priority 
for the Department of Justice to ensure that community groups continue to be 
supported in their valued contributions to their local CCTV schemes.  
 

Current Community based CCTV Grant Aid Scheme  
The Community-based CCTV is currently governed by Section 38(3)(c) of the 
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Garda Síochána Act 2005, the Garda Síochána (CCTV) Order 2006 (SI 289 of 
2006), GDPR and the Data Protection Act 2018.  
 
This legal framework requires that any proposed community CCTV scheme 
must: 
 

1. be approved by the local Joint Policing Committee, 
2. have a data protection impact assessment prepared,  
3. have the prior support of the relevant local authority, which must act as a 

joint data controller with An Garda Síochána and a joint data controller 
agreement must be put in place, 

4. have the authorisation of the Garda Commissioner. 
 

Cameras in place that are not currently being used 
The Committee will appreciate that, while the Department administers the 
current scheme, the CCTV systems are not operated by the Department so it is 
not possible to provide this information.  
 

Data Protection Concerns 
In September 2020, the Data Protection Commission wrote to the Minister, 
setting out their concerns with the administration of the community CCTV 
schemes in Ireland. The Commissioner noted that the arrangements had not 
been updated to take account of the GDPR and suggested that it would use its 
extensive enforcement powers to bring about change, if there was no radical 
overhaul of the governance of the Community CCTV schemes. 
 

Proposed new legislation 
Following receipt of this letter, Department officials met with An Garda 
Síochána and the Data Protection Commission on a number of occasions.   
 
Agreement was reached on a revised scheme which has been included in the 
Garda Síochána (Recording Devices) Bill 2022. The Bill was approved by 
Government on 21 June 2022 and will be published in the coming weeks.  
 

 

3. item seven: sight of valuations relating to the Thornton Hall site;  
 

The relevant valuation reports from 2014, 2019 and 2022 are attached.  
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It should be noted that the 2014 and 2019 valuation reports include other 
properties in the prison estate whereas the most recent valuation carried out in 
March 2022 (as at 31 December 2021) refers specifically to Thornton. The 
Committee will wish to note that the report should only be relied upon for its 
intended purpose (i.e. a point in time valuation for the purpose of the Prisons 
Appropriation Account) and not by any third parties.  

 

 

4. Item thirteen: details regarding the number of domestic violence refuge 
beds in the State.  

 

As the Committee may be aware, the guidance provided by the Council of 
Europe sets a recommended standard for the provision of shelter places which 
the Department is committed to reaching. 
 
The guidance provided by the Council of Europe Secretariat is that, to meet the 
higher standards recommended under the Istanbul convention, we should have 
one refuge place per 10,000 head of population, indicating there should be 476 
family places provided in Ireland, based on 2016 Census data. The Council of 
Europe's document on minimum standards for support services for victims of 
domestic violence continues to be in effect. Tusla has advised that it references 
this document in relation to all standards that apply to a wide range of services, 
including the level of provision of refuge spaces.  
 

‘Combating Violence Against Women: Minimum Standards for Support Services’ 
references two standards:  
 

 either one shelter space per 10,000 head of adult population; or  
 one shelter space per 10,000 head of female population, with specific 

measures of population and calculation of shelter spaces.  
 
Tusla is currently applying the latter standard, as the requirement for a lesser 
number of shelter spaces reflects a community focused integrated response for 
victims. The Tusla Review of Accommodation Services states that “If Ireland 
were to achieve a target of meeting 70% of the recommended number of units, 
an additional 198 family places would be required. To achieve 100% of the 
target, a further 335 family places would be required”. 
 
Under the recently-published Third National Strategy on Domestic, Sexual and 
Gender-based Violence, the Department will deliver the fastest ever expansion 
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in the number of refuge spaces. The number of spaces will be doubled and the 
structures will be put in place to go on to deliver, in full, the recommended 
Istanbul target. In parallel, mechanisms will be introduced to enable victims to 
stay safely in their homes. 
 

Tusla completed a review of accommodation services for victims of domestic, 
sexual and gender-based violence which found that a minimum of between 50 
and 60 new refuge places are needed as a priority. There are currently 141 
refuge places. 
 

The Strategy goes further and commits to doubling, to over 280, the number of 
refuge places over the next 5 years, which is one element of how this will be 
achieved. The delivery of additional safe homes and step down accommodation 
will also be a key part. 
 

Further analysis, as well as the work of an interdepartmental group, identified 12 
locations nationwide where delivery of 98 family refuge spaces would have the 
most impact. These include Sligo, Cavan/Monaghan, Cork city, North Cork, West 
Cork, Dun Laoghaire/Rathdown, Westmeath, Portlaoise, Balbriggan, Longford, 
Carlow and Offaly. 
 

The Strategy commits to the delivery of 24 refuge places being developed in 
Wexford, Dundalk and Navan by 2024, with all units in priority locations 
delivered by the end of the Strategy. 
 

The development of a new Agency and of new structures and processes will 
enable the scaling up of the number of spaces that can be delivered each year. 
 

This means a higher number of refuge spaces will be delivered towards the end 
of the strategy, than at the beginning. This higher rate of delivery is expected to 
continue until the recommended number of places as set out in the Istanbul 
guidance is reached. 
 

Despite the best efforts of many dedicated people, there has been under-
provision and a significant lack of safe spaces in Ireland. 
 

Starting from a low base, the targets set out in the Strategy are ambitious but 
achievable. This, as a start, together with the changes to be made to the system 
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for the delivery of refuge spaces, will ensure that women and men who seek 
safety will have refuge available to them 
 

 

Finally, in respect of the request for information about personal injury claims by 
Irish Prison Service staff by the Committee in the meeting of 16 June 2022, I 
would like to advise the Committee that an update on the personal injury claims 
by Irish Prison Service staff has been requested from the Irish Prison Service 
who have sought an update of these figures from the State Claims Agency.  

 

Unfortunately, these figures are not available at the moment but I will write to 
the Committee with these figures as soon as they are available. 

 

 

I hope this information is of assistance.  
 

 

Yours sincerely, 
 

 

 

___________________ 
Oonagh McPhillips 
Secretary General 
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Mr Martin Hughes 
Clerk to the Committee of Public Accounts 
 
By email only: PAC@oireachtas.ie 
 
 
Your reference: S0871 PAC33 
Our reference: DJE-SG-00180-2022 
 
 
24 May 2022 
 
 
Dear Clerk, 
 

I refer to the correspondence of 13 May 2022, in which the Committee requested further 
information in relation to matters raised in the meeting of 28 April 2022.   Please see the 
responses for the Committee’s information as follows: 

 
1. A detailed note on the contracts totalling €91 million, relating to direct provision, 

that the Department of Justice had determined to be compliant with procurement 
rules, but which the Department of Children, Equality, Disability, Integration and 
Youth has determined to be non-compliant; specifically the reason(s) for the 
Department of Justice’s determination (pgs. 11, 12, 24).  

 
The Committee will appreciate that responsibility for the provision of accommodation 
to international protection applicants transferred to the Department of Children, 
Equality, Disability, Integration and Youth (DCEDIY) in October 2020. The transfer of 
functions included all relevant personnel and files. I am therefore not in a position to 
assist the Committee in relation to these contracts for which my Department no longer 
has responsibility. The files, papers and staff transferred in full to DCEDIY at that time 
and they consequently reported on the 2020 activity. My Department did not make a 
40/02 return for this area for 2020 as the responsibility had transferred.  
 
The Committee will also be aware of the circumstances during the Covid-19 pandemic 
in 2020, which necessitated the acquisition of additional accommodation at pace in 
order to achieve distancing and keep people as safe as possible. 
 
The following outlines the position in relation to the provision of accommodation 
which, as the Committee is aware, is demand-led, based on the number of applicants 
arriving at any time to claim international protection and requiring accommodation.  
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Accommodation was sourced either through a full tender process, which was 
administered through the Government’s Procurement Portal, or through responses to 
calls for expressions of interest, which were advertised in the national media. The 
Department was assisted in these processes by the Office of Government Procurement. 
 
When demand exceeded the accommodation portfolio and the tendering process was not 
identifying and bringing on stream the required accommodation as quickly as was 
needed, the Department advertised in the national media for calls for expressions of 
interest for the supply of accommodation.   
 
 
 
2. A note outlining:  

• When the scoping inquiry into the death of Shane O’Farrell will be completed,  

• The timeframe for establishing a public inquiry into the death of Mr. O’Farrell, if 
one is to be established following the completion of the scoping inquiry (pgs. 12-15, 
51, 52). [Please note the final request was raised during the afternoon session of the 
meeting.]  
 
I wish to assure the Committee that I recognise the ongoing pain and anguish of the 
O'Farrell family on the tragic death of Shane O Farrell and I sincerely sympathise with 
them on their loss. 
 
As the Committee will be aware, a former Judge has been conducting a scoping exercise 
into the tragic circumstances surrounding Shane O'Farrell's death. The purpose of this 
exercise is to advise as to whether any further investigation or inquiry beyond those 
already carried out is necessary and, if so, to advise on the form of such investigation or 
inquiry and its terms of reference. 
 
I understand that the Judge is close to completing the scoping exercise and will shortly 
compile his final report. Once that process is complete, I understand that the Judge will 
submit his final report to the Minister.  
Once the Minister is in receipt of the final report, the advice of the Attorney General 
will be sought on publication. 
 
The Minister has previously stated that the Government has never been opposed to the 
possibility of a further inquiry into this case if that is what is recommended. However, 
the Committee will understand that I cannot pre-empt the outcome of the scoping 
exercise, or the Government’s consideration of that Report. 
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• The reasons why Mr. O’Farrell’s family were not provided with the Courts Service 
report on same 

The matter raised by the Committee relates to a report compiled by the Courts Service 
regarding the non-processing of an appeal from a District Court conviction in 
Carrickmacross.   
 
The Department proposed the establishment of a review by Senior Counsel and it was 
intended that the O’Farrell family would be sent a copy of the terms of reference for the 
review, as well as a copy of the Courts Service report which prompted its establishment. 
While the review in question did not ultimately proceed, the Department brought the 
matter to the attention of the Judge conducting the review who agreed to consider the 
matter as part of his scoping exercise into matters relating to the death of Shane 
O’Farrell. I am aware that there was a significant delay in providing the report in 
question to the family. As previously explained, this was not due to any reluctance to 
share the information, but was rather due to an unacceptable but unintentional and 
accidental oversight which came to light in the course of responding to a Freedom of 
Information request submitted by the family, and the material was subsequently 
provided to them on 24 February 2020. The Department has previously conveyed its 
sincere apologies to the O’Farrell family for this delay, and I apologise again to them. 
 
 
 
3. Whether any of the non-compliant contracts under Vote 21 and Vote 24 have been 
running for longer than five years (pgs. 15-16).  
 
In respect of the Irish Prison Service, Vote 21, none of the contracts that were non-
compliant in 2020 were running for longer than five years 
 
In 2020, there were four non-compliant contracts under the Department’s Vote, Vote 
24, which were rolled over for more than five years. These contracts were with 
WordPerfect (translation/interpretation), Eurotext (translation), Eir (telephonist 
services) and Virgin Media (Wide Area Network (WAN)). 
 
 
 
4. A detailed note on the community service programmes that are being engaged, in 
the context of the increase in referrals to the Probation Service (pgs. 16-17).  
 
Community Service 
The Probation Service has statutory responsibility for the management of Community 
Service under the Community Service Act 1983 (as amended). This includes the 
assessment of suitability of offenders referred to the Probation Service by the criminal 
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courts for the purposes of a Community Service Report and, where these people are 
identified suitable, to the management of community service orders so imposed.  
 
Community Service may be imposed on persons over 16 years of age who have been 
convicted of an offence where the Court is considering a custodial sanction of less than 
12 months and who have been assessed as suitable to perform unpaid work in the 
community. The Court may impose a Community Service Order of between 40 and 240 
hours of unpaid work for the benefit of the local community in lieu of a prison sentence.  
 
The basic principle underpinning Community Service is that it is a community based 
sanction which is a direct alternative to prison. Community Service provides an 
opportunity for offenders to perform unpaid work for the benefit of the community. 
This is a form of payback to the community. It is an opportunity for offenders to 
acknowledge and repair, indirectly in most instances, some of the hurt, injury and harm 
caused to the community and their fellow citizens by their offending behaviour. In 
addition through engagement in a work place environment, Community Service sites 
support prosocial modelling, building a personal skill base and developing a work ethic 
– all of which promote and support desistence from offending. 
 
Community Service may incorporate a component of training or counselling 
programmes that target areas identified as contributing to an individual’s offending 
behaviour. The Probation Service work with individual offenders in instances where 
this can be applied, verification is required in relation to any time so allowed.  
 
In 2021, the Probation Service managed over 1,360 Community Service Orders, 
totalling 203,306 hours work, in lieu of 713 years in prison. This equated to 
approximately €2.07m of unpaid work for the benefit of communities nationwide.  
 
Community Service activities include: 
  

 Painting and decorating 
 Gardening and landscaping 
 Horticulture 
 Graffiti removal 
 Recycling 
 General upkeep and maintenance 

 
One example of a recent project undertaken through Community Service was the design 
and build of a sensory garden at Cherry Orchard Equine Centre in Dublin. The project 
was undertaken in collaboration with the community host, with work completed in Q1 
2022. The garden aims to meet the needs of young people attending the community 
centre who have additional needs. There will be ongoing maintenance provided through 
the community service work team to maintain the garden as well as work with the host 
to identify further development opportunities that community service can undertake at 
the Equine Centre. 
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Community Service 2018 2019 2020 2021 
Community Service Orders 
Managed 

2,499 2,791 1,161 1,360 

 
The Probation Service is in the process of undertaking a review of Community Service. 
In 2021 the initial phase of the review was concluded, with the completion of an 
evidence review of policy, models of practice, research, and innovation in Ireland and 
internationally by Dr. Louise Kennifick and Dr. Eoin Guilfoyle. The second phase of 
the review, which will be an operational review of Community Service, will begin later 
this year and the outcomes of which will be shared in early 2023.  
 
Recently the Service met with the Irish Local Development Network (ILDN) with a 
view to seeking alignment between Community Service and the work undertaken by 
ILDN companies.  
 
The number of Community Service Orders imposed by the Courts reduced significantly 
due to restricted Courts activity during the pandemic.  Throughout 2021, as restrictions 
eased and normal activity resumed, the Service saw a steady rise in Community Service 
Orders.  
 
Community Service and the impact of the Covid-19 pandemic  
Non-custodial penalties, particularly supervised community sanctions, play a significant 
and important role in addressing criminality, reducing reoffending and providing a 
degree of protection to the public. This is supported by Central Statistics Office figures 
on recidivism.  
 
As part of the work to ensuring a coherent approach to enhancing and sustaining a more 
just and safe society, the Government committed to reviewing policy options for prison 
and penal reform. The report of the cross-sectoral group tasked with undertaking this 
review is expected to be published shortly. Among the issues the group will make 
recommendations on is the appropriate use of non-custodial sanctions and the role they 
can play in addressing criminality, reducing reoffending and providing protection to the 
public while holding the individual accountable. 
 
 
 
5. Detailed figures on claims made by prisoners in recent years, including a 
percentage breakdown of the types of claims made (pgs. 17-18).  
 
The Irish Prison Service does not collate the information in the manner requested by the 
Committee but can advise that in 2020, there were 445 prisoner claims finalised out of a 
total of 694 claims (64.12%) covering all categories.   
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Prisoner claims finalised amounted to €3,137,324.19, out of a total expenditure of 
€9,072,762.15 on all claims, representing 34.66%. 
 
In-cell sanitation claims expenditure accounted for €2,021,623.76 of prisoner claims, 
64.3% of the expenditure on all prisoner claims.  
 
The remaining 35.56% of prisoner claims expenditure related to all other hazard types 
including the following: clinical care; crash/collision; behavioural, biological, chemical, 
physical and psychological hazards; and property damage/loss.   
 
In 2021, there were 1,176 prisoner claims finalised out of a total of 1,382 claims 
(85.09%) covering all categories.    
 
Prisoner claims finalised amounted to €6,033,247.45 out of a total expenditure of 
€9,142,867.87 on all claims, representing 65.99%. 
 
In-cell sanitation claims expenditure accounted for €4,290,147.85 of prisoner claims, 
71.11% of the expenditure on all prisoner claims. 
 
The remaining 28.89% of prisoner claims expenditure related to all other hazard types 
including the following: clinical care; crash/collision; behavioural, biological, chemical, 
physical and psychological hazards; and property damage/loss.   
 
 
 
6. The allocation for community-based CCTV grants over the past number of years, 
and the demand for same (pg. 23).  
 
Since June 2017 there have been 35 grants approved to the value of €953,689.16, of 
which €613,014.92 has been advanced to local authorities. 
 
Additional applications were received but refused for a number of reasons mainly that 
there was no link to the relevant Local Authority or that insufficient information was 
supplied.   
 
In one case the application was resubmitted and granted and is included in the number 
of 35 successful applications. 
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7. A note on the valuations undertaken on the Thornton Hall site, including the 
valuations themselves and any related paperwork that can be sent to the Committee, 
and the rationale for the variance between the 2015 and 2020 valuations on the site 
(pg. 25).  
 
The valuations in 2015 and 2020 valued the lands at Thornton at €2.4 million and €2.7 
million respectively. The valuation carried out in March 2022 valued the land and 
buildings at €6.5 million and this is reflected in the Appropriation Account for 2021 
which was submitted to the Comptroller and Auditor General at the end of March 2022.  
 
Unlike earlier valuations, the most recent valuation took into account the three land 
folios associated with the property in Thornton including the period farmhouse which is 
a protected structure.   
 
The most recent valuation is reflective of fair value based on existing use and 
agricultural zoning and takes into account the quality of the agricultural land, location 
and road frontage. In effect, the valuation exercise is a professional estimate based on 
assumptions made by a qualified expert at a point of time including the value per acre of 
similar holdings in North County Dublin.  
 
 
 
8. Whether a refund was issued to the individual that paid €141 per month to allow 
use of their personal Sky account in the mess (pg. 29).  
 
Each mess committee is fully responsible for the management of their own ongoing 
running expenses, including arrangements for TV subscriptions, and such expenses are 
funded from the payment for meals sold in the mess, i.e., not from public funds. 
  
A recent independent assessment of the Voluntary Mess Committees Operations has 
been carried out, and based on that review of 2021 financial records, it has been 
identified that a refund was being made on a monthly basis for €141 from the MESS 
card machine to a Staff Officer’s personal card. 
 
 
 
9. A note on the Department’s plan of action in relation to the implementation of the 
recommendations contained within the Hamilton Review Group Report (pg. 37).  
 
An all-of-government implementation plan to progress the recommendations in the 
Review of Structures and Strategies to Prevent, Investigate and Penalise Economic 
Crime and Corruption was published in April 2021. The plan sets out 22 actions that 
focus primarily on legislative, structural and resourcing measures to enhance agency 
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and multi-agency enforcement and prevention capacity in the criminal justice sphere, 
and will fall to be implemented by a number of Government Departments and State 
Agencies. 
 
Of the 22 actions included in the Implementation plan, three have been completed in 
full, and a number of others have been significantly advanced. It should be noted that 
the actions contained in the Implementation Plan are not solely the responsibility of the 
Department of Justice and will fall to be implemented by a number of other 
Government Departments and bodies.  The Minister is strongly committed to tackling 
all forms of corruption and white-collar crime and the implementation of these 
recommendations aligns with the Programme for Government commitments in relation 
to white-collar crime. 
 
The three completed actions are: 
 

 A Forum of senior representatives from the relevant operational bodies was 
established in June 2021.  

 The Criminal Procedure Act was enacted in May 2021 and was commenced on 
28 February 2022. The commencement of this Act will allow pre-trial hearings 
take place, which will improve trials for white-collar crimes, organised crime 
and other complex offences and will make it less likely juries are sent away 
during trial, making the court process faster and more efficient. 

 The Judicial Council has been engaged with in relation to the development of 
judicial training in respect of complex economic crime/corruption cases. 

 
On 24 May 2022, the Government approved the establishment of the Advisory Council 
against Economic Crime and Corruption and the appointment of the independent Chair 
and six ordinary members. The establishment of an Advisory Council was one of the 
recommendations made in the Hamilton Review. The Advisory Council will develop a 
multi-annual strategy for combatting economic crime and corruption and an 
accompanying action plan. This will include public consultations. 
 
The Forum on Economic Crime and Corruption, made up of senior representatives from 
operational bodies, is currently working to progress actions in relation to developing a 
joint training programme for investigators of economic crime and corruption, and 
information sharing mechanisms. The Forum will also review legislation to enable the 
collection, collation and analysis of all public procurement data to detect and deter bid 
rigging in Q3 2022.   
 
In relation to the transformation of the Garda National Economic Crime Bureau 
(GNECB) and the Office of the Director of Corporate Enforcement (ODCE into the 
Corporate Enforcement Authority (CEA), I understand that an expressions of interest 
process for secondment of Gardaí to the CEA is imminent.  
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The General Scheme of the Garda Síochána (Powers) Bill 2021 was published in June 
2021.  The General Scheme went to the Joint Oireachtas Committee on Justice for pre-
legislative scrutiny in December 2021, and this represents progress across a number of 
Hamilton recommendations (action 15 - Consider amendments to legislation relating to 
warrants in line with technological advancements to address issues relating to privacy 
rights; action 19 - Amend “Custody Regulations” to allow An Garda Síochána to 
engage an expert from any statutorily-mandated regulatory or investigative body, or an 
independent expert, to participate in interviewing a detained suspect; action 20 - 
Amend the Criminal Justice (Corruption Offences) Act 2018 and the Criminal Justice 
(Miscellaneous Provisions) Act, 1997 to include a provision for standalone search 
warrants that will allow any investigating member(s) of An Garda Síochána to require 
persons subject to arrest warrants to provide the passwords to electronic devices owned 
or controlled by them and action 22 - Consider extension of the powers of detention 
under section 50 of the Criminal Justice Act 2007 (as amended) to appropriate fraud 
and corruption related arrestable offences i.e. any offence that carries a term of 
imprisonment of five years or more). 
 
 
 
10. The Irish Prison Service’s projections for ending the practice of ‘slopping out’ in 
Irish prisons (pgs. 39-40).  
 
To date the Government has committed in excess of €150 million on capital projects 
aimed at the elimination of slopping out in the prison system.  Slopping out is now 
confined to two cell blocks, one at Limerick Prison and another in an older part of 
Portlaoise Prison the E Block.  All cells where slopping out is required are single 
occupancy cells. 
 
The current construction project in Limerick scheduled for completion later in 2022 will 
eliminate the practice of slopping out in that location. 
 
The last remaining block in the prison estate will be the E Block in Portlaoise, which 
houses a small number of prisoners (12 prisoners as at 17/05/2022) and the Irish Prison 
Service is in the process of examining the most cost effective way to achieve the 
elimination of slopping out in that location. Any construction-related solution is 
extremely challenging and there are a number of obstacles given the nature and design 
of the block, the size of the cells, its age, the infrastructure and fabric of the building. 
Significant structural and civil works will be required and it will be necessary to 
increase the size of the cells to meet the minimum standards. 
 
In order to inform any possible construction-related solution and the decision-making 
process, a sample cell is currently being constructed in the block which includes the 
installation of modern sanitary ware (toilet/wash hand basin/shower to be in situ but not 
plumbed, as a proof of concept) and other cell refurbishment work and involves the 
conversion of 3 cells into 2 cells. This is due for completion at the end of May 2022. An 
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assessment is then to be undertaken during Q3 of 2022 on the potential cost benefits, 
risks and future operational requirements in relation to the potential solutions around in 
cell sanitation for E Block. 
 
 
 
11. A note outlining the Department’s rollout of further restorative justice 
programmes across the State (pgs. 41-42).  
 
Victim concerns are central to all Probation Service engagement with offenders. As part 
of the Probation Service’s overall strategy to further develop capacity to deliver a high 
quality service and meet the requirements contained in Section 26 of the Criminal 
Justice (Victims of Crime) Act 2017, in October 2018 the Service established a National 
Restorative Justice and Victim Services Unit.  This Unit provides leadership and 
support for the consistent and integrated provision of a range of restorative justice 
models including family/restorative conference, offender reparation panel, victim 
offender mediation and ‘bespoke’ restorative interventions. The Unit also provides a 
central point of contact for an effective response to victim queries and requests. 
 
The Service supports the Programme of Government’s commitment to build capacity to 
deliver restorative justice, safely and effectively in Ireland. The Service also contributed 
to a recent Departmental policy paper ‘Making Restorative Justice Accessible on a 
National and Integrated Basis’ and continues to play an active role in informing policy 
in this area. Recognising the harm caused by crime is central to the work of the Service 
and is underpinned as a strategic priority within the Probation Service Strategy 
Statement 2021-23. In working with persons convicted before the courts, the Service is 
committed to an approach and range of interventions that support awareness raising, 
empathy development and opportunities to participate in restorative justice practices.  
 
In February 2022, the Probation Service published a new Policy on Victim Engagement 
aimed at highlighting the role of victims as important stakeholders in the criminal 
justice system. The policy is supported by dedicated procedural documents that track 
the application of ‘victim awareness’ work at assessment and through to supervision.  
 
The delivery of Restorative Justice safely and effectively is one of the strategic 
objectives for the Department of Justice for 2021 to 2023.  Five high level actions were 
identified and outlined in Justice Plan 2021, four of which have been completed to date, 
namely;  
 

 mapping of the current state of play of Restorative Justice;  
 the launch of the new restorative justice website in January 2021 

[www.restorativejustice.ie];  
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 the development of options for an appropriate mechanism and process to create 
awareness and availability of restorative justice at all stages in the criminal 
justice system; and 

 Stakeholder consultation on options and preparation of a policy paper on the 
most appropriate choice. 

 
Work is ongoing to develop a Restorative Justice plan.  
 
 
 
12. A note on the Department’s progress in making beds available in domestic 
violence refuges in the nine counties in the State that do not currently have such beds 
(pgs. 49-50).  
 
13. The recommended amount of domestic violence refuge beds in the State, as per 
the Istanbul convention, and how it compares to the current number of such beds in 
the State (pgs. 49-50).  
 
The Tusla review of accommodation services for victims of domestic, sexual and 
gender-based violence identifies priority areas where there is greatest urgency in 
achieving safe accommodation and it is intended that the findings of this review will be 
used as one of the ways to address gaps in the provision of refuge places.  
 
Areas where there is the most significant under-provision will be prioritised and this 
represents a starting point to increasing refuge spaces comprehensively. 
 
To examine how it might be possible to shorten the current timeframe, which can take 
years, an Inter-Departmental Group (IDG) was established in February to review the 
current system for the provision of refuge spaces and to identify changes that can be 
made to the system to deliver additional spaces in the shortest timeframe possible.  
 
Specific issues for each location are being examined and there will be engagement at a 
local level as things proceed. The IDG has met four times to date, will meet again on 7 
June and is due to report to the Minister by 30 June. 
 
Tusla will continue to engage with stakeholders on all aspects of service development as 
part of its current remit to support the provision of services to victims of domestic, 
sexual and gender-based violence. 
 
As part of the work to finalise the Third National Strategy to combat domestic and 
sexual violence, the IDG is looking at how to advance the recommendations made in the 
Tusla review to both improve how, and how quickly, refuge spaces can be delivered.  
The strategy will contain actions for doing so both in the immediate and longer term. In 
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addition, the timelines for delivery of the priority new refuge spaces will be outlined by 
the Minister as part of the forthcoming Third National Strategy and accompanying 
action plans.  
 
I trust that this information is of assistance. 
 
 
Yours sincerely, 
 
 
 
 
______________________ 
Oonagh McPhillips 
Secretary General 
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Vice Chairman: […..] The next flagged correspondence is No. 1272 B from Ms Oonagh McPhillips, 

Secretary General, Department of Justice, dated 24 May 2022, providing information requested by 

the committee arising from our meeting with the Department of Justice on 28 April 2022. There was 

a back and forth discussion about where responsibility lay. Regarding question No. 3 and non‐

compliant contracts that have been running for longer than five years, I suggest that we request 

clarity as to whether the four non‐compliant contracts referenced continue to be rolled over or are 

now in compliance. Essentially, responsibility moved from the Department of Justice to the 

Department of Children, Equality, Disability, Integration and Youth. Apparently responsibility 

transfers with the files so we cannot ask for further input from the Department of Justice but the 

Secretary General of the Department of Children, Equality, Disability, Integration and Youth could be 

asked to clarify the rationale for finding the contracts were non‐compliant. It would be useful to do 

that. Apart from anything else, this is probably likely to happen again if there is a change in remit 

and it would be useful to build a bit of institutional memory in relation to how that works and how 

that conclusion was reached.  

Question No. 7 included a request for sight of the valuations relating to the Thornton Hall site but 

this request is not addressed in the reply. It is proposed to reiterate the request for sight of the 

valuations themselves. Similarly, question No. 13 is not answered. We requested the recommended 

number of domestic violence refuge beds in the State, as per the Istanbul Convention, and how it 

compares to the current number of such beds in the State but no such information is given. It is 

proposed to note and publish this correspondence and to request further information as outlined. Is 

that agreed? Agreed.  

I flagged this item along with Deputy Carthy. On question No. 5, I got a reply from the Department 

recently that relates to this. I received a reply on 1 June having sought the information more than a 

year ago. The information is quite useful. For example, the estimated outstanding liability related to 

the Irish Prison Service prisoner personal injury claims at 28 February 2021 was €63 million. Some of 

that is related to in‐cell sanitation. I am happy to provide this document to the committee. There is 

no point in repeating all of it but we might just seek an update on it. We can hold it over to next 

week and seek an update on it.  

On CCTV and local authorities, I think legislation is required. I am referring to item six on page six of 

the reply, which relates to community‐based CCTV grants. The question arises as to who is the data 

controller: is it the local authority or An Garda Síochána? It would be worth asking the Department if 

that has been defined. I think legislation might be needed and if so‐‐‐‐‐  

Deputy Neasa Hourigan: Can we ask whether legislation is needed? Related to CCTV, I am also 

chasing up the red light camera issue. I had been told by the Department of Transport that it can be 

rolled out because it is all automated and is not looking at people but at licence plates. However, 

just in the past week or so I have been told that legislation may be needed there. We are very far 

behind other countries on this. It seems to be falling between a number of Departments and nobody 

is moving on it. If we could at least get a straight answer about whether legislation is required, that 

would be of some use.  

Mr. Seamus McCarthy: It is interesting to note that 35 grants have been approved to a total of 

€954,000, of which €613,000 has been advanced. One would imagine that if there was a legislative 

problem none of that money would have been advanced because it could not be drawn down.  
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Deputy Neasa Hourigan: I am sure some of that has gone to Dublin but the CCTV cameras are rarely 

in use because of the concern around it.  

Mr. Seamus McCarthy: There is a question then about the value of paying for cameras if they cannot 

be used.  

Vice Chairman: This is something that comes up frequently at local government level. 

Mr. Seamus McCarthy: I remember it coming up here previously.  

Vice Chairman: There is real confusion about whether the cameras can be used and about who is 

the data controller.  

Mr. Seamus McCarthy: I think the previous Committee of Public Accounts had correspondence with 

the then Departments of Housing, Planning and Local Government, and Justice and Equality, as well 

as with An Garda Síochána. I do not remember it was ever resolved as to what action is needed to 

make it happen.  

Vice Chairman: We will try to get some sort of definitive answer on what is needed.  

Deputy Neasa Hourigan: We need someone to champion it. That is the action that is needed. 
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1 EXECUTIVE SUMMARY 

The executive summary below should be read in conjunction with the full contents of the report 

to which it forms part and is subject to the Assumptions, any Special Assumptions, caveats & 

conditions stated herein. 

Property Address 
Folios DN182214F, DN180713F & DN99417F, 
Thornton, Kilsallaghan, Co Dublin  

Valuation Date 31st December 2021 

Purpose Of Valuation For inclusion within year-end financial statements 

Location 

The subject property and lands are located close to 

the County Dublin and County Meath boundary, and 

situated within the townland of Thorntown, 

approximately 1.4km west of Kilsallaghan, County 

Dublin, and 13km north-west of Dublin Airport, 16km 

north of Dublin city centre, 8.5km south-east of 

Ashbourne, and 11.7km west of Swords.  

The surrounding area is rural in nature and 

predominately in agricultural land use, with one-off 

residential housing.  

Description 

The subject property and land comprises of a two 

storey over basement detached period property 

known as Thornton Hall together with a number of 

farm outbuildings, on a parcel of land comprising of 

three adjoining folios extending to a total of 

approximately 67.05 hectares (164.44 acres). 

Tenancies 

We understand that the subject property and lands are 

not currently leased to any third parties, and is 

effectively available with vacant possession.  

Opinion of Fair Value of 
Property, as of Valuation Date 

€6,500,000 
(Six Million, Five Hundred Thousand Euro) 

Analysis €96,942 per hectare (€39,528 per acre). 
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2 METHODOLOGY STATEMENT 

FOLIOS DN182214F, DN180713F & DN99417F, THORNTON, 
KILSALLAGHAN, CO DUBLIN   

As instructed by Mr James Mitchell, Deputy Director, Irish Prison Service, IDA Business Park, 

Ballinalee Road, Longford, Co Longford, N39 A308, we recently inspected the above property 

and land with the object of reporting generally and of estimating the Fair Value of the assumed 

good and marketable Freehold Interest therein as of the date of valuation with vacant 

possession and subject to the specific assumptions, caveats and conditions contained in this 

report. 

2.1 SPECIFIC ASSUMPTIONS 

An “Assumption” as defined in the RICS Valuation – Global Standards (Incorporating the 

International Valuation Standards) “is made where it is reasonable for the valuer to accept 

something is true without the need for specific investigation or verification”. 

In valuing the subject property, we have made the following Specific Assumptions: 

• For the purposes of our valuation we assume that the subject property and lands have 

the benefit of Freehold title. We have not had sight of the title documents and have 

assumed that the details provided are correct. In addition, we have made the reasonable 

Assumption that the title is good and marketable. 

• That planning permission and all other legislation requirements for the existing layout 

and use of the property and land has been obtained and fully complied with. 

• We have assumed that there are no undisclosed onerous rights of way / easements in 

favour of any third parties over the properties or any part thereof and that there is nothing 

that would prevent proper access and egress.  

• We have assumed that there are no archaeological risks affecting the subject properties. 

• We have not undertaken any investigations into any potential contamination on site or 

the use of any deleterious / hazardous materials within the properties. We have assumed 

that any investigations would not disclose the presence of any contamination or 

deleterious / hazardous materials. 

• In undertaking our valuation, we have assumed that vacant possession of the property 

and land is readily available. 

• That all the usual services to include water, drainage, sewerage, electricity are available 

to or ready for connection to the subject property and land.  
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2.2 SPECIAL ASSUMPTIONS 

A “Special Assumption” as defined in the RICS Valuation – Global Standards (Incorporating 

the International Valuation Standards) as – “where an assumption either assumes facts that 

differ from those existing at the valuation date or that would not be made by a typical market 

participant in a transaction on that valuation date”. 

We have not made any Special Assumptions in the preparation of this report and valuations 

2.3 SOURCES OF INFORMATION 

We have been provided with information regarding the property by the Client to include: 

• Confirmation of the folio references  

• Floor Plans and a schedule of floor areas for Thornton Hall. 

We have relied upon the information as provided and assumed it to be correct. 

2.4 RESERVATIONS, SPECIAL INSTRUCTIONS & DEPARTURES 

We confirm that we have not made any departures from the RICS Valuation – Global Standards 

(Incorporating the International Valuation Standards). 

2.5 VALUER 

This valuation has been carried out by Jason Fielden, RICS (VRS) Registered Valuer, BSc 

MSCSI MRICS, Divisional Director, under the direction of Ronan Diamond, BSc (Surv) FSCSI 

FRICS, Dip Arb Law, Director, Lisney, St. Stephen’s Green House, Earlsfort Terrace, Dublin 2. 

In preparing this valuation we have acted as External valuers, subject to any disclosures 

made to you. 

Lisney is not aware of any current conflict of interest with this instruction.   

We confirm that the personnel responsible for this valuation has sufficient local and national 

knowledge and are qualified for the purpose of the valuation in accordance with the RICS 

Valuation – Global Standards (effective from 31 January 2022), which is compliant with the 

International Valuation Standards (IVS) 2022. All significant inputs to the valuation have been 

assessed by the valuer and found to be appropriate for the valuation provided.   

The total fees, including the fee for this assignment, earned by Lisney from the client are less 

than 1% of the total revenue for the company. 
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We confirm that Lisney has a Quality Management System which complies with ISO 

9001:2008. 

Our report and valuation have been carried out in accordance with the Royal Institution of 

Chartered Surveyors Valuation – Global Standards, effective from 31 January 2022. 

Compliance with these standards and the RICS Registered Valuer Scheme may be subject to 

monitoring under the RICS’s conduct and disciplinary regulations. 

2.6 VALUATION DATE 

The valuation date is 31st December 2021. 

We would draw your attention to the fact that values may change over time and that a valuation 

given on a particular date may not be valid on a later date. 

2.7 PURPOSE OF VALUATION 

We understand that this valuation is required for the purpose of inclusion within year-end 

financial statements, and is intended solely for the use of our client, Irish Prison Service. 

This report has not been issued for any purpose other than that stated. 

2.8 VALUATION CERTAINTY 

Our opinions of value are based on an analysis of recent market transactions, supported by 

market knowledge derived from our agency experience. Our valuations are supported by this 

market evidence. 

All valuations are professional opinions on a stated basis, coupled with any appropriate 

assumptions or special assumptions. A valuation is not a fact, it is an estimate. The degree of 

subjectivity involved will inevitably vary from case to case, as will the degree of certainty, or 

probability, that the valuer’s opinion of Fair Value would exactly coincide with the price achieved 

were there an actual sale at the valuation date. 

We have made subjective judgements during our valuation approach in arriving at our opinions 

and whilst we consider these to be both logical and appropriate, they are not necessarily the 

same as would be made by every purchaser. There is no discount or margin to reflect the 

purpose of the valuation. The purpose of the valuation does not alter the approach to the 

valuation. You should not rely on this report unless any reference to tenure and legal title has 

been verified as correct by your legal advisers. 

In considering the issue of Valuation Certainty we would advise the client to review the 

valuations in this report following any subsequent events, which cannot be forecast at present. 
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The outbreak of COVID-19, declared by the World Health Organisation as a “Global Pandemic” 

on the 11th March 2020, has and continues to impact many aspects of daily life and the global 

economy – with some real estate markets having experienced lower levels of transactional 

activity and liquidity. Travel restrictions have been implemented by many countries and 

“lockdowns” and restrictions applied to varying degrees. Whilst restrictions continue to be lifted 

and reimposed in recent months, “lockdowns” or restrictions continue to be deployed as 

necessary and the emergence of significant further outbreaks or “waves” are possible. 

The pandemic and the measures taken to tackle COVID-19 continue to affect economies and 

real estate markets globally.  

Nevertheless, as at the valuation date some property markets have started to function again, 

with transaction volumes and other relevant evidence returning to levels where an adequate 

quantum of market evidence exists upon which to base opinions of value.  Accordingly, and for 

the avoidance of doubt, our valuations are not reported as being subject to ‘material valuation 

uncertainty’ as defined by VPS 3 and VPGA 10 of the RICS Valuation – Global Standards. 

2.9 PROFESSIONAL INDEMNITY 

We confirm that we currently have professional indemnity insurance cover in place for 

€8,000,000 for any one claim through Zurich Insurance Plc, Liberty International Underwriters, 

AXA XL, Great Lakes/ Aviva/ Canopius, Chubb Insurance, and AIG Europe Limited. This level 

of insurance cover will be maintained for 6 years after the valuation date subject to cover being 

available on the market.   

This level of insurance cover will be maintained for 6 years after the valuation date subject to 

cover being available on the market. 

Our aggregate liability arising out of, or in connection with this valuation, whether arising from 

negligence, breach of contract, or any other cause whatsoever, shall in no event exceed 

€8,000,000.  

2.10 INSPECTION 

The subject property was inspected on 11th March 2022 by Jason Fielden of Lisney.  

During the course of our inspection we were accompanied by Mr James Mitchell and Mr Alan 

Strutt of Irish Prison Service. 

Unless otherwise advised in this report all significant parts of the property and lands were 

inspected. 
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2.11 BASIS OF VALUATION 

The basis of valuation is Fair Value (FV) as defined by the RICS Valuation – Global Standards 

(Incorporating the International Valuation Standards) effective from 31 January 2022. The 

Definition of Fair Value and associated Interpretive Commentary is reproduced from the RICS 

Valuation – Global Standards at the rear of this report. 

The caveats and conditions of our valuation are set out at the rear of this report and are to be 

read in conjunction with our comments.  
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3 SITUATION & DESCRIPTION 

3.1 LOCATION  

 
Map showing the approximate location of the subject land and property (source: Google Maps)  

The subject property, which located close to the County Dublin and County Meath boundary, 

is situated within the townland of Thorntown, approximately 1.4km west of Kilsallaghan, County 

Dublin, and approximately 13km north-west of Dublin Airport, 16km north of Dublin city centre, 

8.5km south-east of Ashbourne and 11.7km west of Swords.  

The immediate surrounding area is rural in nature and predominately in agricultural use, with 

one-off residential houses. There are a limited number of local amenities nearby including 

Coolquoy Lodge, Spar and a Top Oil petrol filling station, and wider range of services are 

available at Ashbourne and Swords. Nearby occupiers include Corrstown Golf Club and St 

Margaret’s Golf Club.  

There are Bus Eireann services available nearby at Coolquoy providing access to Dublin city 

centre and Ashbourne. There is direct access to the R135 Dublin to Ashbourne regional road 

approximately 1km to the south-west, and easy access to Junction 2 (Cherryhound) of the N2 

primary road approximately 5.2km to the south, and Junction 3 of the M3 motorway, 

approximately 7km to the north-west.  
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Aerial image showing the approximate boundary of the subject property shown in yellow (source: Google Earth) 

The location of the property is shown, for identification purposes only, circled in red on the 

attached Google Maps extract. 
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3.2 DESCRIPTION 

 
Aerial image showing the approximate boundary of the subject property and lands (Source: Google Earth) 
 

The subject property and land comprises of a two storey over basement period property known 

as Thornton Hall together with a number of farm outbuildings, on a parcel of land comprising 

of three adjoining folios extending to a total of approximately 67.05 hectares (164.45 acres). 

Thornton Hall  

 

 

 

 

 

 

The subject property, which comprises of folio DN99417F on a 0.53 hectare (1.30 acre) site,  

comprises of a late 1800’s two storey over basement detached period property with a two 

storey rear return, extending to a GIA of approximately 300sqm. The property is accessed via 

gated entrance and a tree lined drive-way situated off the northern side of the R130 road. 
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The property is listed on the Record of Protected Structures, and is of traditional masonry 

construction with a rendered façade under a hipped slate roof. Internally specification includes 

solid floors with carpeted covering, plastered and painted walls and ceilings with ceiling 

mounted pendant lighting. The ground and upper floors retain a number of the original period 

features including ornate plasterwork, panel timber doors and panel window casings. There is 

a fully fitted kitchen and bathrooms. The semi-basement has been modernized with concrete 

floors and walls. Fenestration is provided by double glazed uPVC windows. There is gas fired 

central heating via wall mounted radiators. There is an alarm system and CCTV.  

We understand that the property has been in use as an office however we are advised that the 

property has been unoccupied in recent years.  We noted during the inspection that the 

property was generally internally well presented and maintained throughout.  

There is a single storey outbuilding to the rear of the property, which is in use as a store. There 

is a concrete floor with stone walls under a steel frame metal deck lean-to roof.  

There is a single storey gate lodge at the main entrance which appears to be of masonry 

construction with a painted rendered façade a pitched corrugated steel roof. It was not possible 

to internally inspect the gate lodge on the day of the inspection, and we are advised that it is in 

use as a store and is presented in reasonable condition.  

We have included a further selection of photographs of Thornton Hall at the rear of this report. 

Folio DN182214F 

  

 

 

 

 

 

 

The subject land is reasonably regular in shape, and has an mildly undulating topography with 

a downhill slope of approximately 25ft running from the mid-eastern section to the north-

western section.  

The lands comprise of 60.80 hectares (150.24 acres) and are generally well defined and 

bounded by mature trees and hedging. On the day of the inspection, the lands were laid out in 
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the approximately 11 fields, with significant road frontage onto both the R130 road to the west 

and Glebe Road to the north, together with four points of vehicular access from the road. 

The lands are of good quality, well drained grassland and generally appear to be made up of 

both Elton and Straffan series soil, which is characterised by a fine loamy drift with limestones.  

There is a hay barn and a store located within the southern section of the subject land. The 

open sided hay barn is of steel portal frame construction with a 3m high fair faced concrete 

block wall, and a steel panel façade to eaves height, and a shallow pitch metal deck roof 

incorporating translucent roof panels. Internal specification includes a concrete floor and three 

bays, separated by 3m high concrete block walls. The store appears to be of masonry 

construction with a rendered façade under a pitched steel roof.  

Folio DN180713F 

  

 

 

 

 

 

The subject land extends to 5.72 hectares (12.9 acres) and comprises of an access road with 

an underpass, together with a field. 

The access road links with a right of way which creates vehicular access from the R135 road. 

There is also an underpass which provides vehicular access into the adjoining folio by passing 

underneath the R130. 

We are advised that this road and underpass was originally constructed in or around 2007 as 

part of the initial phase of the development of the road infrastructure in connection with the 

planned construction of a government facility on the subject lands. We understand that the 

proposed development was subsequently postponed in or around 2008 and the road 

infrastructure was only partially completed.  

There is also an enclosed field situated off the northern side of the road, which is regular 

shaped with a flat topography, and is bounded by mature trees and hedges.  

We have included an additional selection of photographs of the subject property and land at 

the rear of this report. A copy of the folio maps are included within Appendix 3.  
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3.3 ACCOMMODATION 

We have been provided with the floor areas of Thornton Hall by the Client, and we have relied 

on these areas for the purposes of this report. We have further assumed that the provided floor 

areas have been measured in accordance with the RICS Property Measurement Standards 

(Incorporating International Property Measurement Standards) 2nd Edition. 

The accommodation and approximate floor area comprises: 

DESCRIPTION APPROX GIA  

Thornton Hall  300sqm 

TOTAL GIA 300SQM 

3.4 FOLIO REFERENCE 

We have been provided with the following folio references by the Client: 

FOLIO REFERENCE  HECTARES  ACRES  

Folio DN182214F 60.80   150.24  

Folio DN180713F 5.72  12.90  

Folio DN99417F (includes Thornton Hall) 0.53  1.30  

TOTAL 67.05 164.44 

A copy of the folio maps are included within Appendix 3. 

3.5 SERVICES 

We confirm that we have not tested services. 

In undertaking our valuation we have assumed that all the usual services to include water, 

drainage, sewerage, electricity, gas and broadband are connected, or are available to be 

connected and supplied to the property. We assume there is no issue with access and capacity 

in respect of the services.     
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3.6 SUSTAINABILITY AND ESG CONSIDERATIONS 

Sustainability and Environmental, Social & Governance (ESG) are factors being considered by 

many participants in the market.   

Wherever appropriate sustainability and environmental matters are an integral part of the 

valuation approach.  The terms are taken to mean the consideration of such matters as 

environment and climate change, health and wellbeing and corporate responsibility that can or 

do impact on the valuation of an asset. In a valuation context, these considerations cover a 

wide range of physical, social, environmental, and economic factors that can affect value. The 

range of issues includes environmental risks, such as flooding, energy efficiency and climate, 

as well as matters of design, configuration, accessibility, legislation, management, physical 

considerations and both current and historic land values. 

Sustainability has an impact on the value of an asset, even if not explicitly recognised. The 

Valuation Standards state that Valuers reflect markets and do not lead them.  Where we 

recognise the valuation impacts of sustainability, we are reflecting our understanding of how 

market participants include sustainability requirements in their bids and the impact on market 

valuations. 

Where we have provided commentary on these issues in this report it should be appreciated 

that it is intended for indicative purposes only based on information provided or publicly 

available.  We are not Sustainability professionals and should more detailed advice or 

commentary be required on this subject we recommend the client engages a qualified specialist 

Sustainability Surveyor or other suitably qualified professional for the purpose.  

3.6.1 BER CERTIFICATE 

Since 1st January 2009 legislation requires that all new and existing non-domestic buildings 

require a Building Energy Rating (BER) Certificate by law when offered for sale or lease. Non-

residential buildings which sought planning permission on or after 1st July 2008 require a BER, 

as does any non-residential buildings being sold or rented after 1st January 2009. BER 

Certificates are valid for 10 years from the date of issue. A Building Energy Rating (BER) 

certificate indicates a property’s energy performance. The certificate rates the energy 

performance of a property on a scale of A-G. A-rated buildings are the most energy efficient 

and will tend to have the lowest energy bills.   

The subject property (Thornton Hall) is a listed on the Record of Protected Structures (RPs No 

784) and is therefore not required to have BER certificates.  
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3.6.2 FLOODING RISK 

We have not carried out a flood risk assessment and have assumed that any such assessment 

carried out at the valuation date would not reveal any flood risk or any adverse ground water 

conditions. 

Nevertheless, in preparing this valuation we have referred to the OPW website 

www.floodinfo.ie. The OPW is a primary national agency in relation to flood related matters 

throughout Ireland. The information on the flood maps website relates to past flood events 

caused by river, tidal and coastal factors. The website does not relay information in relation to 

flood events due to other causes. 

We noted from the website that the subject property is not indicated as being subject to 

flooding. 

3.7 TITLE 

We are advised by the Client that the subject property and lands are held on the basis of a 

Freehold title. We have not had sight of the title documents and have assumed that the details 

provided are correct. In addition, we have made the reasonable Assumption that the title is 

good and marketable.  The client should satisfy themselves regarding all title aspects of the 

property as part of their normal legal due diligence. 

3.8 TOWN PLANNING 

LAND USE ZONING EXTRACT 
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The subject property and land comprises of an overall combined area of 67.05 hectares 

(164.44 acres).  

The majority of the land extending to approximately 66.69 hectares (163.54 acres) is located 

within an area zoned Objective RU - Rural, to “Protect and promote in a balanced way, the 

development of agriculture and rural related enterprise, biodiversity, the rural landscape, and 

the built and cultural heritage” under the Fingal County Council, Fingal Development Plan            

2017 – 2023. 

Permitted in Principle: 

Agricultural Buildings, Agri-Tourism, Bed and Breakfast, Boarding Kennels, Burial Grounds, 

Childcare Facilities, Community Facility, Extractive Industry/Quarrying, Farm Shop, Golf 

Course, Guest House, Health Practitioner, Holiday Home/Apartments, Office Ancillary to 

Permitted Use, Open Space, Research and Development, Recreational Facility/Sports Club, 

Residential, Restaurant/Café, Sustainable Energy Installation, Utility Installations, Veterinary 

Clinic, Campsite.  

A small section of the subject land extending to approximately 0.36 hectares (0.90 acres) and 

situated within the north-western section, is located within area zoned Objective RC – Rural 

Cluster, to “Provide for small scale infill development serving local needs while maintaining the 

rural nature of the cluster” under the Fingal County Council, Fingal Development Plan 2017 – 

2023. 

Permitted in Principle: 

Bed and Breakfast, Childcare Facilities, Guest House, Health Practitioner, Home Based 

Economic Activity, Open Space, Residential, Utility Installations, Veterinary Clinic. 
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4 BACKGROUND ECONOMIC & MARKET 
COMMENTARY 

4.1 ECONOMIC UPDATE - Q4 2021 

Global 

• The global economy entered into a sudden recession in the first half of 2020 as COVID-

19 containment measures were put in place, shutting down large parts of the world 

economy. Global GDP contracted by an estimated 3.5% in 2020, almost one percentage 

point less than the IMF had projected, reflecting stronger than expected momentum in 

the second half of the year. Although the vaccine approvals towards the end of 2020 

raised hopes of a turnaround in the pandemic in 2021, renewed waves and new variants 

of the virus along with an initial slower vaccination process posed concerns for the 

economic outlook in the early months of the year. Now over 20 months into the pandemic 

and with a resurgence of COVID, the global recovery continues but the momentum has 

weakened and uncertainty has increased. 

• According to the IMF, the global economy is projected to grow by 5.9% in 2021 and by 

4.9% in 2022.  This forecast from October is 0.1 percentage points lower for 2021 than 

in the July forecast. The downward revision for 2021 reflects a downgrade for advanced 

economies in part due to supply disruptions, and for low-income developing countries, 

largely due to worsening pandemic dynamics. The IMF July 2021 projections for 

economic growth (real GDP) in various regions and countries are set out below: 

  2020 
(ACUTAL) 

2021 
(FORECAST) 

2022 
(FORECAST) 

World Output -3.1% 5.9% 4.9% 

Advanced Economies -4.5% 5.2% 4.5% 

United States  -3.4% 6.0% 5.2% 

Euro Area -6.3% 5.0% 4.3% 

Germany -4.6% 3.1% 4.6% 

France -8.0% 6.3% 3.9% 

Italy -8.9% 5.8% 4.2% 

Spain -10.8% 5.7% 6.4% 

Japan  -4.6% 2.4% 3.2% 

United Kingdom -9.8% 6.8% 5.0% 

Canada -5.3% 5.7% 4.9% 
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  2020 
(ACUTAL) 

2021 
(FORECAST) 

2022 
(FORECAST) 

Other Advanced Economies -1.9% 4.6% 3.7% 

Emerging Market and Developing Economies -2.1% 6.4% 5.1% 

Emerging and Developing Asia -0.8% 7.2% 6.3% 

Emerging and Developing Europe -2.0% 6.0% 3.6% 

Emerging Market and Middle-Income Economies -2.3% 6.7% 5.1% 

• World trade volumes fell by 8.3% in 2020 but the IMF predicts that volumes will grow by 

9.7% in 2021 before moderating to 7.0% in 2022, driven by a recovery in merchandise 

volumes. The overall trade recovery masks a subdued outlook for tourism-dependent 

economies and cross-border services more generally. 

• In terms of Europe, European Commission forecasts from October 2021 estimates GDP 

growth of 5.0% in 2021 and 4.3% in 2022 in the EU. Growth rates for the euro area are 

projected to be identical to those for the EU. The forecast for 2021 is higher and for 2022 

lower than previous forecast from the European Commission in July 2021. 

• External events continue to impact on the Irish economy, along with global markets.  

Most notably is Brexit and the UK’s exit from the single market on the 1st January 2021 

along with ongoing issues in relation to Northern Ireland and the potential triggering of 

Article 16, will continue to be to the fore in the months ahead.   

• Also of relevance is Ireland’s agreement to sign up to the OECD agreement on 

international corporation tax changes after approval was given at cabinet on the 7th 

October. Assurances have been received that the effective minimum tax rate would not 

go above 15% and that Ireland could maintain a lower rate of 12.5% for businesses with 

revenues under the €750m threshold.  Minister for Finance Paschal Donohoe stated that 

the change would impact 1,500 foreign-owned multinationals and 56 Irish-owned 

multinationals operating in Ireland.  It is expected that this will take affect from 2023.   

• The UN’s 26th Climate Change Conference, COP26, took place in early November. The 

aim of the summit was to bring parties together to accelerate action towards the goals 

of the Paris Agreement and the UN Framework Convention on Climate Change.  Ireland, 

along with 90 countries, has backed a global pledge to cut 30% of methane emissions 

by 2030, which will impact the Irish agricultural and food production industry. 

Ireland 

• The Irish economy has been performing well despite the global context. In recent months 

since the third national lockdown restrictions have eased, key indicators have been 
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improving. However, with the uncertainty caused by fourth stream of covid, they have 

adjusted somewhat.  

• GDP grew by 0.9% in Q3 2021, while GNP grew by 5.0%. Reviewing GDP change by 

sector in Q3 2021 shows varying results with construction and personal consumption 

growing by double digits, but will all sub-sectors of the economy growing.   

  SECTOR QUARTERLY % 
CHANGE 

Industry (excl. Construction) 7.4% 

Information and Communication -0.2% 

Professional, Admin and Support Services 3.4% 

Public Admin, Education and Health 0.3% 

Distribution, Transport, Hotels and Restaurants 5.1% 

Real Estate Activities -0.2% 

Financial and Insurance Activities -2.7% 

Construction 5.1% 

Agriculture, Forestry and Fishing 23.8% 

Arts, Entertainment and Other Services -1.1% 

Gross Domestic Product 0.9% 

In terms of the expenditure side of GDP, capital investment decreased by €0.3bn in Q3 

2021 compared to Q1 2021 and accounted for 35.2% of domestic demand. Personal 

consumption expenditure increased by 0.5% in Q3 2021 compared to the previous 

quarter, while Government expenditure increased by 0.8% in the same period.   

• CSO figures from March 2020 (at the onset of the pandemic) show that the country was 

at full employment with the unemployment rate at 4.8%. However, from mid-March 2020 

and as the pandemic intensified, the numbers in employment began to decline.  The 

unadjusted for COVID unemployment rate increased over the following months before 

falling back slightly towards the end of 2020 but increasing again over the first five 

months of the year (coinciding with lockdown #3). Since the economy reopened in May, 

the unemployment rate has fallen each month, to stand at 5.2% in November.  

MONTH UNEMPLOYMENT RATE 

March 2020 5.0% 

April 2020 4.7% 

May 2020 5.1% 

June 2020 5.7% 

July 2020 6.7% 

August 2020 7.1% 

September 2020 7.2% 

October 2020 6.3% 
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MONTH UNEMPLOYMENT RATE 

November 2020 6.2% 

December 2020 6.2% 

January 2021 7.0% 

February 2021 7.6% 

March 2021 7.9% 

April 2021 7.6% 

May 2021 6.9% 

June 2021 6.3% 

July 2021 5.7% 

August 2021 5.4% 

September 2021 5.2% 

October 2021 5.2% 

November 2021 5.2% 

Youth unemployment (those aged between 15 and 24) was significantly higher, moving 

from 11.7% to 20.2%, before falling back to October 2021 rate of 10.9%.     

• Significant government interventions (notably the pandemic unemployment payment 

(PUP) and the temporary wage subsidy scheme (TWSS) / employment wage subsidy 

scheme (EWSS) have assisted in keeping the figures lower than would be expected.  If 

the unemployment rate is adjusted to reflect the PUP, the unemployment rate was as 

follows: 

MONTH UNEMPLOYMENT RATE 

March 2020 21.3% 

April 2020 31.5% 

May 2020 29.8% 

June 2020 25.7% 

July 2020 19.1% 

August 2020 17.1% 

September 2020 16.0% 

October 2020 20.3% 

November 2020 20.4% 

December 2020 21.7% 

January 2021 27.1% 

February 2021 27.0% 
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MONTH UNEMPLOYMENT RATE 

March 2021 25.6% 

April 2021 23.3% 

May 2021 19.7% 

June 2021 15.8% 

July 2021 12.6% 

August 2021 11.3% 

September 2021 8.9% 

October 2021 7.9% 

November 2021 6.9% 

Youth unemployment was even higher at 60.4% in January but back to 10.2% in 

October, a significant recover. Encouragingly, the number of people receiving either the 

PUP or TWSS / EWSS is now significantly less than in May 2020.   

• On 02 December 2021, there were just under 77,806 people receiving PUP (compared 

to 602,100 in May 2020) and the sectors with the highest number of people receiving 

PUP were in wholesale and retail trade (7,153 – compared to 94,240 in May 2020), 

followed by accommodation and food service activities (6,887– compared to 131,230 in 

May 2020). The county with the highest number of people receiving PUP was Dublin 

which stood at 13,414. It is followed by Cork (4,732) and Galway (2,696); as to be 

expected given that these are the three largest urban areas. There were a further 2,443 

people in receipt of the enhanced illness benefit. Given the current wave of infection and 

the resultant restrictions on some businesses, these figures may increase in the weeks 

ahead. In Q3 2021, 36,300 companies received payments under the EWSS – this 

compares to 40,183 companies in Q2.  

• An Exchequer deficit of €1.465bn was recorded to end-November 2021. This 

compares with a deficit of €8.919bn in the same period last year.  The improvement of 

€7.454bn was driven by a strong increase in taxation receipts.  November is the most 

important month of the year for tax receipts (i.e. it is a VAT-due month, it is the deadline 

for self-employed income tax payments, and the month in which the largest payments 

are made in respect of corporation tax) with revenues at €11.3bn in the month including 

corporation tax receipts of €4bn (31% higher than November 2020).  Cumulatively, total 

tax receipts to end-November amounts to €62.3bn, with strong growth noted across 

almost all tax heads.  The total gross voted expenditure to the end of November was 

€74.7bn, 1.7% more than in the same period of 2020, while gross voted current 

expenditure was at €68.654bn.   

• Following a sharp decline in January 2021 (to a reading of 64.9), consumer sentiment 

improved each month up to July when it fell slightly again. It recovered over the next few 

months and declined to 83.1 in November from 86.8 in October. ‘Opening-up’ optimism 
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was part of the reason for the improvement but generally, consumers’ mood remains 

relatively guarded. The softening in the November sentiment was driven by significant 

focus on the scale of problems in Ireland’s housing market as well as broader concerns 

about sharply rising living costs. In addition, the emerging 4th wave in Covid cases was 

an important factor weighing on the mood of Irish consumers.  

• Inflation in October 2021, measured by the Consumer Price Index (CPI), increased by 

a significant 5.1% on an annual basis, growing by 0.7% in the month of October alone.  

The most significant annual increases came from ‘transport’ (+15.4%) and ‘housing 

water electricity gas and other fuels’ (+10.8%), while there were decrease in ‘clothing 

and footwear’ (-2.4%). 

• The CSO’s indices tracking the volume and value of core retail sales (excluding motor 

trades) fell in the month of October by 1.7% and 1.4% respectively. On an annual basis 

to the end of October 2021, the volume of core retail sales was up by 1.5%, while the 

value rose by 7.9%. The sector with the highest annual volume increase was Bars 

(+271%). However, it should be noted that in October of last year, the country was under 

Level 3 COVID-19 restrictions from early October 2020 and Level 5 lockdown for the 

final 10 days of October 2020. Other sectors to show large increases in volume 

compared to October 2020 included Clothing & Footwear (+29.4%), Books, Newspapers 

& Stationery (+19.1%) and Fuel (+17.7%). The largest annual decreases in volume 

occurred in Hardware, Paints & Glass (-21.5%), Other Retail Sales (-15.9%), Non-

Specialised Stores (incl. supermarkets) (-6.1%) and Electrical Goods (-5.2%).  

• Online retail sales continue to make up a larger proportion of overall sales and 

accounted for 5.7% of all retail sales in October 2021, up from 4.6% in September. It is, 

however, substantially lower than the 15.3% rate experienced during lockdown #1 in 

April 2020. By way of reference, the online sales in pre-pandemic times were averaging 

3% each month.   

• The Ulster Bank Construction Purchasing Managers Index posted a reading of 56.9 

in October, remaining above the 50 no-change mark and significantly higher than the 

21.2 posted in January when sites were closed.  October was the sixth consecutive 

month of growth and signalled a marked increase in construction activity with the pace 

of expansion accelerating slightly.  Growth reflected an improving situation for new 

orders, some of which continued to be linked to the release of pent-up demand following 

COVID related lockdowns and site closures.   

• Figures on the volume of Irish manufacturing in September 2021 show an increase of 

46.9% annually. Turnover also increased in the same time period, by 58.1%. The 

modern sector saw an annual increase of 53.6% with the traditional sector growing by 

12.1%.  

• The value of goods exports for 2020 reached €160.8bn, which is the highest total on 

record and a 5% increase on 2019. The most active sector was medical and 
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pharmaceutical products, which accounted for 39% of all Irish exports. In September 

2021, the trade surplus for the first nine months of the year was €45.986bn, 20% less 

than the trade surplus for the same period of 2020. Total exports for the year to date has 

reached €120.594bn while total imports has reached €74.608bn.      

INDEPENDENT ECONOMIC FORECASTS 

 LAST UPDATE GDP 
YOY% CHANGE 

UNEMPLOYMENT  
(% LABOUR FORCE) 
 

INFLATION 
YOY% CHANGE 

  2021(f) 2022(f) 2021(f) 2022(f) 2021(f)   2022(f) 

European 
Commission 

November 
2021 

14.6% 5.1% 7.5% 6.8% 2.3% 3.1% 

Central Bank 
October 
2021 

15.3% 7.2% 7.3% 7.2% 2.1% 2.9% 

ESRI 
October 
2021 

12.6% 7.1% 16.3% 7.1% 2.3% 2.5% 

Oxford 
Economics 

September 

2021 
14.7% 4.1% 7.1% 6.1% 2.0% 2.1% 

SHORT-TERM BUSINESS INDICATORS 

  ANNUAL % 
CHANGE 

DATE SOURCE 

Retail Sales 
Volume 1.5% October 2021 CSO 

Value 7.9% October 2021 CSO 

     

Industrial 

Turnover 58.1% September 2021 CSO 

Production 46.9% September 2021 CSO 

- Modern Sector 53.6% September 2021 CSO 

- Traditional Sector 12.1% September 2021 CSO 

     

Building & 
Construction 

Production Volume -1.4% Q3 2021 CSO 

Production Value 6.0% Q3 2021 CSO 

     

Services Value 5.2% September 2021 CSO 

 

RESIDENTIAL AND COMMERCIAL RENTS 

 RENTAL GROWTH 
ANNUAL % CHANGE 

DATE SOURCE 

Residential Nationwide +7.0% Q2 2021 RTB 

Residential Dublin +4.4% Q2 2021 RTB 
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 RENTAL GROWTH 
ANNUAL % CHANGE 

DATE SOURCE 

Office -0.8% Q3 2021 MSCI 

Retail -7.7% Q3 2021 MSCI 

Industrial +5.6% Q3 2021 MSCI 

PRIME EQUIVALENT COMMERCIAL YIELDS 

 SEPT 20201 DEC 20202 MAR 2021 JUN 2021 SEPT 2021 SOURCE 

Office3 4.00% 4.00% 4.00% 4.00% 4.00% Lisney 

Retail4 4.50% 4.50% 4.50% 4.50% 4.50% Lisney 

Industrial 5.00% 4.75% 4.50% 4.30% 4.25% Lisney 

PRS (Gross)5 4.85% 4.85% 4.85% 4.85% 4.85% Lisney 

HOUSING AND CONSTRUCTION INDICATORS 

 ANNUAL % CHANGE DATE SOURCE 

National Prices - All Properties 12.4% September 2021 CSO RPPI 

National Prices - Houses 12.8% September 2021 CSO RPPI 

National Prices - Apartments 9.8% September 2021 CSO RPPI 

Dublin Prices - All Properties 11.5% September 2021 CSO RPPI 

Dublin Prices - Houses 12.4% September 2021 CSO RPPI 

Dublin Prices - Apartments 7.7% September 2021 CSO RPPI 

Construction Employment 1.5% Q2 2021 CSO 

SCSI Tender Price Index 8.4% June 2021 SCSI 

Housing Completions -7.7% Q3 2021 CSO 

Nationwide Housing Unit 
Commencements  

19.3% October 2021 DHP&LG 

 

1 Material Uncertainty Clause in place for retail, office and industrial but not PRS 

2 Material Uncertainty Clause in place for retail but not PRS, industrial and offices 

3 Prime, Dublin 2/4 

4 Grafton Street, Dublin 2 

5 Calculated on a gross income basis, OPEX is not accounted for  
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4.2 COUNTY DUBLIN AGRICULTURAL LAND COMMENTARY - Q4 2021 

• According to the Farmer’s Journal Land Price Report, the average price per acre for 

County Dublin was €20,065 in 2021, which is the highest rate across Ireland. 

• There was significant demand in the market in 2021 for agricultural land in Dublin.   

• The number of agricultural land being offered for sale increased marginally from the 

previous year.  

• According to the Land Price Report for 2021, 11 farms were offered for sale during the 

year, with 7 farms under 40 acres in size, and 4 farms above 40 acres. Five of the farms 

were residential.  

• 7 of the 11 farms offered for sale were sold, with an average price paid of €20,065 per 

acre, which was amongst the highest price paid for agricultural land in Dublin in recent 

years.  

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

  

Source: Farmers Journal 
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5 VALUATION APPROACH & GENERAL 
COMMENTARY 

5.1 OVERVIEW  

Overview 

The subject property and land comprises of a two storey over basement detached period 

property known as Thornton Hall together with a number of farm outbuildings, on a parcel of 

land comprising of three adjoining folios extending to a total of approximately 67.05 hectares 

(164.44 acres). 

The subject property and lands are situated within an area which is rural and predominately in 

agricultural use, with one-off residential houses. The property and lands are located close to 

the County Dublin and County Meath boundary, within the townland of Thorntown, 

approximately 1.4km west of Kilsallaghan, County Dublin, and approximately 13km north-west 

of Dublin Airport, 16km north of Dublin city centre, 8.5km south-east of Ashbourne and 11.7km 

west of Swords.  

Whilst the area is generally rural in nature, we note that there is direct access to the R135 

Dublin to Ashbourne regional road approximately 1km to the south-west, and easy access to 

Junction 2 (Cherryhound) of the N2 primary road approximately 5.2km to the south, and 

Junction 3 of the M3 motorway, approximately 7km to the north-west.  

The subject property comprises of Thornton Hall, a late 1800’s period property which retains 

many of its original period features and is included on the Record of Protected Structures. The 

property, which sits on a site extending to 0.53 hectares (1.30 acres), is accessed via a 

recessed gated entrance along a tree lined driveway. We understand that the property has not 

been in regular use in recent years and we noted during the inspection that the property 

appeared to be have been generally well maintained.  

The adjoining lands comprise of two folios extending to 66.52 hectares (163.14 acres) and are 

predominately in agricultural use. The lands are of good quality well drained grassland and 

generally appears to be made up of both Elton and Straffan series soil, which is characterised 

by a fine loamy drift with limestones.  

The lands are bordered by mature trees and hedges, and are laid out in approximately 11 

fields, with significant road frontage onto both the R130 road to the west and Glebe Road to 

the north, together with four points of vehicular access from the road.  

There is an access road on the south-western section of the land, which links with a right of 

way to create vehicular access from the R135 road. There is also an underpass which provides 

vehicular access into the adjoining folio by passing underneath the R130. The construction of 

this road and underpass was part of the initial phase of the infrastructure development in 
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connection with the planned construction of a government facility on the subject lands. We are 

advised that the proposed development was postponed in or around 2008. 

In undertaking our valuation, we have assumed that vacant possession of the lands is readily 

available and good and that marketable title exists.   

We have adopted the Market Approach (comparable method) of valuation, having regard to 

the comparable evidence detailed in Appendix 4, whilst also having cognisance to the location, 

size and specification of the subject lands. 

Within our analysis, we have considered the component parts of the subject property, based 

on a notional split of Thornton Hall (a detached period house on 0.53 hectares) and the land 

(two adjoining folios comprising a total of 66.52 hectares).  

Thornton Hall (detached period residence) 

In arriving at our opinion of value, we have taken into account the following recent market 

activity for the sales of detached residential properties: 

• 2 Oakhill, Rowlestown, Co Dublin – A 350sqm detached six bedroom dormer bungalow 

on 1 acre, sold for a reported price of €975,000 in February 2022. This is analysed at 

a capital value of approximately €2,785psm.  

• Castlefarm House, Kilsallaghan, Co Dublin – A detached five bedroom two storey 

house on 1.73 acres, sold for a reported price of €650,000 in April 2021.  

• Kilsocan, The Ward, Co Dublin – A 228sqm detached six bedroom dormer bungalow 

sold for a reported price of €640,000 in February 2021. This is analysed at a capital 

value of €2,807psm.  

• 2 An Pairc, Wotton, The Ward, Co Dublin – A 250sqm newly constructed detached 

four bedroom two storey house, which is currently on the market with an asking price 

of €895,000. The asking price reflects a capital value of €3,580psm.  

• Penleigh, St Margaret’s, Swords, Co Dublin – A 335sqm detached five bedroom 

bungalow on 1 acre, which is currently on the market with an asking price of 

€1,300,000. The asking price reflects a capital value of €3,880psm.  

In our opinion, the Fair Value of Thornton Hall is in the order of €800,000. This is analysed at 

a capital value of approximately €2,666psm.  

Land 

For our analysis of the lands, we have taken into account the comparable evidence and market 

activity as detailed in Appendix 4.  
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In particular we have had regard to the following recent market activity: 

• 8.9 hectares (26 acres) located at Hallstown, Dunshaughlin, Co Meath, which sold for 

a reported price of €550,000 in Q3 2021. The agricultural land included a slatted house 

and hay barn, and the price reflects a rate of €61,798 per hectare (€25,000 per acre). 

• 10.52 hectares (26 acres) located Whitestown Stables, Oldtown, Do Dublin, which sold 

for a reported price of €890,000 in Q4 2021. The land comprised of a stud farm with a 

yard and a residence in poor condition. The price reflects a rate of €55,163 per hectare 

(€33,000 per acre).  

• 11.33 hectares (28 acres) located at Blackditch, Duleek, Co Meath, which is currently 

on the market with an asking price of €1,500,000. The land comprises of high quality 

agricultural use land and the asking price reflects a rate of €132,391 per hectare 

(€53,571 per acre).  

In arriving at our opinion of value, we have also considered the relatively large lot size and the 

high quality of the lands with significant road frontage, together with the existing Rural and 

Rural Cluster zoning under the current Fingal County Council, County Development Plan             

2017 – 2023.  

We note that the lands were original acquired in 2006 for the development of a government 

facility, and the initial phase of road infrastructure was constructed in 2007 before the proposed 

development was postponed. We also note that there is easy access to the R135 Dublin to 

Ashbourne regional road.  

In our opinion, the Fair Value of the subject land, as at the valuation date and subject to the 

caveats contained herein, is in the sum of €5,700,000. This reflects an overall rate of 

approximately €85,688 per hectare (€34,939 per acre). 

Summary  

The combined value of the component parts comprising of Thornton Hall and the lands is 

€6,500,000. This is further analysed at an overall rate of €96,942 per hectare (€39,528 per 

acre).  
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5.2 VALUATION 

In our opinion and subject to the foregoing, the Fair Value of the assumed good and marketable 

Freehold Interest in the above property and lands with vacant possession outlined herein as at 

31st December 2021 and subject to the specific assumptions, caveats and conditions contained 

in this Report is in the order of:  

€6,500,000 [Six Million, Five Hundred Thousand Euro] 

 

Yours faithfully Yours faithfully 

  

Jason Fielden  

BSc (Hons) MSCSI MRICS  

RICS Registered Valuer (VRS) 

Divisional Director  

Ronan Diamond 

BSc (Surv) FSCSI FRICS Dip Arb Law 

RICS Registered Valuer (VRS)  

Director 

Valuation & Professional Services 
Department 
For and on behalf of Lisney 

Valuation & Professional Services 
Department 
For and on behalf of Lisney 

Some of the information contained in this report may be considered to be confidential and/or commercially sensitive 
and/or privileged. Any use, dissemination, distribution, publication or copying of the information contained in this 
report by any person or body (other than those for whom the client has provided consent) is strictly prohibited. 
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CAVEATS & CONDITIONS 

FAIR VALUE (FV) DEFINITION 

The following Definition and Interpretive 

Commentary is reproduced from the RICS 

Valuation – Global Standards effective from 

31 January 2022, VPS 4-4.  

Valuations based on Fair Value (FV) shall 

adopt the definition, and the conceptual 

framework, settled by the International 

Valuation Standards Council (IVSC).  

Definition of Fair Value  

‘The price that would be received to sell an 

asset, or paid to transfer a liability, in an 

orderly transaction between market 

participants at the measurement date.’ (this 

definition derives from International 

Financial Reporting Standards IFRS 13).  

Definition  

‘The estimated amount for which an asset or 

liability should exchange on the valuation 

date between a willing buyer and a willing 

seller in an arm’s-length transaction after 

proper marketing and where the parties had 

each acted knowledgeable, prudently and 

without compulsion’.  

The definition of Market Value shall be 

applied in accordance with the following 

conceptual framework: 

Section 30.2: 

(a) “the estimated amount” refers to a 

price expressed in terms of money 

payable for the asset in an arm’s length 

market transaction. Market Value is the 

most probable price reasonably 

obtainable in the market on the 

valuation date in keeping with the 

market value definition. It is the best 

price reasonably obtainable by the 

seller and the most advantageous price 

reasonably obtainable by the buyer. 

This estimate specifically excludes an 

estimated price inflated or deflated by 

special terms or circumstances such as 

atypical financing, sale and leaseback 

arrangements, special considerations 

or concessions granted by anyone 

associated with the sale, or any 

element of value available only to a 

specific owner or purchaser. 

(b) “an asset should exchange” refers to 

the fact that the value of an asset or 

liability is an estimated amount rather 

than a predetermined amount or actual 

sale price. It is the price in a transaction 

that meets all the elements of the 

Market Value definition at the valuation 

date. 

(c) “on the valuation date” requires that 

the value is time-specific as of a given 

date. Because markets and market 

conditions may change, the estimated 

value may be incorrect or inappropriate 

at another time. The valuation amount 

will reflect the market state and 

circumstances as at the valuation date, 

not those at any other date. 

(d) “between a willing buyer” refers to 

one who is motivated, but not 

compelled to buy. This buyer is neither 

over eager nor determined to buy at 

any price. This buyer is also one who 

purchases in accordance with the 

realities of the current market and with 
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current market expectations, rather 

than in relation to an imaginary or 

hypothetical market that cannot be 

demonstrated or anticipated to exist. 

The assumed buyer would not pay a 

higher price than the market requires. 

The present owner is included among 

those who constitute “the market”. 

(e) “and a willing seller” is neither an 

over eager nor a forced seller prepared 

to sell at any price, nor one prepared to 

hold out for a price not considered 

reasonable in the current market. The 

willing seller is motivated to sell the 

asset at market terms for the best price 

attainable in the open market after 

proper marketing, whatever that price 

may be. The factual circumstances of 

the actual owner are not a part of this 

consideration because the willing seller 

is a hypothetical owner. 

(f) “in an arm’s length transaction” is 

one between parties who do not have a 

particular or special relationship, eg, 

parent and subsidiary companies or 

landlord and tenant, that may make the 

price level uncharacteristic of the 

market or inflated. The Market Value 

transaction is presumed to be between 

unrelated parties, each acting 

independently. 

(g) “after proper marketing” means that 

the asset has been exposed to the 

market in the most appropriate manner 

to effect its disposal at the best price 

reasonably obtainable in accordance 

with the Market Value definition. The 

method of sale is deemed to be that 

most appropriate to obtain the best 

price in the market to which the seller 

has access. The length of exposure 

time is not a fixed period but will vary 

according to the type of asset and 

market conditions. The only criterion is 

that there must have been sufficient 

time to allow the asset to be brought to 

the attention of an adequate number of 

market participants.  

The exposure period occurs prior to the 

valuation date; 

(h) “where the parties had each acted 

knowledgeably, prudently” 

presumes that both the willing buyer 

and the willing seller are reasonably 

informed about the nature and 

characteristics of the asset, its actual 

and potential uses, and the state of the 

market as of the valuation date. Each is 

further presumed to use that knowledge 

prudently to seek the price that is most 

favourable for their respective positions 

in the transaction. 

Prudence is assessed by referring to 

the state of the market at the valuation 

date, not with the benefit of hindsight at 

some later date. For example, it is not 

necessarily imprudent for a seller to sell 

assets in a market with falling prices at 

a price that is lower than previous 

market levels. In such cases, as is true 

for other exchanges in markets with 

changing prices, the prudent buyer or 

seller will act in accordance with the 

best market information available at the 

time. 

(i) “and without compulsion” 

establishes that each party is motivated 

to undertake the transaction, but 

neither is forced or unduly coerced to 

complete it.  
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Commentary 

The concept of Market Value presumes a 

price negotiated in an open and competitive 

market where the participants are acting 

freely. The market for an asset could be an 

international market or a local market. The 

market could consist of numerous buyers 

and sellers, or could be one characterised 

by a limited number of market participants. 

The market in which the asset is presumed 

exposed for sale is the one in which the 

asset notionally being exchanged is 

normally exchanged. 

The Market Value of an asset will reflect its 

highest and best use (see paras 140.1-

140.5 of IVS). The highest and best use is 

the use of an asset that maximises its 

potential and that is possible, legally 

permissible and financially feasible. The 

highest and best use may be for 

continuation of an asset’s existing use or for 

some alternative use. This is determined by 

the use that a market participant would have 

in mind for the asset when formulating the 

price that it would be willing to bid. 

The data available and the circumstances 

relating to the market for the asset being 

valued must determine which valuation 

method or methods are most relevant and 

appropriate. If based on appropriately 

analysed market-derived data, each 

approach or method used should provide an 

indication of Market Value. 

Market Value does not reflect attributes of 

an asset that are of value to a specific owner 

or purchaser that are not available to other 

buyers in the market. Such advantages may 

relate to the physical, geographic, economic 

or legal characteristics of an asset. Market 

Value requires the disregard of any such 

element of value because, at any given 

date, it is only assumed that there is a willing 

buyer, not a particular willing buyer. 

MARKET RENT (MR) DEFINITION 

The following Definition and Interpretive 

Commentary is reproduced from the RICS 

Valuation – Global Standards effective from 

31 January 2022, VPS 4-5.  

Valuations based on Market Rent (MR) shall 

adopt the definition, and the conceptual 

framework, settled by the International 

Valuation Standards Council (IVSC).  

Definition  

‘The estimated amount for which an interest 

in real property should be leased on the 

valuation date between a willing lessor and 

a willing lessee on appropriate lease terms 

in an arm’s length transaction, after proper 

marketing and where the parties had each 

acted knowledgeably, prudently and without 

compulsion’. 

Commentary 

The conceptual framework supporting the 

definition of Market Value can be applied to 

assist in the interpretation of Market Rent. 

In particular, the estimated amount excludes 

a rent inflated or deflated by special terms, 

considerations or concessions. The 

“appropriate lease terms” are terms that 

would typically be agreed in the market for 

the type of property on the valuation date 

between market participants. An indication 

of Market Rent should only be provided in 

conjunction with an indication of the 

principal lease terms that have been 

assumed. 
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Contract Rent is the rent payable under the 

terms of an actual lease. It may be fixed for 

the duration of the lease, or variable. The 

frequency and basis of calculating 

variations in the rent will be set out in the 

lease and must be identified and understood 

in order to establish the total benefits 

accruing to the lessor and the liability of the 

lessee. 

In some circumstances the Market Rent 

may have to be assessed based on terms of 

an existing lease (eg, for rental 

determination purposes where the lease 

terms are existing and therefore not to be 

assumed as part of a notional lease. 

TITLE AND TENANCIES 

The above information concerning Title, 

Tenancies and Town Planning has been 

provided for us or obtained from the 

appropriate sources, but has not been 

checked against the relevant 

documentation. 

We have based our valuation on the 

assumption that there is good and 

marketable title commensurate with current 

conveyancing practice.  

Moreover our valuation is predicated on the 

assumption that there are no undisclosed 

rights of ways, easements, charges, 

encumbrances, restrictions or other related 

rights, onerous or otherwise, attaching to 

the property. 

You should not rely upon our interpretation 

of any leases without first obtaining legal 

advice. Where the property is occupied 

under the terms of a lease 

agreement/agreements it is assumed, 

unless advised otherwise, that: 

• There are no undisclosed tenant 

improvements which will affect our 

opinion of market rent (MR). 

• Unless otherwise stated all rent reviews 

are to be assessed with reference to 

current full market rental levels. 

• Tenant/tenants fully comply with lease 

obligations and are responsible (unless 

otherwise stated) for the payment of inter 

alia rent, local authority business rates, 

insurances, service charge (where 

applicable). 

• Where rent reviews are impending 

and/or outstanding all notices have been 

served appropriately in accordance with 

lease obligations and conditions. 

TOWN PLANNING 

For the purpose of this report and valuation, 

we assume that all necessary planning 

permissions, building regulations and/or 

byelaw consents have been obtained and 

fully complied with for the present use and 

construction of the premises. 

MEASUREMENT 

Where we are required to measure a 

property we will generally do so in 

accordance with the RICS Property 

Measurement Standards (Incorporating 

International Property Measurement 

Standards) 2nd Edition, or where local 

market practice dictates.  

However, you should specifically note that 

the floor areas contained in the Report are 

approximate and if measured by us will be 

within a reasonable tolerance either way. In 
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cases where the configuration of a floor plan 

is unusually irregular or is obstructed this 

tolerance may be exceeded. We did not 

measure areas that we were unable to 

access. In these cases we have estimated 

the floor area from plans or by extrapolation, 

where applicable. The areas adopted are 

purely for the purpose of assisting us in 

forming an opinion of value. They should not 

be relied upon for other purposes nor used 

by other parties without or written 

authorisation. 

Where we are required to measure land or 

site areas, the areas are approximate and 

have been measured from plans supplied or 

from Ordnance Survey plans. They have not 

been physically checked on site.  

Where we have been provided with floor 

areas for the purpose of the instruction and 

it has been agreed for us to rely upon them 

we have done so on the basis that the areas 

have been properly measured and are 

consistent with a measurement in 

accordance with the above standards. 

The areas contained in our Report are those 

that we consider necessary for the purposes 

of preparing the valuation and should not be 

relied upon for other purposes.  

ENERGY 

Unless stated otherwise earlier in this 

report, we have not been furnished with 

details of the properties ‘Building Energy 

Rating’ Certificate (BER Cert). We have 

assumed, in the absence of same, that 

should the property/ properties be 

sold/let/transact that it possesses a current 

BER Cert, where required. Moreover we 

have assumed that the property/ properties 

have an energy consumption profile 

commensurate with similar properties and 

that annual energy running costs are 

standard for properties of this nature. 

GENERAL 

We have not carried out a building survey, 

nor have we inspected those parts of the 

property which are covered, unexposed or 

inaccessible and such parts have been 

assumed to be in good repair and condition. 

We cannot express an opinion about or 

advise upon the condition of uninspected 

parts and this Report should not be taken as 

making any implied representation or 

statement about such parts. 

FLOODING RISK 

We have not carried out a Flood Risk 

Assessment of the property and have 

assumed that any such Assessment carried 

out at the valuation date would not reveal 

any onerous flood risk or any adverse 

ground water conditions.  

HAZARDOUS MATERIALS 

We have not arranged for any investigation 

to be carried out to determine whether or not 

any deleterious or hazardous material has 

been used in the construction of this 

property, or has since been incorporated, 

and we are therefore unable to report that 

the property is free from risk in this respect. 

For the purpose of this valuation we have 

assumed that such investigation would not 

disclose the presence of any such material 

to any significant extent. 
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CONTAMINATION 

We are not aware of the content of any 

environmental audit or other environmental 

investigation or soil survey which may have 

been carried out on the property and which 

may draw attention to any contamination or 

the possibility of any such contamination. In 

undertaking our work, we have assumed 

that no contaminative or potentially 

contaminative uses have ever been carried 

out in the property.  

We have not carried out any investigation 

into past or present uses, either of the 

property or of any neighbouring land, to 

establish whether there is any 

contaminative or potential for contamination 

to the subject property from these uses or 

sites, and have therefore assumed that 

none exists. 

However, should it be established 

subsequently that contamination, seepage 

or pollution exists at the property or on any 

neighbouring land, or that the premises 

have been or are being put to contaminative 

use, this might reduce the values now 

reported. 

Unless advised otherwise we have 

assumed that Japanese Knotweed or other 

contaminative invasive species are not 

present on the property. 

PLANT & MACHINERY 

The valuation includes the usual building 

services, fixtures and fittings attached to or 

forming part of the property but excluding all 

other tenants or occupiers trading fixtures 

and plant and machinery and associated 

services. 

TAXES 

No allowance has been made for expenses 

for realisation, letting, or any taxation liability 

arising from a sale or development of the 

property. The valuation is exclusive of any 

VAT or other sales tax which may be 

charged. No allowance has been made for 

the existence of any mortgage or similar 

financial encumbrances on or over the 

property and no account has been taken of 

any leases between subsidiaries. 

VALUATION 

In accordance with our standard practice, 

this Valuation Report is provided for the 

stated purpose and is intended solely for the 

attention of the person to whom it is 

addressed. It is confidential to the client and 

no responsibility exists to any third party for 

the whole or any part of the contents. 

The Valuation has been prepared on the 

basis that full disclosure of all information 

and facts which may affect the valuation 

have been made to ourselves and we 

cannot accept any liability or responsibility 

in any event, unless such full disclosure has 

been made. 

Where comparable evidence information is 

included in our report, this information is 

often based upon our oral enquiries and its 

accuracy cannot always be assured, or may 

be subject to undertakings as to 

confidentiality. However, such information 

would only be referred to where we had 

reason to believe its general accuracy or 

where it was in accordance with 

expectation. In addition, we have not 

inspected comparable properties. 
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PUBLICATION 

Neither the whole nor any part of this 

Valuation Report or any reference thereto 

may be included in any published 

document, circular or statement, or 

published in any way without our prior 

written approval of the form and context in 

which it may appear.
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APPENDIX 1 

TERMS OF ENGAGEMENT LETTER 
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APPENDIX 2 

LOCATION MAP 

 

 

 

 

 

 

 

 

 

 

 

 

 

Map showing the approximate location of the subject property (Source: Ordnance Survey) 
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APPENDIX 2 

ADDITIONAL PHOTOGRAPHS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Thornton Hall – front          Thornton Hall – rear  
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
             Thornton Hall – main entrance & gate lodge         Thornton Hall – entrance hall and stairwell 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
               Thornton Hall – office              Thornton Hall – office 
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               Thornton Hall – kitchen              Thornton Hall – rear outbuilding 
 
 
 
 
 
 
  
 
 
 
 
 
 

 
 
 
 
 
 
 

                 Folio DN182214F – farm outbuildings                Folio DN182214F – land 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                 Folio DN182214F – farm outbuildings                Folio DN182214F – land 
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                 Folio DN182214F – land                  Folio DN182214F – land 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                 Folio DN180713F – main access /entrance              Folio DN180713F – the underpass 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
                  
 

Folio DN182214F – land                  Folio DN182214F – land 
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APPENDIX 3 

LAND DIRECT FOLIO MAPS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Folio DN99417F 
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APPENDIX 4 

COMPARABLE LAND SALES 

Address Size Acres / Hectares Price Price per acre / ha Description  

Whitestown 
Stables, Oldtown, 
Co Dublin, 

26 ac / 10.52 ha 

€860,000 

€33,000 per acre  
/  

€81,750 per 
hectare 

Whitestown Stables, a 
stud farm on 26ac with 
a yard and house that 
needs attention. 

  

Sold  

Q4 2021 

Approx. 28 acres 
(11.33 ha) 
Bellewstown, Co. 
Meath 

28 ac 11.33 ha 

€625,000 
€22,320 per acre  

/  
€55,163 per 

hectare 

28ac holding with a 
derelict residence at 
Bellewstown, Co 
Meath.   

Sold  

Q4 2021 

Approx. 22 acres 
(8.90 ha), 
Hallstown, 
Dunshaughlin, Co. 
Meath 

22 ac / 8.9 ha 

€550,000 €25,000 per acre 
 /  

€61,798 per 
hectare 

Approx.22 acres (8.90 
ha) of agricultural lands 
with extensive yard 
consisting of large 
concrete apron, slatted 
house and large hay 
barn. Sold  

  Q3 2021 

Little Grange,           
Dowth,                      
Slane,                           
Co. Meath 

196 ac / 79.32 ha 

€2,500,000 
 

Sold  
Q4 2020 

€12,755 per acre 
 /  

€31,518 per 
hectare 

This property comprises 
a large non residential 
farm of high quality 
arranged over two lots 
extending to 
approximately 79 & 117 
acres respectively.  

  

The majority of the 
lands are utilised for 
tillage with 
approximately 32 Acres 
under high quality 
pasture. 

   

Wyanstown,                
Oldtown,                         
Co. Dublin 

14.30 ac / 5.79 ha 

€240,000 
€16,783 per acre 

 /  
€41,451 per 

hectare 

This property comprises 
approx. 14.30 acres of 
regular shaped lands, 
zoned ‘RU’ under the 
Fingal Development 
Plan 2017-2023.  

Sold  
Q2 2020 
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ABOUT US 

Lisney is Ireland’s largest independent full service property company. For over 80 years our 

team of chartered surveyors has been adding value and delivering results for property 

owners, occupiers and investors throughout Ireland and overseas. Lisney has earned a 

reputation for service excellence that is unequalled in the industry. We have remained true to 

our fundamental values of service, integrity and professionalism. These qualities continue to 

shape our firm and help us ensure that our clients always receive the best service. 

We have offices in Dublin, Belfast and Cork as well as five branch offices in Dublin that are 

focused on the residential market.  

Our services include: 

 

 
COMMERCIAL  

AGENCY 
 

This full service team covers a variety of market sectors – office, 

retail, development land and industrial. We provide the complete 

range of commercial property services. From a shop unit, office 

space or industrial unit to other commercial developments, we help 

our clients to transact all types of property assets. We provide 

consultancy services that include strategic planning, appraisal and 

marketing advice. 

 

 
INVESTMENT 

 

We offer the finest consultancy and agency services in the industry 

to clients who want to sell or buy investment properties in every 

commercial property sector. Whatever type of commercial property 

investment is to be acquired or sold, we can help. We work with Irish 

and international private clients, institutions and property 

companies. 

 
NEW HOMES 

 

We have an experienced team with extensive knowledge of all 

aspects of the new homes market. We deliver high quality sales, 

consultancy and marketing advice to developers, landowners, 

banks, receivers, investors and home purchasers. Whether a small 

independent developer or PLC we provide advice on design, 

product mix and layout to maximise return right through to tailored 

marketing campaigns. 
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ADVISORY 

Our Valuation & Advisory team provide valuations to the highest 

professional standards, as set down in the RICS Red Book, for 

sales, accounting, taxation and legal purposes in addition to secured 

lending. Every day, we provide valuations for Irish real estate that 

includes offices, retail, industrial, development sites, land, hotels, 

data centres, nursing homes, petrol stations, hospitals, golf courses, 

windfarms, foreshore licences, public houses, houses, apartments 

and every other type of property. We also provide Landlord & 

Tenant advisory services including lease renewals and rent reviews, 

and provide Expert Witness evidence in the Courts. We have a 

dedicated team dealing with Compulsory Purchase and Rating work. 

 

 
RESIDENTIAL 

SALES & 
LETTINGS 

 

Our residential sales team members are all highly experienced and 

very well respected in the Irish real estate industry. Lisney has a 

reputation and track record that is second to none in selling and 

letting all types of residential properties, from apartments to luxury 

homes. 

 

 
PROPERTY 
FACILITIES 

MANAGEMENT 
 

Our multi-disciplinary team provide proactive asset and operational 

management for multinational organisations, financial institutions, 

investment funds, private investors, developers and occupiers. 

Lisney manages properties of all types for a wide range of clients. 

 
RESEARCH 

 
 

We pride ourselves on the quality of the research we produce, 

providing Lisney clients with better information on which to make 

important decisions. The research undertaken takes the form of 

rigorous primary investigation and data-driven analysis based on our 

vast databases of historical market information; in addition to our 

knowledge of prevailing trends and requirements in specific 

markets. We maintain some of the most comprehensive and 

accurate databases of market information. We have records dating 

back to 1960 in some instances, thus we can provide unrivalled 

long-term time-series analyses of various sectors. 
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HEAD OFFICE 

St. Stephen’s Green House,  

Earlsfort Terrace,  

Dublin 2, DO2 PH42 

T: +353 1 638 2700  

E: dublin@lisney.com 

RANELAGH 

29 Dunville Ave,  

Dublin 6,  

D06 K283 

T: +353 1 662 4511 

E: 103@lisney.com 

LEESON STREET 

103 Upper Leeson Street,  

Dublin 4,  

DO4 TN84 

T: +353 1 662 4511  

E: 103@lisney.com 

DUNDRUM 

11 Main Street,  

Dundrum, Dublin 14,  

D14 Y2N6 

T: +353 1 296 3662  

E: dundrum@lisney.com 

DALKEY 

8 Railway Road,  

Dalkey, Co. Dublin,  

A96 D3K2 

T: +353 1 285 1005  

E: dalkey@lisney.com  

CORK  

1 South Mall,  

Cork, T12  

CCN3 

T: +353 21 427 5079  

E: cork@lisney.com 

BLACKROCK  

51 Mount Merrion Avenue,  

Blackrock, Co. Dublin,  

A94 W6K7 

T: +353 1 280 6820  

E: blackrock@lisney.com 

BELFAST  

1st Floor, Montgomery House,  

29-33 Montgomery Street,  

Belfast, BT1 4NX 

T: +44 2890 501 501  

E: belfast@lisney.com 

HOWTH ROAD 

171 Howth Road,  

Dublin 3,  

DO3 EF66 

T: +353 1 853 6016  

E: howthroad@lisney.com 
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Valuation Report 
 
Report Date   9 March 2021 
 
 
Addressee   Irish Prison Service 

IDA Business Park 
Ballinalee Road 
Longford 
Co. Longford 

 
   For the attention off Mr. Peter Wood 
 
 

The Properties  1. Arbour Hill, Dublin 
   2. West Dublin Prison Campus (Wheatfield and Cloverhill) 

3. Thornton Hall, North County Dublin 
5. Portlaoise Prison Complex including the Midlands Prison, 

Portlaoise Prison, IPS College and the Onion Field 
6. Castlerea Prison, including Harristown House, Castlerea, 

Roscommon 
7. Cork Prison, Cork City 
8. Limerick Prison, Limerick City 
9. Loughan House, Blacklion, Cavan 
10. Shelton Abbey, Arklow, Wicklow 

 
 
 
Property Description  Irish Prison Service property portfolio.  
 
Ownership Purpose Owner Occupied 
 
Instruction (A) To value the unencumbered freehold interest in the above 

Properties (excluding 140 acres at Thornton Hall, see below) on 
the basis of Existing Use Value as at the valuation date in 
accordance with the terms of engagement entered into between 
Valuation Office and the addresses dated 25 March 2020.  

 
Instruction (B) To value the unencumbered freehold interest in 140 acres of land 

at Thornton Hall, Co. Dublin on the basis of Market Value as at the 
valuation date in accordance with the terms of engagement 
entered into between Valuation Office and the addressee dated 
25 March 2020.  
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Valuation Date 31 December 2019 
 
Capacity of Valuer External Valuer as defined in the RICS Valuation – Global Standard 

2017 (Red Book) incorporating the IVSC International Valuation 
Standards issued June 2017.  

 
Purpose Financial Reporting  
 

Our opinion of value is based upon the scope of Work and 
Valuation Assumptions attached – and has been primarily derived 
using comparable recent market transactions on arm’s length 
terms. 

 
Compliance with  The valuation has been prepared in accordance with the RICS  
Valuation Standards  Valuation – Global Standards 2017 (Red Book) incorporating the  
    IVSC International Valuation Standards issued June 2017. 
 

We confirm that we have sufficient current local and national 
knowledge of the particular property market involved and have 
the skills and understanding to undertake the Valuation 
competently. 

 
This valuation is a professional opinion and is expressly not 
intended to serve as a warranty assurance or guarantee of any 
particular value of the subject property. Other valuers may reach 
different conclusions as to the value of the subject property. This 
Valuation is for the sole purpose of providing the intended user 
with the valuer’s independent professional opinion of the value of 
the subject property.  

 
Assumptions The property details on which the Valuations are based are as set 

out in this report. We have made various assumptions as to 
tenure, letting, taxation, town planning and the condition and 
repair of buildings and sites – including ground and ground water 
contamination – as set out below.  

 
If any of the information or assumptions on which the valuations 
are based are subsequently found to be incorrect the valuation 
figure may also be incorrect and should be re considered.  

 
 
Special Assumptions We have valued the properties based on the information provided 

to us including site areas. These details were set out in our 
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previous report dated February 2015. If these details turn out to 
be incorrect we have the right to amend our report and values. 

 
 
Variations and/or  None     
Departures from  
Standard Assumptions  

 
 
 
 

 
 

 

Summary of Values 
 
 

                

  Property  Acres Rate per 
acre 2019 

Dec-2019 Rate per 
acre 2014 

Value Dec-
14 Value  

                

1 Arbourhill  2.84 €550,000 €1,562,000 €440,000 €1,249,600 Existing Use  

2 Cloverhill  31.98 €425,000 €13,591,500 €400,000 €12,792,000 Existing Use  

3 Mountjoy  19.65 €500,000 €9,825,000 €400,000 €7,860,000 Existing Use  

4 Thornton Hall  10.00 €20,000 €200,000 €16,000 €160,000 Existing Use  

5 Thornton Hall 140.00 €18,000 €2,520,000 €16,000 €2,240,000 Market  

6 Portlaoise  47.20 €50,000 €2,360,000 €33,000 €1,557,600 Existing Use 

7 Castlerea 16.97 €17,500 €296,975 €15,000 €254,555 Existing Use 

8 Cork Prison 11.22 €200,000 €2,244,000 €150,000 €1,683,000 Existing Use 

9 Limerick Prison 9.96 €125,000 €1,245,000 €100,000 €996,000 Existing Use 

10 Loughan House 51.00 €6,500 €331,500 €6,000 €306,000 Existing Use 

11 Shelton Abbey  91.30 €9,000 €821,700 €9,000 €821,700 Existing Use 
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Property Report 
 

ARBOUR HILL PRISON, ARBOUR HILL, DUBLIN 7 
 

 

 

 
 
Location  
Arbour Hill Prison is located on the north side of Arbour Hill close to its intersection with 
Cavalry Row, in the Stoneybatter area of Dublin. Arbour Hill prison is approximately 2.5 
kilometres west of O’Connell Street and approximately 0.5 kilometre north east of Heuston 
Train Station. Surrounding areas including Islandbridge, Cabra, Grangegorman and Smithfield.  
 
The general area comprises a mix of residential and commercial uses. Stoneybatter has become 
a desirable part of Dublin City in recent years with good demand for its red brick terraced 
houses. Several restaurants and cafes have opened along Manor Street which is the main 
commercial street in the area, along with more main stream occupiers such as Tesco.  
 
Technology University Dublin has its main Campus at Grangegorman to the north east of the 
subject property while to the south and west of Arbour Hill is the National Museum of Ireland 
and Criminal Courts of Justice. There are several recreational amenities in the area such as 
Phoenix Park, Croppies Acres Park which runs alongside the River Liffey south of the subject 
property while to the south west are the Gardens of the Royal Hospital Kilmainham.  
 
Given its central location the area is well served by public transport with the Red Luas line 
approximately 300 metres to the south, regular bus services running along the north and south 
quays of the River Liffey and Heuston Train Station. The Red Luas line connects with the Green 
Luas line at O’Connell Street/Abbey Street as well as Connolly Station which has DART and Inter 
City services to Belfast.  
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We have set out a location map hereunder: 
 
 

 
 
 
Description  
The subject property comprises a closed prison with capacity for 148 male prisoners on a site of 
1.149 hectares (2.84 acres). The subject property also comprises the Sacred Heart Church 
Arbour Hill Memorial. We have not been provided with site boundary map/plan and cannot 
comment on the what part of the subject site the 1.149 hectares relates to. In line with our 
instruction, we have not inspected the property.  
 
 
Zoning  
The property is zoned Z15 - Community and Institutional Resource Lands (Education, 
Recreation, Community, Green Infrastructure and Health) according to the Dublin City 
Development Plan 2016 -2022 that is “To protect and provide for institutional and community 
uses”.  
 
Under Dublin City Council Development Plan 2016 -2022. The following uses are permissible i.e. 
buildings for the health, safety and welfare of the public; childcare facility, community facility, 
cultural/recreational building and uses, education, medical and related consultants, open 
space, place of public worship, public service installation, residential institution. 
 
The following uses are open for consideration i.e. bed and breakfast, car park ancillary to main 
use, conference centre, funeral home, guest house, hostel, hotel, municipal golf course, 
residential, student accommodation, training centre. 
 
Planning  
According to Myplan.ie the subject property is labelled a secure area and there are no planning 
applications referred to on the website. We have carried out an on line search of Dublin City 
Councils website and there have been no planning applications or planning grants relating to 
the subject site in the past 5 years.  
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Protected Structures  
Both Arbour Hill Prison and the Church of the Sacred Hearth are protected structures according 
to the Record of Protected Structures for Dublin City 2016-2022 Reference 249 and 250 
respectively. We cannot comment on how much of the existing structure this status relates to. 
We have not been provided with a site boundary map.  
 
 
Comments  

 The property is well located within close proximity to Dublin City Centre. 
 The property is zoned Z15 - Community and Institutional Resource Lands.  The zoning is 

relatively weak and profitable commercial development unlikely.  
 The property is protected however we cannot comment on the nature of this listing. 
 Recent developments close by include student accommodation on Church Street & 

Constitution Hill, planning permission is being sought at the former Hickeys site, 
Parkgate Street.   

 The subject property is surrounded by low rise buildings.  
 It is unlikely that any development would take place where the Church of the Sacred 

Heart is or around the Arbour Hill Memorial to the rear.   
 The property is close to the Red Luas line, Heuston Station and there are several bus 

routes along the north and south quays of the River Liffey. 
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Comparables  
We have set out hereunder some recent comparable transactions which will assist us in placing 
a market value on the subject lands.  
 
Property  Area  

Hectares 
Acres 

Zoning  Sale price 
Per hectare 
Per acre  

Comments 

Site at Oscar 
Traynor Road, 
Coolock, Dublin 
17 

2.57   
6.36 
 

Enterprise and 
employment  

€3,500,000 
€1,361,868 
€550,314  

Greenfield site currently in use as a pitch 
and putt course and zoned Z6 enterprise 
& employment. The property is 
surrounded by commercial uses although 
the general area is residential in nature. 
Superior zoning to subject property 
although a residential development is not 
guaranteed and there is no planning 
permission in place. Sale agreed just 
above guide price November 2019. 
Source Lisney.  

Site at 
Jamestown 
Road, Finglas, 
Dublin 11 

4.099 
10.13  

Enterprise and 
employment 

€6,500,000 
€1,585,753 
€641,658 
 

10 acres of land which was in industrial 
use and being sold with the possibility of 
residential planning. The site isn’t zoned 
residential and has no planning so the 
purchaser has to change the zoning and 
obtain planning permission but Dublin 
City Council are encouraging the 
conversion of industrial zoned land to 
residential use particularly where shops, 
schools, public transport and general 
services are in place.  Source Cushman 
and Wakefield. Currently on the market. 

Site at 
Jamestown 
Road, Finglas, 
Dublin 11 
 

1.84 
4.54 

Zoned Z6 
Enterprise & 
Employment 
under the 
Dublin City 
Development 
Plan 

€3,000,000 
€1,666,666 
€660,792 

Site just north of Finglas Village on 
Jamestown road with a feasibility study 
suggesting potential for 355 apartments. 
The zoning doesn’t permit residential 
development however Dublin City Council 
encourages underutilised sites close to 
public transport and services to be used 
for residential. Any potential buyers will 
have to assume the risk of not getting 
planning and sale agreed around guide 
price, Q1 2020. Source Lisney 
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Methodology  
We have valued the subject land using the comparable method of valuation on the basis of 
existing use i.e. no alternative development can take place on the land. Even though the site 
has limited uses given its zoning and we are assuming existing use.  It is likely that there would 
be good demand. Even though its existing use is for a prison the local authority would arguably 
have to pay a premium to acquire the land. 
  
In order to reflect this we have used comparables with a superior zoning albeit in locations 
further from the city centre i.e. Coolock and Finglas. These sites are currently on the market 
with the intention of residential development albeit none has any planning permission. The site 
at Oscar Traynor Road is currently for sale guiding €550,000 per acre and the Finglas site is for 
sale at €641,000 per acre. The subject site has good public transport connections and is within 
walking distance of O’ Connell Street. The Jamestown site is sale agreed around the guide price 
which, while not directly comparable it is worth noting that the Hickeys Site at Parkgate Street 
which is not too far from the subject property sold for €30,000,000 (Q2 2018) when the guide 
price was €20,000,000 (agents Finnegan Menton) the site is 1.65 acres which equates to 
€18,000,000 per acre. In addition, CBRE sold a site (Q4 2019) on Conyngham Road just under 1 
acre i.e. 0.98 acres for €11,000,000 which was guiding €9,000,000 which is 22% above the guide 
price. This site again has a superior zoning but reflects the strong market for development land 
in this area. This site is zoned Z5 and was sold referencing a feasibility study for student 
accommodation. These sales indicate the strength of the Dublin development land market and 
therefore we would anticipate a strong value for the subject property. 
 
We placed a rate per acre on the site of €550,000 per acre on the basis of existing use value this 
equates to a capital value of €1,562,000 for the 2.84 acre site. We have not made any 
deductions for stamp duty, legal or agents fees. 
 
 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is  
 
 

€1,562,000 exclusive of VAT 
(One Million Five Hundred and Sixty-Two Thousand Euro) 
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WEST DUBLIN PRISON CAMPUS (WHEATFIELD AND CLOVERHILL), 
CLONDALKIN, DUBLIN 22 

 

 

 

 
 
Location  
The subject property is located on the east side of Cloverhill Road, Cherry Orchard, 
approximately 9 kilometres west of Dublin City Centre i.e. O’ Connell Street. Cherry Orchard is 
primarily a residential area with some commercial/institutional uses along with greenfield lands 
which are zoned for residential use. Adjoining areas include Palmerstown, Ballyfermot and 
Parkwest while to the west of the M50 motorway is Clondalkin and Liffey Valley Shopping 
Centre.  
 
Cloverhill Road runs parallel and is just east of the M50, (Dublin’s ‘C’ ring motorway) at Cherry 
Orchard. It intersects with Coldcut Road to the North and Palmerstown Way to the south. 
Cloverhill Road comprises a mix of housing estates namely Coldcut Park and Whitethorn Estate 
Ballyfermot United Football Club, Cloverhill and Wheatfield Prisons (the subject properties), St. 
Oliver’s Travellers Centre along with Bridgefoot and Oliver Plunkett halting sites.  
  
 
We have set out a location map hereunder 
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Description  
As instructed we have not inspected the subject properties and can make limited comments in 
relation to its description. Cloverhill has good road frontage and is on a site area of 
approximately 31.98 acres. A closed, medium security prison for adult males, which primarily 
caters for remand prisoners committed from Dublin and Leinster. It has occupancy for 431 
inmates. Wheatfield is a closed, medium security detention centre with capacity for 540 
inmates. Prisoners have a minimum age of 17.  
 
There is a parking facility on the west side of Cloverhill Road which is operated by the prison. 
This accommodates approximately 140 cars.  
 
 
Zoning  
The subject property is located in an area zoned S5 mixed/general community services/facilities 
uses according to the Dublin City Council Development Plan 2016 -2022. 
 
Under this zoning the following uses are permissible i.e. buildings for the health, safety and 
welfare of the public; childcare facility, community facility, cultural/recreational building and 
uses, education, medical and related consultants, open space, place of public worship, public 
service installation, residential institution. 
 
The following uses are open for consideration i.e. bed and breakfast, car park ancillary to main 
use, conference centre, funeral home, guest house, hostel, hotel, municipal golf course, 
residential, student accommodation, training centre. 
 
Planning  
According to Myplan.ie the subject property is labelled a secure area. We have carried out an 
on line search of Dublin City Councils website and there have been no planning applications or 
planning grants relating to the subject site in the past 5 years.  
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Comments  
 Located on the periphery of Dublin City just inside the M50 motorway 
 Large site area of 31.98 acres 
 Ample parking for staff and visitors  
 Adjoining low density development and green field sites  
 Close to public transport and road infrastructure  
 Alternative uses very unlikely in this part of cherry orchard  

 
 
Comparables  
We have set out hereunder some recent comparable transactions which will assist us in placing 
a value on the subject lands.  
 
 
Property  Area  

Hectares 
Acres  

Zoning  Sale price  
per hectare  
per acre  

Comment  

Lehaunstown 
Park House, 
Cherrywood, 
Dublin 18 

2.88 
7.12 

Open space €2,750,000 
€954,861  
€386,236 
 
 
 
 

House for sale on 7.12 acres guiding 
€2,750,000 or €386,235 per acre however 
the expectation would be for development or 
that the land could be used as open space as 
part of a larger development. The agent has 
particular buyers in mind to acquire the site 
namely those building in Cherrywood. They 
expect to sell close to the guide price. 
Alternatively, it may be purchased by 
someone who will occupy and restore the 
house however this is unlikely. Source Savills  

Site at Oscar 
Traynor Road, 
Coolock, Dublin 
17 

2.57   
6.36 
 

Enterprise & 
employment  

€3,500,000 
€1,361,868 
€550,314  

Greenfield site currently in use as a pitch and 
putt course and zoned Z6 enterprise & 
employment. The property is surrounded by 
commercial uses although the general area is 
residential in nature. Superior zoning to 
subject property although a residential 
development is not guaranteed and there is 
no planning permission in place. Sale agreed 
just above guide price November 2019. 
Source Lisney 
 

Land at 
Clondalkin CPM 
Sports & Social 
Club Old 
Nangor Road, 
Clondalkin, 
Dublin 22  

2.327 
5.75  

Open Space & 
recreational 
amenities  

€1,290,000 
€554,361 
€224,347 
 
 

O’ Dwyer English sold Q4 2018 5.01 acres of 
land for approximately €1,300,000 which is 
zoned open space and recreational amenity. 
This is a superior location as it is closer to 
Clondalkin Village and all its amenities 
however the zoning is significantly weaker. 
The sale took place before just over a year 
before the valuation date.   
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Methodology  
We valued the subject property on the basis of existing use value using the comparable method 
of valuation. The land is zoned S5 mixed/general community services/facilities uses according 
to the Dublin City Council Development Plan 2016 -2022. This type of zoning is relatively 
restrictive compared to a residential or commercial zoning. A commercial or private developer 
would acquire the land with a medium to long term view. Therefore, the purchase price would 
be relatively low similar to the comparables set out above.   
 
 
The subject site is large at 31.98 acres and based on the existing use we would not envisage 
strong interest in the land should it be placed for sale on the open market. The three 
comparables set out above range from €224,347 per acre to €550,314 per acre. The most 
valuable land has a stronger zoning i.e. enterprise and employment although it was acquired 
with the intention of obtaining a residential development. Therefore, a relatively high price was 
paid. The least valuable comparable was for open space land in Clondalkin in Q4 2018 at 
€224,347. We would anticipate that the value of the subject land would fall between these two 
values.  
 
The subject lands are significantly larger than the three comparables at 31.98 acres. Usually the 
larger the parcel of land the lower the rate per acre. In addition, the current cost of finance and 
a hold period would be required while planning permission was being sought therefore this 
would have a negative impact on value. Conversely it could be argued that a premium may be 
paid in order to acquire such a large parcel of land. Seldom does a parcel of land this size come 
to the market and this would have a positive impact on value.  
 
We have taken the first comparable at Lehaunstown which comprises 7.12 acres and is guiding 
€386,236 per acre. While the zoning is weak it is our opinion that a developer who is 
constructing the residential/commercial units on the adjoining lands would use this as open 
space within such a scheme and therefore would have to pay a relatively high rate per acre. We 
increased this guide price by a further 10% as the subject land has a superior zoning. This 
equates to €424,859.6 say €425,000 
 
If we multiply €425,000 * 31.98 acres this equates to €13,591,500. Our value is based on the 
existing use value and does not account for any purchaser costs which would be extra. 
Purchaser costs comprise stamp duty, legal and agents fees.  
 
 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is;  
 

€13,591,500 exclusive of VAT 
(Thirteen Million Five Hundred and Ninety-One Thousand Five Hundred Euro) 
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MOUNTJOY PRISON CAMPUS, PHIBSBOROUGH, DUBLIN 7 
 

 

 

 
 
 
Location   
The subject property is located on the north side of North Circular Road between Glengarriff 
Parade and Arranmore Avenue, Phibsborough. Phibsborough is approximately 2 kilometres 
north west of O’ Connell Street and adjoining areas include Cabra. Glasnevin, Drumcondra and 
the North City Centre to the south.  
 
Phibsborough is primarily residential in nature however there are various retail/commercial 
occupiers at Phibsborough Road and surrounding Phibsborough Shopping Centre. Opposite the 
subject property is the Mater Hospital which is one of the largest hospitals in the country. 
Mountjoy Garda Station is located at the south eastern boundary of the subject site fronting 
North Circular Road. 
 
The North Circular Road is a busy pedestrian and vehicle route connecting the IFSC via Seville 
Place/Portland Row to the east and Phoenix Park to the West. There are several bus routes 
connecting the subject property to Dublin City Centre. North Circular Road intersects with 
various arterial routes radiating from the North City Centre to the M50 Dublin’s ‘C’ ring 
motorway.  
 
We have set out a location map hereunder: 
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Description  
As instructed we did not inspect the subject property. Mountjoy Prison comprises various 
detention centres on the one prison campus namely Mountjoy Men’s Prison, Dochas Women’s 
Centre and St Patrick’s Institution. The site area is approximately 19.65 acres. The site is an 
irregular shaped site with frontage onto North Circular Road. The east side fronts onto 
Glengarriff Parade and north along the Royal Canal and west along Royal Canal Bank as well as a 
spur road off North Circular Road known as North Circular Road.  
 
Mountjoy Men’s Prison dates from 1850 and is constructed along a radial design with four main 
wings, A through D, each of which have three landings, as well as an underground basement 
landing. The wings are connected to a central circle. In 1850 it had 500 cells each of which was 
designed for single capacity. Many parts of the original building have either been renovated or 
demolished. All cells in the main jail have in-cell sanitation following refurbishment in the 
period 2010 to 2015. The prison also has a gym, a medical unit for 60 prisoners, with 48 single 
person cells and three cells that can accommodate up to four people each.  
  

Dochas Women’s Prison opened in 1858 and is the largest female prison. In 1956 the female 
prison at Mountjoy was given over to young male offenders and became St. Patrick's 
Institution.  A new facility was constructed with seven separate houses with each house 
accommodating ten to twelve people except for one called Cedar which can accommodate 
eighteen women. The pre-release centre is called Phoenix and accommodates women in 
private rooms or in self-contained studio apartments.   

 
Zoning  
The property is zoned Zone: M1 - Mixed Use. To consolidate and facilitate the development of 
inner city and inner suburban sites for mixed-uses, with residential the predominant use in 
suburban locations, and office/retail/residential the predominant uses in inner city areas 
according to the Dublin City Development Plan 2016 to 2022. 
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Permissible Uses include Bed and breakfast, betting office, buildings for the health, safety and 
welfare of the public; childcare facility, craft centre/craft shop, cultural/recreational building 
and uses, Education, embassy office, embassy residential, financial institution, guest house, 
halting site, home-based economic activity, hostel, hotel, live-work units, medical and related 
consultants, motor sales showroom, office, open space, part off-licence, public service 
installation, residential, restaurant, shop (neighbourhood). 
 
Uses Open for Consideration include amusement/leisure complex, car park, car trading, civic 
and amenity/recycling centre, civic offices, community facility, conference centre, enterprise 
centre, funeral home, garden centre, internet café, media-associated uses, off-licence, petrol 
station, place of public worship, science and technology based industry, shop (district), take-
away, training centre, veterinary surgery, warehousing (retail/non-food)/retail park. 
 
Planning  
According to Myplan.ie the subject property is labelled a secure area and there are no planning 
applications referred to on the website. We have carried out an on line search of Dublin City 
council’s website and there have been no planning applications or planning grants relating to 
the subject site in the past 5 years.  
 
 
Protected Structures  
We have carried out an online search of the Record of Protected Structure on Dublin City 
Councils website and Mountjoy Prison is not noted on the list.  
 
 
Comments  
 

 The property is well located within close proximity to Dublin City Centre.  
 The zoning is good and would suit a mix of development opportunities including 

residential  
 New developments taking place close by, including some student accommodation, 

residential development around Croke Park   
 Unlikely that a new prison would be built on the subject site  
 Large site of approximately 19.65 acres 
 We would anticipate good demand should the site be placed for sale on the open 

market 
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Comparables  
We have set out hereunder some relevant comparables which have enabled us to arrive at our 
value. 
 
Property  Area  

Hectares 
Acres  

Zoning  Sale price  
per hectare  
per acre  

Comment  

Site at Oscar 
Traynor Road, 
Coolock, Dublin 
17 

2.57   
6.36 
 

Enterprise and 
employment  

€3,500,000 
€1,361,868 
€550,314  

Greenfield site currently in use as 
a pitch and putt course and 
zoned Z6 enterprise & 
employment. The property is 
surrounded by commercial uses 
although the general area is 
residential in nature. Superior 
zoning to subject property 
although a residential 
development is not guaranteed 
and there is no planning 
permission in place. Sale agreed 
just above guide price 
November 2019. Source Lisney.  

Site at 
Jamestown 
Road, Finglas, 
Dublin 11 

4.099 
10.13  

Enterprise and 
employment 

€6,500,000 
€1585753 
€641,658 
 

10 acres of land which was in 
industrial use and being sold 
with the possibility of residential 
planning. The site isn’t zoned 
residential and has no planning 
so the purchaser has change the 
zoning and obtain planning 
permission however Dublin City 
Council are encouraging the 
conversion of industrial zoned 
land to residential use 
particularly where shops, 
schools, public transport and 
general services are in place.  
Source Cushman and Wakefield. 
Currently on the market. 

Jamestown 
Road, Finglas, 
Dublin 11 
 

1.84 
4.54 

Zoned Z6 
Enterprise & 
Employment 
under the Dublin 
City 
Development 
Plan 

€3,000,000 
€1,630,435 
€660,792 

Site just north of Finglas Village 
on Jamestown road with a 
feasibility study suggesting 
potential for 355 apartments. 
The zoning doesn’t permit 
residential development 
however Dublin city Council 
encourages under-utilised sites 
close to public transport and 
services to be used for 
residential. Any potential buyers 
will have to assume the risk of 
not getting planning. Sale agreed 
around guide price, Q1 2020. 
Source Lisney 
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Methodology  
 
We have valued the subject lands using the comparable method of valuation on the basis of 
existing use i.e. no alternative development can take place on the land. The development 
potential based on the zoning in place is broad however it would suggest that a mix of uses 
would have to be represented on the site if developed.  
 
Even with the existing use value we would place a relatively high value on the site as an 
investor/developer would take a chance on achieving some rezoning or high density 
development. However, the pool of potential buyers would be small as they would have to 
have the funds to allow for a potential lengthy planning process with objections as well as 
funding the development which could take a number of years given the size of the site.  
 
Our comparables range from €550,314 to €660,792. These sites are in the suburbs of Dublin in 
areas such as Coolock and Finglas. All the sites are zoned enterprise and employment and are 
viewed as having residential development potential. They are in areas that are arguably weaker 
than a city centre location however the subject site is being valued in its existing use which 
would be viewed as less valuable. In addition, the subject site is larger than any of the 
comparable properties at 19.65 acres.  
 
We have taken the Coolock comparable and reduced this by 10% which equates to a rate per 
acre of €495,282.6 say €500,000. We multiplied this by the acreage of the subject property i.e. 
19.65 which equates to €9,825,000 exclusive of VAT. We have not made any deductions for 
purchasers costs e.g. stamp duty, legal or agents fees. 
 
 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is;  
 
 

€9,825,000 exclusive of VAT 
(Nine Million Eight Hundred and Twenty-Five Thousand Euro) 
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THORNTON HALL, NORTH COUNTY DUBLIN 
 

 

 

 
 
Location  
 
Thornton Hall is a large agricultural holding in North County Dublin close to the County Meath 
border. It is situated on the R130 north east of junction 2 on the M2 motorway. The immediate 
area is agricultural in nature with some, one-off detached houses. Swords is approximately 10 
kilometres east of Thornton Hall and 8 kilometres north of Charlestown Shopping Centre 
Finglas. Thornton Hall is approximately 17 kilometres north of Dublin City Centre.  
 
The property is located in the administrative area of Fingal County Council. Villages in the area 
include St. Margaret’s and Rolestown. Recreational amenities include Corrstown Golf Club and 
St. Margaret’s Golf Club.  
 
We have set out a location map hereunder 
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Description 
 
The subject property comprises 150 acres of land 10 of which are used by the prison services 
and the remaining 140 acres is surplus land and is currently not in use for agricultural or any 
other use. We have applied the site areas based on our previous report dated February 2015. 
Originally the property was a farm with farmhouse and outbuildings. However, we understand 
that the prison service uses the outbuildings and immediate adjoining lands as allotments. 
 
We have not inspected the land and cannot comment on its current condition. If the 
agricultural land has been left idle for a number of years, it would take some time and cost to 
tidy it up and prepare it for the growing of crops.    
 
Zoning  
 
The property is located in an area zoned RU according to the Fingal Development Plan March 
2017 to March 2023. The objective is to protect and promote in a balanced way, the 
development of agriculture and rural related enterprise, biodiversity and rural landscape. 
 
 The following uses are Permitted in Principle Agricultural Buildings Agri-Tourism Bed and 
Breakfast Boarding Kennels Burial Grounds Childcare Facilities Community Facility Extractive 
Industry/Quarrying Farm Shop Golf Course Guest House Health Practitioner Holiday 
Home/Apartments Office Ancillary to Permitted Use Open Space Research and Development 
Recreational Facility/Sports Club Residential Restaurant/Café Sustainable Energy Installation 
Utility Installations Veterinary Clinic Campsite  
 
The following uses are Not Permitted agribusiness Agricultural Farm Supplies Agricultural 
Machinery Sales and/or Maintenance Air Transport Infrastructure Amusement Arcade Betting 
Office Builders Provider/Yard Car Hire Holding Area Caravan Park – Residential Cargo Yards 
Carpark - Non-Ancillary Conference Centre Dancehall/Nightclub Enterprise Centre Exhibition 
Centre Fast Food Outlet/Take-Away Food, Drink and Flower Preparation/Processing Fuel 
Depot/Fuel Storage Funeral Home/Mortuary Health Centre Heavy Vehicle Park High Technology 
Manufacturing Hospital Industry – General Industry – Light Industry - High Impact Logistics 
Office ≤ 100sqm Office >100sqm and < 150 sqm NIA Retail - Convenience ≤ 500 sqm NIARetail - 
Comparison ≤ 500 sqm NIA Retail - Comparison >500sqm NIA Retail - Supermarket ≤ 2,500 sqm 
NIA Retail - Superstore > 2,500 sqm NIA Retail - Hypermarket > 5,000 sqm NIA Retail - Factory 
Outlet Centre Retail Warehouse Retail - Warehouse Club 397, Retail - Factory Outlet Centre 
Retail Warehouse Retail - Warehouse Club Retirement Village Road Transport Depot Sheltered 
Accommodation Taxi Office Training Centre Vehicle Sales Outlet - Small Vehicles Vehicle Sales 
Outlet - Large Vehicles Vehicle Servicing/Maintenance Garage Warehousing Wholesale  
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Planning  
We have carried out an online search of myplan.ie and Fingal County Councils website. There 
have been no planning applications made or granted on the subject site in the last 5 years. 
There have been no adjoining properties that have made an application that would have a 
negative impact on value.  
 
 
Comments  

 Two parcels of agricultural land 
 There would be demand for both the smaller and larger holdings  
 Close to Dublin City, M2 and M1 motorways  
 Existing dwelling and out buildings on site  
 May need some maintenance as land hasn’t been farmed for a few years. 
 We would anticipate good demand for both properties should either be offered for sale  
 We would anticipate a premium paid for a property with a large acreage a house and 

outbuildings  
 

Comparables 
We have set out hereunder some relevant comparables which have enabled us to arrive at our 
value. 
 
Property  Area  

Hectares  
Acres  

Price  
Per hectare  
Per acre  
 

Comments  

46 acres at Nevitt,  
Lusk Co. Dublin  

18.616 
46 

€400,000 
€21,486 
€8,695  
 

Sale agreed (Q 1 2020) of 46 acres of agricultural land in 
North County Dublin. The land has no house or 
buildings on site and the land is used for a mix of uses 
such as farming and forestry (7.5 acres) The sale has 
been agreed around the guide price. Source Sherry 
Fitzgerald Cumiskey  

Farm land  Hampton 
Demense, 
Balbriggan, Co. 
Dublin  

18.212 
45 

€830,000 
€45,574 
€18,444 

Savills are currently selling 45 acres of agricultural land 
close to Balbriggan, North County Dublin. The land is 
zoned high amenity and comprises good quality 
farmland. There is some interest in it and the agent 
anticipates that the land will be sold to a local 
farmer/landowners. Source Savills  

27 Acres / 10.93 
Hectares at 
Baldrumman, Lusk, 
County Dublin 
 

10.927 
27 

€350,000 
€32,030 
€12,962 

Sherry Fitzgerald Cumiskey is selling 27 acres of 
agricultural land near Lusk, North County Dublin. There 
is no house on the land and development on the land is 
unlikely. It is currently used for tillage. It is likely that a 
local farmer will acquire the land around the guide price 
which is just under €13,000 per acre. There are no 
offers as at the date of this report.  

20 Acres at The 
Burrow, Portrane, 
Donabate, County 
Dublin 
 

8.094 
20 

€380,000 
€46,948 
€19,000 

Morton and Flanagan are selling 20 acres of land at The 
Burrow, Portrane guiding €380,000. The land is beside 
the sea and the area is zoned high amenity although 
there may be some commercial uses considered such as 
a caravan park for holiday makers. The guide price 
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equates to €19,000 per acre. The land is adjoining a 
beech and could be prone to coastal flooding. There are 
currently no offers and the land has been on the market 
for 12 months.   

 
The comparables above indicate a range of between €8,695 per acre and €19,000 per acre. The 
average rate per acre is €14,775.  
 
 
Methodology  
As instructed we have been asked to value the subject property in two parts i.e. 10 acres to 
include the house and outbuildings on the basis of existing use value and the remaining 140 
acres of farmland based on market value.  
 
While both land holdings are in the same area with the same zoning they would have a 
different target market if placed for sale on the open market.  
 
Farmhouse and outbuildings on 10 acres  
This is the smaller parcel of land and is to be valued on existing use value. Typically, the smaller 
the holding the higher the rate per acre. We are assuming no buildings on land also. Should the 
land be placed for sale on the open market there would only be two potential buyers, the first 
being the State using the land as part of the prison services or a local farmer who would farm 
the land.  
 
In our opinion the value of the land would not rise much above an agricultural value. Given the 
size of the holding we would apply a small premium to it to reflect this. The strongest 
comparable is the 20 acre holding for sale at the Burrow in Portrane which is for sale guiding 
€19,000 per acre. The subject land is smaller and is better located and therefore we have 
placed a higher value of €20,000 per acre. While we have not inspected the land we suspect it 
may have been utilised as farmland for some time and may need some care. 
 
Therefore 10 acres at €20,000 per acre equates to a capital value of €200,000. This is at the 
higher end of all the comparables and it is likely that a potential prison service operator would 
have to pay the same.    
 
 
140 acres of agricultural land 
We have been instructed to place a market value on the larger portion of Thornton Hall which is 
approximately 140 acres of farmland. In our opinion this would be a very desirable land holding 
to acquire and we anticipate strong interest in it should it be placed for sale on the open 
market. Typically land holdings over 80 acres would have national appeal not just local interest. 
Land in North County Dublin is often the most expensive in the country.  
 
Savills is currently selling 45 acres in Balbriggan guiding €18,444 per acre. While it is usually the 
case that the rate per acre diminishes with the size of the land holding we are of the opinion 
that the subject lands would achieve something comparable in terms of a rate per acre. 
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Therefore, we have placed a market value of €18,000 per acre on the subject lands which at 
140 acres equates to a capital value of €2,520,000. We have not subtracted any purchaser costs 
e.g. stamp duty, legal fees and agents fees.  
 
 
Value 
We are of the opinion that the existing use value in the freehold interest in 10 acres of land at 
Thornton Hall, the subject property with benefit of vacant possession as of the date of 
valuation is;  
 
 

€200,000 exclusive of VAT 
(Two Hundred Thousand Euro) 

 
 

Value 
We are of the opinion that the market value in the freehold interest in 140 acres of land at 
Thornton Hall, the subject property with benefit of vacant possession as of the date of 
valuation is;  
 
 

€2,520,000 exclusive of VAT 
(Two Million Five Hundred & Twenty Thousand Euro) 
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PORTLAOISE PRISON COMPLEX, PORTLAOISE, CO. LAOIS 
 

 

 

 
 
Location  
The subject properties are all located within the Portlaoise Prison Complex with good frontage  
onto the R445/Dublin Road and is approximately 1 kilometre north east of the centre of 
Portlaoise. Portlaoise is the County Town of County Laois approximately 95 kilometres south 
west of Dublin City Centre. The population of Portlaoise as of Census 2016 was 20,050 which is 
an increase of 9.5% on the previous Census.  
 
The immediate area is residential in nature with several housing estates surrounding the 
subject properties such as Forest Park, The Grange, Fielbrook. Non-residential property in the 
area include Des Hughes Motors, St Marys Sportshall. Portlaoise Hospital as well as St. Fintans 
Hospital. There is also some greenfield land along Dublin Road.  
 
Portlaoise has a regular rail and bus service to Dublin. Portlaoise also has good road 
infrastructure and is approximately 5 kilometres north of the M7 motorway which connects 
Dublin with Cork and Limerick.   
 
We have set out a location map hereunder 
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Description  
As instructed we have not inspected the subject property and cannot comment in detail on the 
construction or layout of the various buildings. Portlaoise Prison Complex comprises the 
Midlands Prison, Portlaoise Prison, Irish Prison Service College and the Onion Field, all on a 
47.20 acre campus with the main access from Dublin Road and some access from Borris Road.  
 
Midlands Prison is a closed, medium security prison for adult males. It is the committal prison 
for counties Carlow, Kildare, Kilkenny, Laois, Offaly and Westmeath. The capacity is 870 
 
Portlaoise prison is a closed high security prison for adult males. It is the committal prison for 
those sent to custody from the Special Criminal Court and prisoners accommodated here 
including those linked with subversive criminals.  The capacity is 291 according to the Irish 
Prison Service Website.  
 
Irish Prison Service College consists of a small school along with a halls of residences for trainee 
prison officers.  
 
Zoning  
The subject property is located in an area zoned S5 mixed/general community services/facilities 
uses. To protect and provide for local neighbourhood, community, ecclesiastical, recreational 
and educational facilities according to the Portlaoise Area Plan 2018-2024 
 
The following uses are permitted under the development plan i.e. cemetery, community hall, 
park, playground, playing field.  
 
The following uses are open for consideration, apartment, caravan camping, craft industry, 
crèche playschool, cultural uses, library, dwelling, funeral home, guest house, hostel, hotel, 
halting site, health centre, medical and related consultants, nursing home, sheltered housing, 
offices <100 sq. metres, offices > 100 sq. metres, playing fields, recreational building, 
restaurant, school/education facility, sports leisure complex, utility structures,   
 
The following uses are not permitted. Car park, animal housing, café, cinema, dancehall, disco, 
garages, panel beating, car repairs, garden centre, hot food takeaway, industry, industry (light) 
motor sales, petrol station, pub, retail warehouse, scrap yard, retail comparisons < 100 sq. 
metres, retail comparisons > 100 sq. metres retail convenience < 100 sq. metres retail 
comparisons > 100 sq. metres.  
 
 
Planning  
We have carried out an online search of myplan.ie and there have been no planning 
applications granted or applied for in the last five years on the subject site. Any planning 
application or grant of planning in the general area has not had an impact on value.  According 
to the Laois county development plan November 2018 to November 2024.  
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Comments 
 Large site  
 Close to Portlaoise Town Centre 
 Limited demand should it be sold in one lot 
 Weak zoning  
 If rebuilt today arguably a facility with a larger capacity would be constructed 
 

Comparables  
We have set out hereunder some relevant comparables which have enabled us to arrive at 
our value. 
 
Property  Area  

Hectares  
Acres  

Price  
Per 
hectare 
Per acre  

Comments  

Lands at Arden 
Road, Tullamore, Co 
Offaly 
 

9.631 
23.80 

€2,500,000 
€259,578 
€105,042  

Savills are selling this residentially zoned site with a 
narrow laneway for access. The purchaser may have to 
acquire an adjoining house to widen the access. The 
land is sale agreed (Q2 2020) just above the guide and 
there is planning permission for 116 units  

Lands at Seffin, Birr, 
Co. Offaly  

9.146 
22.60 

€460,000 
€50,295 
€20,353 

DNG Glen Corcoran is selling 22.60 acres of land in one 
division which is zoned for residential use. Birr is not a 
large town and the development of 22.60 acres of land 
for housing would take time to construct and sell. 
Portlaoise is a superior location in terms of transport 
links as well as the proximity to the Dublin 
Cork/Limerick motorway  

1.5 acres at Athy 
Road, Stradbally, 
Co. Laois 

0.60 
1.5 

€50,000 
€83,333 
€33,333 

Small site for sale in Stradbally Co. Laois. This location 
would not be as desirable as the subject site and 
Stradbally is a smaller town. The site does have lapsed 
planning permission for a small development of 14 
houses. It is likely that a new planning application may 
obtain planning for some residential dwelling. The 
lapsed planning permission is positive and diminishes 
risk for a potential buyer. The subject land is better 
located however is significantly larger at 47.20 acres. 
The land is currently for sale with REA Sothern.  

 
Methodology  
We valued the subject land using the comparable method of valuation and placing an existing 
use value on the land only. Portlaoise has a large site area of 47.20 acres. While there is 
demand in Portlaoise and the general area for land, it is mainly for land with a residential 
zoning. The subject site is zoned mixed/general community services/facilities according to the 
Portlaoise Area Plan 2018-2024. While it’s not an undesirable zoning it would suggest that the 
local authority would demand uses which are financially viable. Therefore, the demand for this 
land whether its valued on existing use or market value wouldn’t vary too much as the zoning is 
mixed with a requirement for community use.  
 

R1376 (vi) PAC33



  Page 28 of 57 

The subject comparables are relatively small at between 1.5 and 23.80 acres. There is a paucity 
of evidence in Portlaoise and County Laois although we have obtained comparables from 
County Offaly. The comparables range from €20,353 per acre to €105,042 per acre. We are of 
the opinion that the subject site is significantly larger at 47.20 acres and we are valuing based 
on the existing use. We are of the opinion that the value of the subject lands should be around 
the mid-point of our comparables.  
 
If we place a rate per acre of €50,000 on the property this equates to a market value of 
€2,360,000.  
 

 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is;  
 
 

€2,360,000 exclusive of VAT 
(Two Million Three Hundred and Sixty Thousand Euro) 
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CASTLEREA PRISON, HARRISTOWN, CASTLEREA, CO. ROSCOMMON 
 

 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
Location  
The subject property is located to the south east of the town although it is somewhat removed 
from any housing or commercial activity. Castlerea is the second largest town in County 
Roscommon with a population of 1,992 as of Census 2016 after Roscommon town.  
 
The entrance to the subject property is located just south of the intersection of the N60 and the 
(Dublin – Westport) railway line. The immediate area comprises farmland, forestry and 
undeveloped green field land.  
 
Castlerea is approximately 30 kilometres north west of Roscommon town, 38 kilometres east of 
Claremorris Co. Mayo and 38 kilometres south west of Carrick On Shannon Co. Leitrim.  
 
We have set out a location map hereunder; 
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Description  
The subject property is a closed, medium security prison for adult males. It is the committal 
prison for remand and sentenced prisoners in Connaught and also takes committals from 
counties Cavan, Donegal and Longford. The prison has capacity for 340 prisoners. The prison 
was opened in 1996 and is a modern facility however there are some old buildings on site 
which formed part of St. Patricks Hospital which was a previous use on site.  The property 
occupies a site area of 29 acres approximately.   
 
 
Planning  
We have carried out an online search of myplan.ie and there have been no planning 
applications made or applied on the subject site. In addition, there are no planning applications 
made or granted in the immediate area that would have a negative impact on value.  
 
Zoning  
We have carried out an online search of myplan.ie in order to ascertain the zoning on the 
subject property. The property is located in an area that is un-zoned.  
 
Comments  

 Rural location  
 Large parcel of land  
 Surrounded by greenfield/agri/forestry land which would be desirable for such a use  
 Relatively modern facility  

 
Comparables  

We have set out hereunder some relevant comparables which have enabled us to arrive at 
our value. 

 
Property  Area  Guide Price   

per hectare 
Per acre  

Comments  

Land holding at 
Cloonfree, 
Strokestown, 
Roscommon 
 

9.186 
22.70  

€200,000 
€21,772 
€8,810 

Property Partners Earley are selling 22.70 acres of land near 
Strokestown, Co. Roscommon. The agent is guiding €200,000 
and there is some interest in it. He anticipates that it will sell 
close to the guide but not significantly in excess or below. At 
€200,000 this equates to €8,810 per acre. The property does 
include an old house and some sheds which require 
modernisation. The agent is of the opinion that the old house 
may make the sale more attractive although they are not 
targeting home owners. It has been on the market since Q1 
2020.   

Kilmore Avenue, 
Lecarrow, 
Roscommon 
 
 

18.009 
44.50 

€750,000 
€41,646 
€16,854 

44.5 acres of land along the Shannon with a modern 4 bed 
detached house, an older cottage and some sheds. If we 
allow €400,000 for the two properties on say 5 acres (which 
is arguably strong) this leaves €350,000 for the remaining 
39.50 acres which equates to €8,860 per acre. We would 
anticipate a stronger price for the subject property as this is a 
smaller parcel of land and not subject to flooding. The 
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comparable property is on the banks of the River Shannon. 
The property has been on the market since Q3 2019 and 
there are no offers although there is interest. Source 
Property Partners Earley.   

Lissaneaville, 
Fuerty, Co. 
Roscommon 
 

0.4047 
1.00  

€15,000 
€37,064 
€15,000 
 
 

Sherry FitzGerald P. Burke rural location 1 kilometre from 
Roscommon Road. The site is small and development 
unlikely. Generally, the smaller the parcel of land the higher 
the rate per acre. For a larger land holding we would 
anticipate lower rates per acre. The land is currently for sale 
and has been on the market since February 2020.  

 
Methodology  
We have valued the subject lands using the comparable method of valuation. Our valuation is 
based on ‘existing use value’. The three comparables set out above range from €8,810 per acre 
up to €16,854 per acre. The subject lands total 16.97 acres and is relatively good land. It is also 
on the outskirts of Castlerea which in our opinion would command a premium. It is near local 
services and good road and rail connectivity.  
 
The average of the three comparables is €13,554. If this figure is rounded to €15,000 and 
multiplied by the number of acres i.e. 16.97 this equates to a capital value of €254,550.  We 
have not had regard to purchaser costs i.e. stamp duty, legal and agents fees. 
 
 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is  
 

€254,550 exclusive of VAT 
(Two Hundred & Fifty-Four Thousand Five Hundred & Fifty Euro) 
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CORK PRISON, CORK CITY, COUNTY CORK 
 

 

 

 
 
 
Location  
The subject property is located on Rathmore Road/Thomas Kent Park approximately 3 
kilometres north east of Cork City Centre i.e. Saint Patrick Street. The immediate area is 
primarily residential in nature although there are some commercial uses such as Collins 
Barracks Military Museum, Ambassador Hotel and Griffith College Cork.  
 
Cork is the second largest city in the republic of Ireland with a population of 124,391 as at 
Census 2016. Cork is approximately 270 kilometres south west of Dublin and 110 kilometres 
south of Limerick City. Saint Patrick Street is the main retail thoroughfare in Cork City with 
occupiers such as Brown Thomas, Debenhams and Dunnes Stores.  
 
The areas are well served by public transport with a suburban bus network and national rail 
connections at Kent Railway Station which links Cork City with Dublin. The M8 is the motorway 
providing road access to Dublin.  
 
We have set out a location map hereunder 
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Description  
The subject property is on a site of 11.22 acres. It is a closed, medium security prison for adult 
males. It is the committal prison for counties Cork, Kerry and Waterford. In 2016, the older 
prison buildings were replaced by a new facility and has an operational capacity of 310 inmates. 

 

 

Planning  
We have carried out an online search of myplan.ie and there have been no planning 
applications made or applied on the subject site. In addition there are no planning applications 
made or granted in the immediate area that would have a negative impact on value.  
 
Zoning  
The property is located in an area zoned R3 - To protect and provide for residential uses, local 
services, institutional use and civic uses according the Cork City Development Plan 2015 -2021. 
 
According to the Cork City Development Plan, the provision and protection of residential uses 
and residential amenity is a central objective of this zoning, which covers much of the land in the 
suburban area. However other uses, including small scale local services, institutional uses and 
civic uses and provision of public infrastructure and utilities are permitted, provided they do not 
detract from residential amenity and do not conflict with the employment use policies  
 
 
Comments  

 Residential zoning  
 Large parcel of land, 11.22 acres.  
 Close to Cork City Centre  
 Access to public transport,  
 Access to M8 motorway and Dublin  

 
 
Comparables  
We have set out hereunder some relevant comparables which have enabled us to arrive at our 
value. 
 
Property  Area  

Hectares  
Acres 

Guide Price  
Per hectare  
Per acre   

Sale price  

Mount St. Joseph’s, 
Passage West, Passage 
West, Co. Cork, 

 

2.79 
6.9 

€750,000 
€268,817 
€108,695 
 

Lisney is selling land zoned for Existing Built-up 
Area' in the Ballincollig-Carrigaline Municipal District 
Local Area Plan 2017. The property comprises a 
large house in poor condition although there are 
good waterfront views. The site has a steep 
gradient. The land has no planning permission 
however we would anticipate good interest in it and 
the agent is hoping to achieve in excess of the guide 
price. At the guide price the sale would equate to 
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€108,695 per acre. We would place a higher rate per 
acre on the subject lands.  

Residential Development 
Land at Fota Island Resort, 
Fota Island, Cork, Fota, 
Cork, Co. Cork 

 

11.343 
28.03 

€4,000,000 
€352,640 
€142,704 
 

Lisney is selling 28.03 acres of residentially zoned 
land in two lots to the east of Cork City adjoining the 
Fota Island Hotel. The land is available in two lots 
however housing on the land has to be used for 
holiday rentals. This makes it restrictive and would 
have a reduced target market. Consequently, the 
value would be lower. If €4,000,000 is achieved this 
would equate to €142,704 per acre.  

Lota Beg House and Lands, 
Tivoli, Cork City, Cork.  

11.38 
28.12  

€4,500,000 
€395,430 
€160,028 
 
 
 
 

Lota Beg comprises a detached period property on 
28.12 acres to the east of Cork City Centre. The 
house needs significant refurbishment and the 
entire is being sold in two lots. Lot 1 is the house on 
17.60 acres which is guiding €1,000,000 and the 
remaining 10.59 acres (of which 7.4 acres is zoned 
residential) which is guiding €3,500,000. The 
vendors ideally want to sell the entire which would 
equate to €160,028 per acre however lot 2 equates 
to €330,500 per acre. Lot 2 could be developed for 
housing relatively quickly subject to planning. We 
would not anticipate as strong a value for the 
subject site in its existing use. Source ERA Downey 
McCarthy.  

 
Methodology  
We have valued the subject lands based on the existing use value. We used the comparable 
method of valuation and have identified three appropriate comparables which range in value 
from €108,695 to €160,028 per acre. The subject lands comprise 11.22 acres and we have 
placed a value of €200,000 per acre on the subject land. This is stronger than the comparables 
set out above however when the guide price of Lotabeg when analysed gives the residential 
element to be €330,500 per acre.  
 
 A residential zoning is a more desirable than the existing use value of the subject property. 
However, a premium would have to be paid for the subject lands as a prison and we have 
reflected this in our value. The residential land market is strong at present and a prison 
occupier would have to compete with other developers.  
 
At €200,000 per acre by 11.22 acres this equates to a capital value of €2,244,000.  We have not 
had regard to purchaser costs i.e. stamp duty, legal and agents fees. 
 
 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is;  
 
 

€2,244,000 exclusive of VAT 
(Two Million Two Hundred and Forty-Four Thousand Euro) 
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LIMERICK PRISON, LIMERICK CITY, CO. LIMERICK 
 

 

 

 
 
Location  
The subject property is located the southside of the Ballysimon Road approximately 3 
kilometres south east of Limerick City Centre. The immediate area comprises a mix of uses such 
as residential, commercial and institutional. Well known occupiers include Saint John’s Hospital, 
Limerick College of Further Education, Limerick Courthouse and Limerick City Fire station.  
 
The subject property is within walking distance of the City Centre however the immediate area 
is served with numerous bus and rail connections. Limerick Railway Station is approximately 1.5 
kilometres which provides regular rail services to Dublin. The M7 motorway provides good 
connectivity to Dublin City as well as other connecting motorways such as M1.  
 
We have set out a location map hereunder 
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Description 
Constructed c.1820 Limerick Prison has been extensively renovated and modernized over the 
years. Many of the old prison wings have been knocked down and new units built with modern 
sanitation facilities. A new female unit has been constructed.  
 
Limerick Prison is a closed, medium security prison for adult males and females. It is the 
committal prison for males for counties Clare, Limerick and Tipperary and for females for all six 
Munster counties. The property is on a site area of 9.96 acres.  
 
Zoning  
The property is located in an area zoned S3 community facilities, according to the Limerick City 
and County Council Development Plan 2010-2020.  
 
There are limited uses permitted under this zoning namely, school/church, crèche or childcare 
facility and a recycling centre.  
 
The following uses are open for consideration, community hall – recreational/function, open 
space/sports grounds 
 
The following uses are not permitted, residential, hotel, local shops, regional shops, take away, 
pub, restaurant, cinema, dancehall, nursing home, health centre/clinic, hospital, office, car 
repair/sales, petrol station, warehousing light/heavy, wholesale, agricultural machinery, garden 
centre, amusement arcade, advertising panel, hair dressing salon, bank, group housing, 
permanent halting, sites & transient, sites for travellers 
 
Planning  
We have carried out an online search of my plan.ie and there have been no planning 
applications made or applied on the subject site. Ina addition there are no planning applications 
made or granted in the immediate area that would have a negative impact on value.  
 
 
 
 

R1376 (vi) PAC33

\ 

~stfie!ds A 
~imenck T 

I ennis Club ~-----·· ! ~ Limerick City and 
.., County Council 

GROVE ISLAND - CANAL BANK 

PLASSEY WAU 
f woodfield House 9 

• J 

Our Lady of the ft 
Rosary Parish Y 

\ 
t 

... •. 
.1-•""'' 

University Matern_ity m Cl 

Hospital Limerick T } 

Q circleK~ l 
Limerick Strand ' c,\A.-t 

Arthur's Quay Par~l, 
(§1 

.. .,~ 
f The Hunt Museum 

lillfil 
,:,\Arthur's Quay 
Y Shopping Centre c,.,_,..,9-

O'Bi-ien;S Park 
l,J @ml 

~ 

! 
QUARRY HILL 

NC,,,;-uj•l'?d 
ft bedford row 
T family project t:\Poppadom Indian 

T" Restaurant Limerick 

!~o .. 1i 

PENNYWELL 
@llil • 

Frank Hogan Limerick f+' 

George Hotel ~ , 
1menck City T 

.. 
~ , .. .,i; f Clayton HOtel u ; erick , ,f 

/ 
Dolan's Pub ~ 

and Restaurant T 

"....,., 
"'·" 

Limerick City a 
Gallery of Art Y 

KILLALEE 
ffifill St John's Cathedral 4' 
C, City Centre Car Park 

I 
I Kilmurry Park 

~ ~ Markets Field 
rnml • 
... ,.," / 

NC\w4',_ul'li\O 

sC~i\d 

@w rn!l] 

limerick El 
I 

f umerick Prison 

Saint Joseph's Hospital Q.'o/ q, •. 

O_.,,._,,.r,c. 

tSll'lulalldil.d 

Lawrence Cemeterv 

Garry 



  Page 37 of 57 

Comments  
 

 Centrally located site  
 Large parcel of land on 9.96 acres.  
 Good road frontage onto Ballysimon Road  
 The onsite buildings are not protected structures  
 New Development Plan to be issued in 2021 

 
 
Comparables  
 
We have set out hereunder some relevant comparables which have enabled us to arrive at our 
value. 
 
Property  Area  

Hectares 
Acres 
 

Price  
Per Hectare 
Per acre   

Comments 

Lands at Monaleen, 
Limerick, Co. 
Limerick 
 

3.434 
8.50 

€800,000 
€232,964 
€94,117 

O’Connor Murphy have sale agreed Q1 2020 an 8.5 
acres regular shaped site around the guide price of 
€800,000 which equates to €94,117 per acre. It is not as 
central as the subject site and is zoned open space 
which is weak. There is an industrial 
building/warehouse on site which gives it some 
commercial precedent in terms of established use 
permission. We would anticipate a slightly higher value 
on the subject land given its location closer to Limerick 
City Centre.  

Site at Crossagalla 
Industrial Estate, 
Ballysimon, Limerick, 
Co. Limerick  
 

0.809 
2.00 

€300,000 
€370,828 
€150,000 

Power Property is selling a two-acre site within an 
established industrial estate close to the subject 
property however further out from Limerick City. The 
land has no planning permission but it’s likely that a 
detached industrial unit would be constructed. This 
would command a stronger price than the subject 
property based on existing use value. In addition, the 
subject site is larger and therefore we would also 
anticipate a lower rate per acre. There are no offers on 
this land although there is some interest from an owner 
occupier. It is unlikely to appeal to investors.  

2.8 Acres, 
Castlemungret, 
Mungret, Limerick, 
Co. Limerick 
 

1.133 
2.80  

€300,000  
€264,783 
€107,142 

Industrial zoned land for sale on the outskirts 
(Southwest) of Limerick City. It is currently greenfield 
land with no planning permission. Superior zoning that 
subject site however it is not within an industrial estate 
so planning permission is not guaranteed. There are no 
offers on the land as at the date of valuation. Source 
Power Property.  
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Methodology  
We used the comparable method of valuation when placing an existing use value on the subject 
property. Our three comparables range from €94,117 per acre to €150,000 per acre.  The 
property is 9.96 acres and is zoned for community facilities according to the Limerick local area 
plan. The subject site is close to the city centre and we would envisage good interest should it 
be placed for sale on the open market. Interest would come from, developers, the local 
authority or central government. Even as an existing use we would anticipate good interest in 
the land which is a relatively large.  
 
The land sale at Monaleen is a similar size parcel of land as the subject property although it is in 
a weaker/less desirable location. The land sold for €94,117 per acre. The Mungret lands which 
are arguably similar to Monaleen are for sale guiding €107,142 per acre. While the industrial 
zoned lands at Crossagalla is for sale guiding 150,000 per acre. The Crossagalla lands are in an 
established industrial location and while there is no grant of planning permission it is likely that 
planning permission for an industrial unit would be forthcoming.  
 
The average of the two lower comparables is €100,629.5 and the average between this figure 
and the Crossagalla rate per acre is €125,315 say €125,000. If we apply this to the subject lands 
of 9.96 acres this equates to €1,245,000. We have not had regard to purchaser costs i.e. stamp 
duty, legal and agents fees. 
 
 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is;  
 
 

€1,245,000 exclusive of VAT 
(One Million Two Hundred and Forty-Five Thousand Euro) 
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LOUGHAN HOUSE, BLACKLION, COUNTY CAVAN 
 

 

 

 
 
Location  
The subject property is located on the northside of N61 approximately 3 kilometres west of 
Blacklion, Co. Cavan and 4 kilometres west of the Northern Ireland border.  The land has access 
to Lough MacNean. Blacklion is at the northern end of County Cavan. The population of 
Blacklion as at Census 2016 is 194 while the population of County Cavan is 76,176 also as of 
Census 2016.  
 
The immediate area is rural nature with limited commercial activity. MacNean House and 
Restaurant which is in Blacklion is run by well-known chef Neven Maguire. Cavan has a strong 
agricultural tradition with dairy milk production as well as pig and beef farming. Blacklion is 
approximately 70 kilometres from Cavan town and 170 kilometres to Dublin. Other large towns 
in the general area include, Omagh, Sligo and Donegal.  
 
We have set out a location map hereunder 
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Description  
The subject property comprises a campus style property with various buildings on the one site. 
The property is approximately 51 acres. An open, low security prison for males aged 18 years 
and over who are regarded as requiring lower levels of security. It has capacity for 140 male 
prisoners. The property has good road frontage and frontage onto Lough McNean Upper.   
 
 
Planning  
We have carried out an online search of my plan.ie and there have been no planning 
applications made or applied on the subject site. Ina addition there are no planning applications 
made or granted in the immediate area that would have a negative impact on value.  
 
Zoning  
We have carried out an online search of myplan.ie in order to ascertain the zoning on the 
subject property. The property is located in an area that is unzoned.  
 
Comments  

 Large parcel of land  
 Mix of buildings on site  
 Waterfrontage  
 Close to Northern Ireland boarder  
 No meaningful alternative use perhaps farmland  
 Some effort required to convert to reasonable farm land.  

 
 
Comparables  
We have set out hereunder some relevant comparables which have enabled us to arrive at our 
value. 
 
Property  Area  

Hectares  
Acres  

Price  
Rate per hectare  
Rate per acre  

Comment   

Kilmacaran, 
Shercock, Co. Cavan 
 

11.33 
28.00 

€199,000 
€7,107  

Keenan Auctioneers are selling a large land 
holding with lake frontage similar to subject 
property east Cavan closer to Dublin. It is smaller 
than the subject property but in an arguably 
more sought after location. The land is 
agricultural in nature. There are no offers but 
some interest as at the date of this report.  

Benwilt, Dairybrae, 
Lisnalong, Cootehill, 
Co. Cavan 
 

9.178 
22.68 

€250,000 
€11,022 

Sherry FitzGerald - Declan Woods is selling 22.68 
acres of good agricultural land in the East of 
Cavan. The agent is guiding €250,000 or €11,022 
per acre. This is smaller than the subject 
property but the land is superior and it is closer 
to larger centres of population such as Dublin, 
Dundalk and Drogheda.  

Drumliff, Cloverhill, 4.856 €85000 REA Peter Donohoe (Ballyconnell) is selling 12 
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Co. Cavan 

 

12.00 €7,083 acres of land at Cloverhill in Cavan. The land is in 
a rural location and the land is undulating. There 
is a right of way to access the land which has a 
negative impact on value. We are of the opinion 
that the subject property is superior however it’s 
in the north west of the county which would 
arguably be less valuable particular since its 
significantly larger. There are no offers on the 
land.  
 

 
Methodology  
We used the comparable method of valuation when placing a value on the subject land. The 
subject land is approximately 51 acres which is a relatively large parcel. Usually the larger the 
parcel of land the lower the rate per acre. We have kept the rate per acre of the subject 
property to the lower end of the comparables.  
 
Our comparables range from €7,083 to €11,022 per acre. The subject property has good road 
frontage and lake frontage which may command a premium. We have placed a value of €6,500 
per acre on the subject lands which is slightly below the rate per acre in our comparables. At 51 
acres this equates to a capital value of €331,500. We have not had regard to purchaser costs i.e. 
stamp duty, legal and agents fees. 
 
Value 
We are of the opinion that the existing use value in the freehold interest of the subject property 
with benefit of vacant possession as of the date of valuation is;  
 

€331,500 exclusive of VAT 
(Three Hundred and Fifty Thousand Euro) 
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SHELTON ABBEY, ARKLOW, COUNTY WICKLOW 
 

 

 

 
 
Location  
The subject property is located approximately 4 kilometres north west of Arklow (5.5 
kilometres by car) and 5.5 kilometres by car to junction 20 of the M11 motorway. The 
immediate area is rural in nature although there are some industrial occupiers in Avoca River 
Park, Industrial Estate. Many of the larger centres of population in County Wicklow are situated 
along the coast all of which have easy access to the M11 Dublin to Wexford motorway. The 
population of Arklow is 14,353.  
 
The area has limited public transport with bus and rail services at Arklow. There is a weekly bus 
service between Aughrim and Arklow. Aughrim is approximately 15 kilometres north west of 
Arklow.  
 
We have set out a location map hereunder 
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Description  
The subject property was built c.1770 as a house on 91.30 acres. The property was used as a   
residential forestry training facility however since the early 1970s, it has been used as an open 
prison for males aged 19 years and over who are regarded as requiring lower levels of security. 
The accommodation comprises a mix of dormitories and single rooms with a capacity for 100. 
An additional wing was opened in 2009 and can accommodate 110. 
 
 
Planning Permission  
We have carried out an online search of myplan.ie and there have been no planning 
applications made or applied for on the subject site. In addition, there are no planning 
applications made or granted in the immediate area that would have a negative impact on 
value.  
 
 
Zoning  
We have carried out an online search of myplan.ie in order to ascertain the zoning on the 
subject property. The property is located in an area which is unzoned.  
 
Comments 

 Large parcel of land at 91.30 
 Part of the land is under forest 
 We have not inspected the land however we’d argue that the land is not good 

agricultural land  
 While we are valuing based on existing use alternative development is unlikely.  
 Obtaining planning permission in County Wicklow is difficult.  

 
 
Comparables  
We have set out hereunder some relevant comparables which have enabled us to arrive at our 
value. 
 
Property  Area  

Hectares 
Acres  

Price  
Rate per hectare  
Rate per acre 

Comments 

Land at Kilmurry North, 
Kilmacanogue, Wicklow 

 

13.759 
34 

€349,000 
€25,365 
€10,264 
 
 

J P & M Doyle Ltd, Terenure is selling 34 acres 
of undulating land with good road frontage 
with a guide price of €10,264 per acre. There 
are telegraph poles traversing part of the sites. 
The land is zoned for agricultural use and the 
agent is expecting to sell the land for excess of 
€349,000 i.e. €350,000 - €360,000. The land 
has been on the market since Q4 2019. We 
anticipate a similar rate per acre for the subject 
property. Often a purchaser may pay a 
premium to acquire such a land holding.  
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Clough Lower, Baltinglass, 
Co Wicklow 

 

9.915 
24.5 

€285,000 
€28,744 
€11,632 

Sherry FitzGerald McDermott is selling 24.50 
acres of land at Baltinglass, Co. Wicklow 
guiding €285,000. The agent is hoping for a 
little more than the guide however the guide 
price is realistic. The land is arguably better 
than that of the subject property and would be 
more valuable. It has been on the market since 
Q1 2020. 

Ballytunney, Brittas Bay, 
Wicklow 

 

10.117 
25  

€225,000 
€22,240 
€9,000 

Kinsella Estates is selling 25 acres of land at 
Brittas Bay Co. Wicklow. The agent is quoting 
€225,000 or €9,000 per acre. The land is 9000 
good land north of arklow  

 
 
Methodology  
We valued the subject property on a rate per acre in order to obtain its existing use value. The 
subject lands are unzoned and we applied an agricultural rate to the property. The comparables 
range from €9,000 to €11,632 per acre. The subject property has 91.30 acres. Usually, the 
larger the land holding the lower the rate per acre. We have kept the value at €9,000 per acre 
as it is likely that a buyer would have to pay a premium as it would be difficult to source 91 
acres near Arklow. Our comparables range from 24.50 acres to 34 acres.  
 
At €9,000 per acre this equates to a capital value of €821,700 for 91.30 acres. We have not had 
regard to purchaser costs i.e. stamp duty, legal and agents fees. 
 
Value 
We are of the opinion that the existing use value in the freehold interest in the subject property 
with benefit of vacant possession as of the date of valuation is;  
 
 

€821,700 exclusive of VAT 
(Eight Hundred and Twenty-One Thousand, Seven Hundred Euro) 

 
  
 
 
 

 
__________________________ 
Niall Deegan – MSCSI, MRICS 
Valuer - Infrastructural & State Property Valuations  
23 February 2021 
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   Patrick Kyne 
_________________________ 
Patrick Kyne – FSCSI, FRICS, B.E., MSc.(P&D). 
Director  
23 February 2021 
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Appendix A    Letter of Engagement 
 
 
Appendix B   Terms and Conditions 
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Appendix A - Letter of Engagement 

 
 
Valuation Office  
Block B Irish Life Centre  
Abbey Street 
Dublin 1 
 
25 March 2020 

Mr. Peter Wood, 
Irish Prison Service 
IDA Business Park, 
Ballinalee Road, 
Longford, 
Co. Longford 
 

VALUATION OF THE ASSETS OF THE IRISH PRISON SERVICES  
VALUATION AS AT 31 DECEMBER 2019 
 
Terms of Engagement and Scope of Services  
 
Dear Mr. Wood 
 
Following our recent emails, I am writing to confirm the Valuations Offices appointment to 
provide a valuation of the above properties. Our appointment is to be carried out in accordance 
with and subject to this Terms of Engagement letter.  
 
It is important therefore to cover all key aspects of the instruction at the outset hence the 
detailed nature of the Terms of Engagement. The Terms of Engagement includes an Appendix 
listing the information which we will require in order to complete the assignment as well as 
General Assumptions and Conditions.  
 
I would appreciate if you could review this document and confirm your agreement by signing 
the Terms of Engagement. On receipt of the signed copy we will be able to commence work on 
the instruction.  
 
I look forward to working with you. If in the meantime you have any question on any aspect of 
the contents, please do not hesitate to contact me.  
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Yours Sincerely  
 
 

 
__________________________ 
Patrick Kyne  
Managing Valuer 
 
 
 
TERMS OF ENGAGMENT DATED 25 MARCH 2020 BETWEEN VALUATION OFFICE AND IRISH 
PRISON SERVICES.  
PROPERTY PORTFOLIO OF THE IRISH PRISON SERVICES  
VALUATION AS AT 31 DECEMBER 2019 
 

SCOPE OF THE INSTRUCTION  
 
We have been appointed to undertake a valuation in accordance with the current version of the 
RICS Valuation – Global Standards and the RICS Valuation – Professional Standards (the Red 
Book) incorporating the International Valuation Standards as set out in these Terms of 
Engagement. 
 

THE PROPERTIES  
 
We have set out hereunder the properties, which form part of the instruction. We have been 
asked to value the freehold/equivalent long leasehold interest in the subject lands only, 
excluding any buildings.   
 
The lands to be valued are located at: 
 
1. Arbour Hill, Dublin 
2. West Dublin Prison Campus (Wheatfield and Cloverhill) 
3. Mountjoy Prison Campus, Phibsboro, Dublin City, including Mountjoy, Dochas, Training 

Unit and St Patrick’s Institution 
4. Thornton Hall, North County Dublin (to be valued in two parts, 10 acres and 140 acres) 
5. Portlaoise Prison Complex including the Midlands Prison, Portlaoise Prison, IPS College 

and the Onion Field 
6. Castlerea Prison, including Harristown House, Castlerea, Roscommon 
7. Cork Prison, Cork City 
8. Limerick Prison, Limerick City 
9. Loughan House, Blacklion, Cavan 
10. Shelton Abbey, Arklow, Wicklow 
 

THE VALUERS  
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The contact details for our team are as follows: 
 
Name  Position  Phone Number  Email  
    
Patrick Kyne Managing Valuer  01-8171068 patrick.kyne@valoff.ie 
Orlaith Ryan  Team Leader 01-8171162 orlaith.ryan@valoff.ie 
Niall Deegan  Valuer  01-8171116 niall.deegan@valoff.ie  
 
We will endeavour to maintain the team as detailed above for the duration of the appointment 
but we reserve the right to make changes. We will nevertheless advise you of any changes in 
the key personnel and the reasons for the changes at the earliest opportunity.  
 
We confirm that all the valuers named above and allocated to this instruction are professionally 
qualified, suitably experienced and have the appropriate competence to carry out the valuation 
in accordance with the requirements of the Red Book.  
 

PREVIOUS INVOLVEMENT/CONFLICTS OF INTEREST 
 
We confirm that the Valuation Office has valued the above properties in a report dated 
February 2015. The report was addressed to Mr. Peter Wood of Irish Prison Services and was 
prepared on the basis of existing use value for all sites with the exception of 140 acres at 
Thornton Hall and a site at Kilmainham, Dublin 8 which were valued based on Market Value. 
The Kilmainham property does not form part of this instruction.    
 

TERMS OF REFERENCE  
 
You have instructed us to act as an External Valuer as defined in the current version of the RICS 
Valuation - Global Standards.  
 
Please note that the valuation may be investigated by the RICS for the purposes of the 
administration of the Institutions conduct and disciplinary regulations in order to ensure 
compliance with the Valuation Standards.  
 

PURPOSE AND BASIS OF VALUATION  
 
You have requested us to carry out a valuation for  
 

 Financial purposes only  
 
The valuation will be on the basis of: 
 
Existing use value for all assets with the exception of 140 acres of land at Thornton Hall, Co. 
Dublin. This will be valued based on Market Value.   
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VALUATION DATE  
 
We will carry out valuations as at the 31 December 2019 (the valuation date).  

 
INSPECTIONS  
 
Given the sensitive nature of the occupier we will not be inspecting the properties. In addition, 
we will not be conducting drive-by inspections. This has been agreed with our client. 
 

FLOOR AREAS AND MEASUREMENTS 
 
We will adopt the site areas set out in our previous report dated February 2015 (valuation date 
of 31 December 2014). We have assumed that these are correct.   
 

RELIANCE ON AND VERIFICATION OF INFORMATION PROVIDED  
 
The appendix to these Terms of Engagement sets out the information, which we will require to 
carry out the valuation.  
 
Should the information not be forthcoming or available for any reason or is incomplete or in 
draft form only we will qualify our report accordingly. We also reserve the right to amend our 
valuation if information comes to light after the report has been issued.  
 

OTHER INVESTIGATIONS AND DUE DILIGENCE 
 
We will make relevant enquiries of letting and selling agents in addition to using our market 
databases to form our opinion of value.  
 
In addition, we will use publicly available sources for planning environmental and other 
statutory information. These sources will be relied upon without further verification.  
 
We will comment where we have been unable to verify information and the extent of our 
reliance on this information.  
 
Please note that in order to comply with the Red Book we will require confirmation that the 
purchase price and the marketing history of any of the lands and will make reference to this in 
our report.  
 
Unless stated otherwise within the property section of the report we will make specific 
assumptions on repair and conditions, environmental matters, title tenure planning and 
statutory requirements as set out in our appendix to the letter of engagement.     
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VERIFICATION OF INFORMATION  
 
We would recommend that before any financial transaction is entered into, based on the 
valuations we provide, you obtain verification of any third party information provided. We also 
recommend that you check the validity of the assumptions we have adopted in our report 
(where we have been unable to verify the facts through our own observations or experience).  
 
 

VALUATION REPORT  
 
We will provide you with an electronic (PDF) version of the report. The report will contain the 
minimum required content in accordance with the Red Book and will address all matters agreed 
in these Terms of Engagement.  
 
 
The report will also include  
 

1. Full details of due diligence findings and recommendations (depending on the receipt of 
the information in the appendix to these Terms of Engagement.  

2. An explanation of our valuation. 
3. Location/site plans  

 
 
We will address our valuation report to  
 
Mr. Peter Wood  
Irish Prison Service  
IDA Business Park  
Ballinalee Road  
Longford  
Co. Longford  
 

RELIANCE  
 
For the avoidance of doubt the report is for the use only of the party to whom it is addressed 
for the specific purpose set out above and no responsibility will be accepted to any third party 
for the whole or any part of the contents unless upon request from you we have issued a 
reliance letter that has been countersigned and retuned by the recipient.  
 
 

PUBLICATION  
 
Neither the whole nor any part of our report nor any references to it may be included in any 
published document circular or statement nor published in any way without our prior written 
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approval. Any such approved publication of or reference to the report will not be permitted 
unless it contains a sufficient contemporaneous reference to any departure from the Red Book 
or the information of any special assumptions referred to above.  
 
 
 
If at any time you feel that we are falling short of the high standards that we set ourselves in 
the services, we provide please let us know. Our Complaints Procedure involves a full 
investigation of any complaints that we receive and has been designed to comply with the RICS 
Rules of Conduct. Written copy of our Complains Procedure will be made available upon 
request.  
 
 
For and on behalf of Valuation Office.  
 
 
 
 
 
 
 
__________________________ 
Pat Kyne – MSCSI, MRICS 
Director  
23 February 2021 
 
 
 
I acknowledge receipt and confirmation of my agreement to the contents of the Terms of 
Engagement dated 25 March 2020 between Valuation Office and Irish Prison Service.  
 
 
 
Signed _____________________________   Date:___________________ 
 
 
Name ______________________________ 
 
 
Position ____________________________ 
 
 
For and on behalf of: IRISH PRISON SERVICES 
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(Signed by way of email from Peter Wood dated 27 March 2020) 
 
 
 
 
 
 
 

Appendix – List of information required 
 
 
 
Legal information 
 

 Extract from the cadastral register and a cadastral plan  
 Land register extract including tenure and current title holder name  
 Extract from the register of public land charges  
 Copies of private law agreements (for example neighbourhood agreements) if applicable  
 Copy of existing ground leases if applicable  
 Complete copies of all occupational leases (including all addenda and variations) 
 Copies of licenses and operational contracts if applicable. 

 
 
Environmental Planning and Site Information 
 
 

 Site plan for the existing development  
 Copies of planning permissions  
 Projected build costs  
 Details regarding the land costs if developed within the past three years  
 Details regarding the development costs if developed within the past three years  
 Listed building status  
 Topographical survey and/or plot map 
 Planning report (zoning plan, development plan, projects and infrastructure plan 

planning agreement etc. if available) 
 Development/urban renewal by laws, if available  
 Extract from the register of contaminated land  
 Environmental due diligence report and any soil tests  
 Energy performance certificate if available  
 Attestation(s) of outstanding public payments (for example infrastructure)  

 
 
Building Information  
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 Building plans and specifications  
 Verified floors areas for all buildings and suites together with basis of measurement  
 M&E/services survey report  
 Building condition survey report  
 Details regarding capital expenditure made with in the past 12 months  
 Anticipated future capital expenditure  
 

 
 
Market Information  
 

 Details of any sale, contract or listing of the property within the past two years – 
including if applicable the agreed purchaser price and underbids  

 Any previous market/demand studies or appraisals  
 Details regarding the marketing activity for any vacant areas  

 
 
General  
 

 Any other information that might be helpful in valuing these properties  
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Appendix B - General Assumptions and Conditions 
 
Unless otherwise stated in this report, our valuation has been carried out on the basis of the 
following General Assumptions. If any of them are subsequently found not to be valid, we may 
wish to review our valuation, as there may be an impact on it. 

1. That the property is not subject to any unusual or especially onerous restrictions, 
encumbrances or outgoings contained in the Freehold title. Should there be any 
mortgages or charges, we have assumed that the property should be sold free of them. We 
have not inspected the Title Deeds or Land Registry Certificate. 

2. That we have been supplied with all information likely to have an effect on the value of 
the property, and that the information supplied to us and summarized in this report is both 
complete and correct. 

3. That the building has been constructed and is used in accordance with all statutory and 
bye law requirements, and that there are no breaches of planning control. Likewise, any 
future construction or use will be lawful (other than those points referred to above). 

4. That the property is not adversely affected, nor is it likely to become adversely affected, 
by any highway, town planning or other schemes or proposals, and that there are no 
matters adversely affecting value that might be revealed by a local search, replies to usual 
enquiries or by any statutory notice (other than those points referred to above). 

5. That the building is structurally sound and that there are no structural, latent or other 
material defects, including rot and inherently dangerous or unsuitable materials or 
techniques, whether in parts of the building we have inspected or not, that would cause 
use to make allowance by way of capital repair (other than those points referred above). 
Our inspection of the property and this report do not constitute a building survey. 

6. That the property is connected, or capable of being connected without undue expense, to 
the public services of gas, electricity, water, telephones, and sewerage. 

7. That the property has not suffered any land contamination in the past, nor is it likely to 
become so contaminated in the foreseeable future. We have not carried out any soil tests 
or made any other investigations in this respect and we cannot assess the likelihood of 
any such contamination. 

8. That the property does not suffer from any risk of flooding. We have not carried out any 
investigation into this matter. 

9. That the property either complies with the Disability Discrimination Acts and all other 
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Acts relating to occupation, or if there is any such noncompliance, it is not of a 
substantive nature. 

10. That the property does not suffer from any ill effects of Radon Gas, high voltage 
electricity supply apparatus and other environmental detriment. 

11. That the tenant is capable of meeting its obligations, and that there are no arrears of rent 
or undisclosed breaches of covenant. 

12. That there are no adverse site or soil conditions, that the ground does not contain any 
archaeological remains, nor that there is any other matter that would cause us to make 
any allowance for exceptional delay or site or construction costs in our valuation. 

General Conditions  

1. We have made no allowance for any Capital Gains Tax or other taxation liability that 
might arise on the sale of the property. 

2. Our valuation is exclusive of VAT (if applicable). 

3. No allowance has been made for any expenses or realisation. 

4. Excluded from our valuation is any additional value attributable to goodwill, or to 
fixtures and fittings which are only of value in situ to the present occupier. 

5. Building Energy Rating Certificates (BER) are required for the sale and letting of all 
buildings. We have not seen any BERs for the subject properties. We have assumed they 
are available, if applicable. However, should this position alter, we reserve the right to 
alter our opinion of value. 

6. We have not taken account of any possible effect that the appointment of either a 
Receiver might have on the perception of the property in the market and its subsequent 
valuation, or the ability of such a Receiver to realise the value of the property. 

7. Our valuation is based on market evidence which has come into our possession from 
numerous sources. That from estate agents and valuers is given in good faith but without 
liability. It is often provided in verbal form. In all cases, we are unable to warrant that the 
information on which we relied is correct although we believe it be correct. 
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Property Photo Location size (acres) Zoning Propected Structures Description Services Basis of Value Valuation 

Arbour Hill, Dublin  

The property is located 2.3km north west of O'Connell's 

Street and c.800m east of Phoenix Park, north Dublin City 

Centre. The Museum Luas Red Line Stop is located south of 

the subject property. Nearby occupiers include Collins 

Barracks,  St. Bricins Millatry Hospital and the Criminal Court 

Complex.

2.84

The site is zoned Z15 under the Dublin City 

Development Plan 2011-2017. 

"To provide for institutional, Educational, 

recreational, community green, infrastructure and 

health uses"

Yes - Arbour Hill Prison and 

Church of the Sacred Heart 

are designated as a 

protected structure under 

the Dublin City Developent 

Plan 2011-2017. Record No. 

249 and 250.

Irregular shaped site, bounded to the north and east by residential units which front 

onto various local roads including Ard Righ Road, Oxmanstown Road and Provost Row. 

To the west the prison complex is bounded by a piece of the overall site which was 

formally in army ownership and which fronts onto Cavalry Row. The southern 

boundary of the site is formed by Arbour Hill Road.

The Sacred Heart Church occupies the eastern side of the site and whilst it ostensibly 

forms part of the prison site it does not form part of the prison complex and is not 

enclosed by high security walls, which encircle the rest of the main prison compound.. 

The area incorporates the Military Cemetery of the 1916 rising are buried. At the rear 

of the church lies the old cemetery, where lie the remains of British military personnel 

who died in the Dublin area in the 19th and Early 20th century.

A doorway beside the 1916 memorial gives access to the United Nations Veterans 

Association house and memorial garden.

The site area of 2.84 includes the site recently acquired from the Department of 

Defence but excludes the Church of the Sacred Heart, the surrounding grounds and 

the military cemetery.

The building on site comprises of Victorian structures in addition to a number of other 

stand-alone terraced buildings.  A car park area is located on the north eastern part of 

the site.

We have assumed all main services are in good working 

order, adjacent to and available to the subject property.

Existing Use Value of land only. Assuming 

cleared site with planning permission at 

alternative location. €1,249,600.00

West Dublin Prison Campus

(Wheatfield and Cloverhill)

The property is located c.10km west of Dublin City Centre on 

Cloverhill Road south of Cherry Orchard Hospital. The 

property is also adjacent to the M50 motorway. 


31.98

Part of site is zoned Z15 under the Dublin City 

Development Plan 2011-2017. 

"To provide for institutional, Educational, 

recreational, community green, infrastructure 

and health uses"

Part of site (west of the Cloverhill road) is zoned 

Z1 under the Dublin City Development Plan 2011-

2017. 

"To protect, provide and Improve residential 

amenities".

None

Irregular shaped site, bounded to the north by Cherry Orchard Hospital, to the east by 

residential zoned lands.

The Park West Development is located a short distance south of the subject property. 

On the east side of Cloverhill Road the entire complex is surrounded by a high 

concrete wall. There are two adjoining car parking zones, one to the front of Cloverhill 

Prison accommodating c.40 cars and the second zone on each side of the main 

entrance into Wheatfield prison which accommodates c. 100 cars. 

On the west side of Cloverhill Road, there are two prison service operated car parks, 

the first (larger one with capacity for approx 450 cars and a smaller one with capacity 

of 135 cars. To the west beyond those car parks lies the M50.

The two prison complexes are purpose built. Wheatfield a committal prison, the larger 

of the two, dates back to the mid 1980s and has been subsequently upgraded. 

Cloverhill a remand centre opened in 1999.

The two prisons are directly contiguous and the main heating and other services are 

provided from the basement of Wheatfield Prison Complex. It is noted that 

Wheatfield Prison's basement reaches a reported depth of 60 deep.

We have assumed all main services are  in good working 

order, adjacent to and available to the subject property. Existing Use Value of land only. €12,792,000.00

Mountjoy Prison Campus, 

Phibsboro, Dublin City, 

including Mountjoy, Dochas, 

Training Unit and St Patrick’s 

Institution

Mountjoy is located c.1.6km northwest of O'Connell Street.

The North Circular Road is located to the south and the

Royal Canal is located to the north of the subject

property.The eastern end of the site is c. 350m from Dorset

Street Lower/Drumcondra Road. The subject property is

easily accessible to the city centre and also the national

primary routes of the M1 and N2.  

19.65

The site is recognised in the 

Phipsborough/Mountjoy LAP as being a "Key 

Development Site". The plan identify Commercial 

/ Mixed Use, Residential, Mixed Use Residential 

and Community or School uses on the site. 

The plan notes that  conservation issues will 

impact greatly on the sites development 

potential.

The LAP identifies buildings 

with significant historic and 

architectural heritage value 

and has recommended them 

for inclusion in the Recod of 

Protected Structures.

The  adjoining are is mixed in character and includes:

Institutional users, mature low density residential developments, modern high density 

residential development and town centre users including a shopping centre. 

The boundary walls are a combination of stone cut limestone and brick, with 

reinforcement in parts. The wall is approximately 8-10 m in height. 

The main prison entrance is situated on the North Circular Road. This serves the 

women's and men's prisons. The men's prison and St. Patricks Institution has rear 

access from Glengarrirriff Parade. St. Pats  also has secondary rear access from the 

Royal Canal Bank. The car park is also accessed from the North Circular Road. 

We have assumed all main services are in good working 

order, adjacent to and available to the subject property.

Existing Use Value of land only. Assuming 

cleared site with planning permission at 

alternative location. €7,860,000.00

Thornton Hall, North County

Dublin

The property is located c. 9km north of the M50 off the M2

Motorway and close to the Dublin/Meath border and c.9km

south east of Ashbourne and 11km west of Swords.

c.10acres
Zoned RU “Protect and promote in a balanced 

way, the development of agriculture and rural 

related enterprise, biodiversity, the rural 

landscape, and the built and cultural heritage”.

The total area of this land parcel is 150 acres. Part of the property c. 10 acres is used 

as operational land for Irish Prison Service. The remainder is surplus land.

The lands have been poorly maintained over the last few years. The boundaries are 

mainly hedge row. The site benefits being surrounded by a local road. A new access 

road and underpass has recently been constructed to serve the lands. The site can 

now be accessed from the R135 old N2 road.

Water service only no sewage connection
Existing Use Value of land only. €160,000.00

Portlaoise Prison Complex

including the Midlands Prison,

Portlaoise Prison, IPS College

and the Onion Field

The subject property in located c. 0.5km east of Portlaoise

Town Centre to the west of Borris Road with frontage on the

Dublin Road.

47.2

Midlands Prison, Portlaoise Prison, Beladd 

House, Beladd Park is zoned Zoned Community 

& Educational &

Institutional under the Portlaoise Local Area Plan  

 2012-2018

"To provide for and improve local

neighbourhood, community,

ecclesiastical, recreational and

educational facilities"

Onion Fields site is Zoned Residential 1

"To protect and enhance the amenity of

developed residential communities "

Yes

Portlaoise Prison,

Dublin Road,

Portlaoise - RPS

473 under the Laois County 

Development 2011 - 2017

The property comprises of four neighboring prison complexes. 

The areas of the various sites are as follows:

Portlaoise Prison - 12.87 acres

Midlands Prison - 16.13 acres

Beladd House Training Centre - 12.5 acres

Onions Fields - 5.7 acres.

The immediate surrounding area is both commercial and residential in nature and 

include Grattans Business Centre , various residential estates, Portlaoise Fire Station, 

Des Hughs Motors and St. Fintans Mental Hospital.

The property comprises of an irregular shaped level site with an extensive southern 

boundary onto the main Dublin Road.

The site is bounded by a high concrete wall over part.

We have assumed all main services are  in good working 

order, adjacent to and available to the subject property.
Existing Use Value of land only. €1,557,600.00

Castlerea Prison, including

Harristown House, Castlerea,

Roscommon

The property is located c.0.8km to the southwest of

Castlerea town centre. The subject property is access via a

400m road which runs from the N60

16.97 None

Adjoining area is rural in character. The surrounding area includes forestry in control 

of Coillte, Haristown House and Agricultural land.

The main entrance to the prison is situated adjacent to the court house and visitor 

centre.

The buildings on site were formerly a hospital from the 1930s to 1996 when it then 

became a prison. The main entrance to the secure area of the prison complex is 

situated adjacent to the courthouse and visitor centre. The rear access was formerly 

the main entrance to the prison and is now somewhat redundant. The car park serving 

the staff and visitors lies outside the walls of the secure prison area. The boundary 

wall of the secure area is c. 10m in height.

We have assumed all main services are  in good working 

order, adjacent to and available to the subject property. Existing Use Value of land only. €254,550.00

Cork Prison, Cork City The property is located c.2km north of Cork city centre. 11.22

The property is located in an area zoned 

Residential, Local Services and Institutional 

under the Cork City Develoment Plan 2009 - 2015

"To protect and provide for residential uses, 

local services, institution uses, and civic uses, 

having regard to employment policies outlined 

in Chapter 3".

None 

The subject property compises two sites, the site accommodating the prison comlex 

and a second site separated from the main prison site by the Rathmore Road.  The site 

accommodating the prison buildings comprise a regular shaped level site bounded by 

three sides by the Rathmore Road. The site is bounded to the north by a light 

industrial facility and some local authority housing. 

The entire site is surrounded by a  high concrete wall. 

The second site comprises a large cleared over-grown grassed site located directly 

opposite the prison complex.  2015 - c.30m extension has commenced on the second 

site.  The development comprises of (i) residential accomodation, (ii)educational 

workshops. training services and ancillary servides, (iii) healthcare & theraputic 

facilities, (iv) catering & dining facilities, (v) Welfare & support facilities (vi) Indoor & 

Outdoor recreational facilities, (vii) control  centre and c.7.2 m wall surrounding the 

facility. Car parking for c.199 cars & c. 12 spaces for prision vans and storage facilities.

We have assumed all main services are  in good working 

order, adjacent to and available to the subject property.

Existing Use Value of land only. Assuming 

cleared site with planning permission at 

alternative location. €1,683,000.00

Operational Property
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Property Photo Location size (acres) Zoning Propected Structures Description Services Basis of Value Valuation 

Limerick Prison, Limerick City
The subject property is located on the east side of Limerick

City just off Mulgrave Street. 
9.96

The site is zoned under the Limerick City 

Developemet Plan 2010-2016 in three parts. 

Objective 1 "City Centre Area",  Objective 2B 

"Education, Community and  Cultural" & 

Objective 4A "Light industrial".

Yes RPS 360 - Entrance

Gates & Wall

Enclosures of

Limerick

Prison Entrance

Gates & Wall

Enclosures of

Limerick

Prison 

Prison complex opened in 

1821. Architectural

Historical 

The property comprises of a broadly triangular site within Limerick City Centre. The 

site is surrounded by roads. To the north is Mulgrave Street, to the south is 

Roxborough Road and to the east of the site is Roxborough Avenue.

The site is generally surrounded by high walls and fencing and is broadly divisible into 

four areas.

1) The Prison Area with associated areas - This comprises 1.61 ha and includes the 

main prison building enclosed by high masonry walls, a sterile area outside this 

enclosed by fencing and containing some old army buildings, tank barriers and a rear 

entrance.

2) A yard area (c. 0.94ha) with parking and miscellaneous buildings including stores, 

boiler houses and pre-fabs.

3) An open area 0.35ha, between ICS stores and the prison.

4) An area known as Costello's yard comprising 1.02ha featuring old industrial 

buildings and a yard.

We have assumed all main services are adjacent and 

available to the subject property.

Existing Use Value of land only. Assuming 

cleared site with planning permission at 

alternative location. €996,000.00

Loughan House, Blacklion,

Cavan

The subject property is located off the N16 Sligo to

Enniskillen Road, c. 2.8km west of Blacklion. The N16 links 
51 None

Mostly undeveloped lands, are been grazed and are generally of poor quality. 

The lands do have a developed infrastructure comprising roads, car parking areas and 

services including a sewage treatment plant.

The property benefits c.300m of road frontage onto the N16. The lands are in general 

self-contained. Boundaries include c. 250m of lake frontage with a concrete pier. 

The prison is an open prison with associated educational facility. The main compound 

(12.84acres) comprises new and old accommodation buildings and a gym, outdoor 

sporting facilities including an astroturf pitch.  Outside the main compound there is a 

newly constructed VEC building, the Governor’s house, assorted farm buildings and 

service buildings associated with the prison sewage plant and pier.

We have assumed all main services are  in good working 

order, adjacent to and available to the subject property. Existing Use Value of land only. €306,000.00

Shelton Abbey, Arklow, Wicklow

The subject property is located c.3km north west of Arklow

town at the end of Shelton Road. Access is via one of the

minor country Roads on the north side of the Avoca River

which connects Arklow to Avoca. 
 

91.3 none

Yes 

Shelton Abbey is a protected 

structure and is listed on 

Wicklow County Council RPS 

The subject property comprises of two properties. 

1) Shelton Abbey and surrounding curtilage of outbuildings and demise gardens.

2) A separate out farm, about 1km distance with basic farm buildings located thereon 

with the balance of land under grazing.

We are informed all mains services are adjacent and 

available to the subject property, including a mains gas 

supply via the former NEA factory and a 1.25" water main, 

also via the NET factory. The later supply auguments a well 

fed portable supply (via two large storage tanks) which is 

used for washing purposes and for fire fighting purposes.

Existing Use Value of land only. €821,700.00

€27,680,450.00

Property Location size (acres) Zoning Propected Structures Description Services Basis of Value Valuation 

Thornton Hall, North County

Dublin

The property is located c. 9km north of the M50 off the M2

Motorway and close to the Dublin/Meath border and c.9km

south east of Ashbourne and 11km west of Swords.

c.140 acres
Zoned RU “Protect and promote in a balanced 

way, the development of agriculture and rural 

related enterprise, biodiversity, the rural 

landscape, and the built and cultural heritage”

The total area of this land parcel is 150 acres. Part of the property c. 10 acres is used 

as operational land for Irish Prison Service. The remainder is surplus land.

The lands have been poorly maintained over the last few years. The boundaries are 

mainly hedge row. The site benefits being surrounded by a local road. A new access 

road and underpass has recently been constructed to serve the lands. The site can 

now be accessed from the R135 old N2 road. The lands have been valued assuming a 

right of way is available from this road to the site.

Water service only no sewage connection.
Market Value of the subject property in its 

existing state €2,240,000.00

South Circular Road,

Kilmainham, Dublin City

The site is located at the junction of Old Kilmainham Road

and the South Circular Road, Dublin 8.
0.29 acres

The property is situated in an area Zoned Z4 

under the Dublin City Development Plan 2011-

2017 "To provide for and improve mixed services 

facilities"

The site is cleared and extends to c. 0.29 acres.

The property is currently for sale with Lisney. There has been a planning application 

submitted  for the development of a commercial/retail unit, 7 no. one bedroom 

apartments and 6 no. two bedroom apartments (total 13 no. apartments), balconies 

and roof terraces/gardens at 2nd and 3rd floors, new vehicle and pedestrian entrances 

at South Circular Road, 5 no. car spaces and ancillary site development works. The 

proposed building is two, three and four storey in height.

We have assumed all main services are  in good working 

order, adjacent to and available to the subject property.

Market Value of the subject property in its 

existing state €522,000.00

€2,762,000.00

Property Surplus to Requirements

OPERATIONAL LAND PROPERTY OWNER OCCUPIED & 
VALUED BY EXISTING USE VALUE

PROPERTY SURPLUS TO REQUIREMENTS AND VALUED 
TO MARKET VALUE
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Mr. Peter Wood, 
Irish Prison Service 
IDA Business Park, 
Ballinalee Road, 
Longford, 
Co. Longford 
 

 

VALUATION REPORT. 

 

Our Ref: MV 136510. 

 

VALUATION OF THE PROPERTY ASSETS OF THE IRISH PRISON SERVICE 

 

 

Dear Mr Wood, 

 

In accordance with your request of November 2014 we have valued the land element of 

the real property assets at the locations set out below for inclusion in the Irish Prison 

Service’s Financial Statements. 

 

 

1. PURPOSE OF THE VALUATION. 

 

The purpose of this valuation is to provide a value of the land element only of the real 

property assets as at 31
st
 December 2014 for inclusion in the Financial Statements of the 

Irish Prison Service. 

 

 

2. EXTENT OF ASSETS VALUED  

 

The lands to be valued are located at: 

1. Arbour Hill, Dublin 

2. West Dublin Prison Campus (Wheatfield and Cloverhill) 

3. Mountjoy Prison Campus, Phibsboro, Dublin City, including Mountjoy, Dochas, 

Training Unit and St Patrick’s Institution 

4. Thornton Hall, North County Dublin 

5. South Circular Road, Kilmainham, Dublin City 
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6. Portlaoise Prison Complex including the Midlands Prison, Portlaoise Prison, IPS 

College and the Onion Field 

7. Castlerea Prison, including Harristown House, Castlerea, Roscommon 

8. Cork Prison, Cork City 

9. Limerick Prison, Limerick City 

10. Loughan House, Blacklion, Cavan 

11. Shelton Abbey, Arklow, Wicklow 

 

The values of the land only element of these assets are set out in the Schedule of Capital 

Values at the end of this report.  

 

 

3. DESCRIPTION OF ASSETS.  

 

The assets valued are the land element of all those properties owned by Irish Prison 

Service.  

 

PROPERTY TYPE ASSET CATEGORY 
 

BASIS OF VALUATION 

Land occupied by prison 

buildings;  

Land not covered by 

buildings but in use by the 

IPS. 

Operational property owner 

occupied 

Existing Use Value 

Land not in use but required 

for future development 

Non-operational property 

owner occupied 

Market Value/Fair Value 

Land not in use Property surplus to 

requirements 

Market Value/Fair Value 

 

A brief summary of each asset valued is given in Schedule of Capital Values at the end of 

this report. 

 

All land has been classified as either Operational Property or Property Surplus to 

Requirements as follows: 

 

 Operational Properties –  

o Arbour Hill, Dublin 

o West Dublin Prison Campus (Wheatfield and Cloverhill) 

o Mountjoy Prison Campus, Phibsboro, Dublin City, including Mountjoy, 

Dochas, Training Unit and St Patrick’s Institution 

o Part of Thornton Hall, North County Dublin 

o Portlaoise Prison Complex including the Midlands Prison, Portlaoise 

Prison, IPS College and the Onion Field 

o Castlerea Prison, including Harristown House, Castlerea, Roscommon 

R1376 (viii) PAC33



3 

 

o Cork Prison, Cork City 

o Limerick Prison, Limerick City 

o Loughan House, Blacklion, Cavan 

o Shelton Abbey, Arklow, Wicklow 

 

 Properties Surplus to Requirements –  

o South Circular Road, Kilmainham, Dublin City 

o Part of Thornton Hall, North County Dublin 

 

 

4. VALUATION DATE. 

 

The valuation date is 31
st
 December 2014. 

   

 

5. BASIS OF VALUATION AND DEFINITIONS. 

 

This report has been prepared in accordance with  

 

It is recommended that these assets including the buildings thereon should be valued by 

Depreciated Replacement Cost (DRC) for financial reporting purposes. However, as the 

sites only are being valued the Existing Use Value basis of valuation for the land element, 

assuming the benefit of planning permission and a cleared site, is acceptable to The Irish 

Prison Service. 

 

The value of the land reflects the cost of a site suitable for the modern equivalent facility 

but not necessary the actual site occupied by the existing property.  Certain prison 

complexes are situated at locations that are considered inadequate and it is considered 

that the modern equivalent asset would be located at an alternative location suitable for 

the proposed operations.  

 

Specifically these sites are: 

 

o Arbour Hill, Dublin 

o Mountjoy Prison Campus, Phibsboro, Dublin City, including Mountjoy, 

Dochas, Training Unit and St Patrick’s Institution 

o Cork Prison, Cork City 

o Limerick Prison, Limerick City. 

 

The value of these sites for a potential alternative use may be significantly higher than the 

value derived from Existing Use Value. 
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The valuation has been prepared on the following basis: 

 

 Operational land at the prison complexes – Existing Use Value  

 

 Property surplus to requirements not being part of the prison complex – Market 

Value/Fair Value. 

 

Existing Use Value is defined as: 

“The estimated amount for which an asset or liability should exchange on the 

valuation date between a willing buyer and a willing seller in an arm’s length 

transaction after proper marketing and where the parties had acted 

knowledgeably, prudently and without compulsion, assuming that the buyer is 

granted vacant possession of all parts of the asset required by the business, and 

disregarding potential alternative uses and any other characteristics of the asset 

that would cause its market value to differ from that needed to replace the 

remaining service potential at least cost”. 

 

Fair Value is defined (at Valuation Standard 3.5) as 

“The estimated price for the transfer of an asset or liability between identified 

knowledgeable and willing parties that reflects the respective interests of those 

parties”. (IVSC) 

 

Market Value is defined as: 

“The estimated amount for which an asset or liability should exchange on the 

valuation date between a willing buyer and a willing seller in an arm’s length 

transaction, after proper marketing and where the parties had each acted 

knowledgeably, prudently and without compulsion” 

 

 

6. TAXATION AND COSTS. 

 

No allowances have been made for any expenses nor for taxation which might arise in the 

event of a disposal. 

 

 

7. VALUER INVESTIGATIONS AND INSPECTION OF THE PROPERTIES. 

 

We have made cursory external inspections of all the properties and have valued them in 

accordance with the information supplied to us.  

 

Site areas quoted in this report are those as supplied by the Irish Prison Service. 
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8. SOURCES OF INFORMATION USED. 

 

In arriving at our valuation we have utilised the following information: 

 

 Data supplied relating to the details of the individual properties at each location 

including areas, use, tenure and any other relevant information supplied to the 

Valuation Office by the Irish Prison Service.  

 

 Reported prices of agriculture and development land at various locations in 

Dublin, Cavan, Laois, Limerick, Cork and Wicklow in 2013 and 2014; 

 

 

9. ASSUMPTIONS / SPECIAL ASSUMPTIONS. 

 

 Operational land is valued assuming a cleared site and assuming the benefit of 

planning permission for development of a prison facility. 

 

 In selecting the site on which the modern equivalent prison would be situated, the 

Valuer has considered whether the actual site remains appropriate. In 

circumstance where the actual site is not appropriate the Existing Use Value of the 

lands will be assessed by having regard to the cost of purchasing a notional 

replacement site in the same locality that would be equally suitable for the 

existing use and of the same size, with normally the same physical and locational 

characteristics as the actual site, other than characteristics of the actual site that 

are irrelevant or of no value to its existing use.  

 

 It is assumed that these properties are viable in their current use and will continue 

to be occupied by Irish Prison Service for that use. 

 

 It is assumed that all services are available to each site with the exception of 

Thornton Hall which has no sewage connection. 

 

 We understand the new access road and underpass constructed at Thornton Hall is 

owned by the Department of Justice. It is assumed the Irish Prison Service has a 

right of way to access the Thornton Hall lands through this road but we have not 

included the site of this road in our valuation. 

 

 It is assumed that all site areas provided are correct.  
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10. REPAIR AND SITE CONDITIONS. 

 

We have not carried out structural surveys, tested services nor made independent site 

investigations nor arranged for any investigation to be carried out to determine whether or 

not any deleterious or hazardous materials or techniques have been used or are present in 

any part of the properties. We are unable, therefore, to give any assurance that any of the 

properties are free for defect. 

 

Accordingly we have assumed that there are no abnormal ground conditions, nor 

archaeological remains, nor hazardous nor deleterious materials present which might 

adversely affect the present or future occupation, development or value of the properties.  

 

We are not aware of the content of any environmental audit or other environmental 

investigation or soil survey which may have been carried out on the properties and which 

may draw attention to any contamination or the possibility of any such contamination. 

Therefore we have assumed that no contaminative or potentially contaminative use has 

ever been carried out on the properties.  

 

Should it, however, be established subsequently that contamination exists at any of the 

properties or on any neighbouring land or that the premises have been or are being put to 

a contaminated use this might reduce the value contained in this report. 

 

 

11. TENURE AND LETTINGS. 

 

We have been informed that all properties are held freehold by The Irish Prison Service. 

We have not had access to any deeds, leases or other documents relating title but we have 

assumed that: 

 

a) All properties possess good and marketable title free from any outstanding 

claims or liabilities and from any onerous or hampering restrictions or conditions. 

 

b) All buildings and structures have been erected either prior to planning control 

or in accordance with planning permissions and that they are used in accordance 

with permanent existing use rights. 

 

c) All buildings and structures comply with all statutory and local authority 

requirements including building, fire, health and safety regulations. 
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12. VALUATION.  

 

We are of the opinion that, subject to the assumptions and provisos stated above, the total 

aggregate value of the fixed land assets of the Irish Prison Service as at 31st December 

2014 was: 

 

€30,442,450 

 

 

A breakdown of the individual valuations is given in the Schedule and Summary of 

Capital Values at the end of this report. 

 

 

13. VERIFICATION. 

 

This Valuation Report should be read in conjunction with the information set out in the 

Schedule and Summary of Capital Values. 

 

The Client should be satisfied that the information supplied in relation to the structure 

and condition of the buildings, building services and sites is correct. The Client’s legal 

advisors should confirm that the information supplied regarding tenure is correct. 

 

If any of the information on which a valuation is based is subsequently found to be 

incorrect then the valuation figure may also be incorrect and should be reconsidered.  

 

Furthermore, if there is any information that we have not been provided with that would 

have an effect on some or all of the reported valuations then those valuation figures may 

be incorrect and may need to be reconsidered. 

 

 

14. VALUER. 

 

The property valuations have been assessed by a valuer who is qualified for the purposes 

of the valuation. The valuer has had no previous material involvement with the 

properties, is competent and able to provide an objective and unbiased valuation  in 

accordance with the Valuation Standards set out in the Royal Institution of Chartered 

Surveyors Valuation – Professional Standards (the Red Book) January 2014. 

 
Valuer: Martin O’Halloran MSCSI, MRICS and 

 Mark Adamson M.Phil, B.Sc , MSCSI, MRICS, MIPTI, both of, 

The Valuation Office, 

Block 2, 
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Irish Life Centre, 

Abbey Street Lower, 

Dublin 1. 

 

This report is for the use only of the party to whom it is addressed for the specific 

purpose set out above and no responsibility is accepted to any third party for the whole or 

any part of its contents. 

 

Neither the whole nor any part of this report nor any references to it may be included in 

any published document, circular or statement nor published in any way without our prior 

written approval of the form and context in which it will appear. 

 

Yours faithfully, 

 

 

 

--------------------------------------------------------------------- 

Martin O’Halloran. (Hons), M.R.I.C.S., M.S.C.S.I. 

Valuer, Infrastructural & State Property Valuation Team 

 

 

 

 

------------------------------------------------------------------ 

M. Adamson M.Phil., B.Sc., M.R.I.C.S., M.S.C.S.I. 

Team Leader, Infrastructural & State Property Valuation Team 

 

10
th

 February 2014. 
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SUMMARY OF CAPITAL VALUES 

 

 

 

 

 

EXISTING USE VALUE 
   

    
VALUE 

OPERATIONAL LAND   

 
€27,680,450 

     PROPERTY  SURPLUS TO REQUIRMENTS 
 

€2,762,000 

     

   

     

     TOTAL VALUE 
   

€30,442,450 
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SCHEDULE OF CAPITAL VALUES 

 

 

 

 

See attached disk. 
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