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Message from  
the ceo

Dear Member

welcome to the Autumn edition of the Property Professional which includes the details of 
Budget 2017.

The institute has again had a very busy summer and autumn including a very recent seminar 
in cork which saw the launch of ipAV’s young professionals network or ypn. This is another 
innovative part of ipAV’s expansion and aims to provide opportunities for our young members 
to network together through various business, social and charitable events.  further details are 
inside. A new committee under the chairmanship of raymond smith has been established and i 
wish raymond and all the team the very best in their endeavours.  
At the cork seminar we also heard presentations from Joe codd, Director of sales at Veon 
forestry and from David Ashmore, the irish representative of sotheby’s international realty who 
is hoping to team up with ipAV members in helping them reach a global audience in the sale of 
fine country homes and estates. And a special word of thanks to the property examiner for 
sponsoring the cork seminar.
Between now and christmas ipAV is busy hosting a number of important events. recently we 
hosted  a deputation from the us national Association of realtors (nAr), including claire Killen, 
their president’s liaison representative, along with nAr ceo Dale stinton, 2016 president Tom 
salomone and a further 20 members to discuss ways of doing more and better business between 
ipAV and nAr. we wish to thank nAr for coming to ireland in such great numbers for what was 
a wonderful and memorable occasion.  
from october 20 to 22, we hosted 125 of our friends in TegoVA in the grand hotel in Malahide, 
including their chairperson Krzysztof grzesik and assistant chairperson roger Messenger, where 
we held our second Valuation summit.  we heard from a range of keynote speakers on the theme 
of “Valuation Quality- A pillar of stability in europe & Beyond”. i think all 400 who attended the 
summit found it of great benefit and interest. 
in this issue we carry an article by catherine lyons, Associate at leman solicitors on two 
cautionary uK court of Appeal decisions regarding valuations. Ms lyons writes that there is no 
reason to believe irish courts would not follow them should a similar case arise in ireland and 
that says it is incumbent upon valuers that they limit their liability in relation to the re-financing 
as best they can in their terms and conditions.
in our member’s section, we feature the current ipAV president Alan redmond in his office in 
swords, county Dublin as well as one of our second year students, Michelle Keeley, who is looking 
forward to a career in estate agency. 
our regular contributors Donal Buckley of the sunday Business post and Tommy Barker of the 
irish examiner are with us again, while peter Brady, the chair of our education committee, gives 
some reflections on continuous assessment.
finally, please feel free to contact either myself or any of our head office staff available to attend to 
any queries members may have. we always look forward to hearing from you.
i look forward to meeting many of you at our lettings refresher Day on saturday, november 5 
and our president’s charity lunch on friday, 9 December.
Best wishes
Patrick Davitt 
CEO
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Dear Member
The recently announced Budget 2017, while largely disappointing as regards the 
property sector, was welcome in that it provided some assistance for first-time buyers 

of new homes. This will go some way in helping young people get on the property ladder by 
way of an income tax rebate of up to €20,000 on homes valued up to a maximum of €600,000. 
however, it is regrettable that it will not apply to second-hand homes which are the preference 
of many first-time buyers for a variety of reasons.
Budget 2017 was yet again also disappointing in that there was no reduction in the level of VAT 
and levies on construction.  ipAV, along with many other bodies involved in the construction 
sector, has long argued that a reduction in construction costs is critical to getting the property 
industry moving again. in the uK and northern ireland there is no VAT on housing and as our 
ceo has pointed out, in hungary where the government recently cut the VAT rate from 27pc 
to 4pc there was an immediate surge in building.
The 5pc increase in mortgage interest relief is small but is, however, a start towards bringing 
about greater equity between private and commercial landlords over the next number of years. 
hopefully it will help to address the alarming exit of private landlords from the rental sector.  
since taking over as ipAV president i have frequently called for vulture funds that invest in 
residential property to be subjected to the same tax regime as private landlords although the 
Minister for finance has proposed changes to section 110 reliefs which have been used by 
these funds. i will continue to highlight this inequity during the remainder of my term in office.
The increases in the capital Acquisitions Tax thresholds in regard to inheritance tax/gifts in 
all categories is also welcome and will assist the housing market. ipAV had called for such 
increases in its pre-Budget submission. hopefully, these can be further increased in future 
Budgets.  
otherwise, ipAV has been very busy getting back into full swing in a number of areas. we 
had record numbers applying for our certificate course run at iTT but unfortunately we were 
not able to accommodate everybody. As the economy picks up, many young people are again 
turning to the construction and property as an area which offers very rewarding careers and we 
look forward to our current students taking up immediate work on completion of their course.
on the evening of wednesday, october 5, ipAV held its first Autumn seminar in cork where 
we had a turnout of over 100 members.  The evening also saw the launch of ipAV’s young 
professionals network (ypn) and this is yet another worthwhile development for the institute 
in providing help and assistance for younger members. i wish them every success sin their 
endeavours.
on friday, october 21, i was delighted to welcome members of TegoVA, the Association 
of european Valuers to Malahide where they participated in this year’s Valuation summit. 
The theme of this year’s conference was “Valuation Quality – A pillar of financial stability in 
europe and Beyond” and i would like to thank all the ipAV members who took the time and 
effort to attend.
our Annual lettings’ refresher Day on november 5 is fast approaching and i hope to see a 
large turnout of members there again for updates on various items of interest, including many 
legislative changes to the residential Tenancies Acts.
i wish to remind members of this year’s president’s charity lunch which takes place on friday, 
December 9th where we will welcome senator David norris as our guest speaker. This year 
our chose charity is the capuchin centre for homeless people on Dublin’s church st run by Br 
Kevin crowley who will be with us on the day.
finally, i wish to thank our ceo and our staff at head office, genevieve, Val and sharon for 
their ongoing commitment in supporting the work of the institute. And thanks to you, the 
members for all your support.

Best wishes
Alan Redmond FIPAV TRV MCEI
President

President’s Message
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Mortgage Lending Rules have 
stagnated the market 
By pAT DAViTT, ceo, ipAV

ipAV recently made a detailed submission to the 
central Bank as part of its consultation process 
on the impact of the current mortgage lending 

restrictions.  our basic message to the governor, philip 
lane, and his team is that while the rules have succeeded 
in stabilising property prices, limiting market exposure 
to the highs and lows of the past, because of their severity 
they have also forced would-be purchasers into renting 
for longer or moving from cities to suburbs to buy.  

ipAV spent considerable time and resources in preparing 
the submission and a key part of it was a survey of 
members across Dublin and leinster. The survey found 
that the rules, now in place for just over 18 months, 
initially led to stabilisation in property prices, but 
was followed by stagnation and latterly a downward 
trajectory.

Among the study’s key findings were: 
y	 over 97% of Dublin ipAV estate agents and over 87% 

in leinster excluding Dublin believe the central Bank 
rules have impacted market activity in their area.  

y	 over 46% in Dublin say that both first-time buyers 
and second-time buyers have been impacted equally, 
while over 42% in leinster believe first-time buyers 
have been most greatly impacted. 

y	 over 56% of Dublin ipAV members said providing 
the necessary deposit was the most significant 
impediment to potential purchasers, and this was 
echoed by over 48% in leinster. followed closely, 
at 46% and 45% respectively, is the loan-to-income 
ratio of 3.5 times’ gross annual income, acting as a 
significant impediment.

y	 well in excess of half had instances of prospective 
purchasers withdrawing their interest from a property 
directly arising from the regulations. over 57% of 
Dublin ipAV members and 69% in leinster reported 
that between 1 and 10 prospective purchasers had 
withdrawn their interest. 

y	 significantly, 46% of Dublin ipAV members said they 
do not have properties available in their area for sale 
within the €220,000 threshold, while 86%, mostly in 
commuter counties, have some properties available at 
this level.

The survey showed property values have stabilised and 
are now decreasing in many areas. in Dublin 56% of 
auctioneers said the central Bank rules have led to a drop 
in prices while 41% of leinster agents outside Dublin agree.

ipAV’s has warned the central Bank that for those in their 
20s and 30s particularly who cannot meet the current 
lending requirements at a time of low interest rates, very 
low inflation and reduced property prices, the rules may 
cost them dearly in terms of their personal wealth.

A great deal more rental properties are needed but ipAV 
believe it would be deeply unwise to adopt a policy of 
encouraging rental in preference to buying. such a system 
would see vulture and other such funds who when they 
have gained a dominant market position readily dictating 
rental prices. in a country of less than five million people 
such could happen quicker than many realise. it would be a 
very undesirable situation.

finally, if we are  not careful and sufficiently balanced in 
the policy responses, the wrong emphasis in this direction 
could deliver the Trojan horse of 21st century ireland.

The full submission is available on www.ipav.ie 

expressions of sympathy
ipAV president Alan redmond has expressed sympathy on behalf of the institute to former 
president and longstanding council member peter Murtagh, Baileboro, co cavan on the death of 
his partner gladys Anne walker who died in June.
he also expressed sympathy to current council members; to pat carroll on the death of his nephew 
John carroll, to ella Dunphy on the death of her uncle laurence welsh, to Michael J. o’leary on 
the death of his mother ellen o’leary who died in July, to eamon o’flaherty on the death of his 
niece Muireann o’flaherty, who also died in July.  
Ar Dheis Dé go raibh a n-anamacha dílis.

..IPAV believes it would be 
deeply unwise to adopt a 
policy of encouraging rental 
in preference to buying. 
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IPAV gives cautious welcome to Rebuilding 
Ireland 

IPAV warns that further regulation of the 
rental sector will exacerbate rising rents

The government’s Action for housing and homelessness 
entitled rebuilding ireland marks the most 
comprehensive response to date to the housing crisis 

and deserves careful consideration, ipAV ceo pat Davit has 
stated.  however, while it is beyond doubt that extra rental 
accommodation is badly needed in urban areas, he said it will 
be important to ensure that in providing such units house 
buying is not deliberately discouraged by government, in 
favour of renting because such could lead to a market where 
large international funds have excessive control over rent levels 
into the future.

“Minister coveney and the government deserve credit for the 
comprehensive nature of the plan and ensuring it was published 
within the 100 days of government formation,” he said.  “And 
the plan to build 25,000 new homes every year for the next six 
years, the additional 47,000 social housing units along with a 
social housing budget of €5.35 billion and other measures such 
as the €200 million infrastructure fund and the opening up of 
large sites should transform the housing landscape and is very 
welcome.” 

however, he expressed some concern on the rental market 
“arising from the elevation in today’s plan of countries like 
germany and switzerland which the plan states have been 
better insulated against housing booms. 

“we believe the issue is far more complex than that and involves 
how properties are valued,” he said. “The government needs 
to move with extreme caution if favouring rental over buying. 
There is strong evidence emanating from the us that suggests 
that for most households, homeownership was associated with 
significant gains in household wealth, even when viewed across 
the tumultuous housing crisis period of 1999- 2013.  it seems 
that the discipline of saving for a deposit and the enforced 
saving by paying down a mortgage each month is difficult to 
match by renters. The latter, to achieve similar results, would 
need to apply great zeal to investing in stocks, bonds and other 
assets, and do so to a high enough level and with regularity.  it 
tends not to happen.”

 Mr Davitt urged the Minister and the government to tread 
with caution when it comes to major investment funds being the 
main source of rental properties.

i pAV has warned that the shortage of properties and the 
stagnation in sales activity is responsible for the increase in 
rent levels in urban areas.

responding to the most recent daft.ie rental report for Q2 2016, 
ipAV ceo pat Davitt warned that further regulation of the 
rental sector would amount to “dealing with the downstream 
effects of a shortage of properties and the very severe impact 
of the central Bank mortgage lending rules.”  he said ipAV 
warned that the two year restrictions introduced on rent 
increases would lead to landlords increasing rents where they 
had not previously intended to.

“further regulation of the rental sector would have the effect of 
exacerbating the current rental crisis, not solving it,” he warned.

he said the issue is that both first and second time buyers are 
hampered by the central Bank rules and are forced to stay 
on in the rental market. in the country builders cannot build 
properties at the prices at which second-hand homes are selling.

Mr Davitt said in the seven months to the end of July 2016 from 
a possible housing stock of 2,023,000, the residential property 
price register record reveals there were 24,509 sales, down from 
26,904 in the same period of 2015, a drop of 9.76pc.

 “Dublin sales figures are down a massive 14.75pc in the same 
period,” he said. “These sales figures, if they continue for the 
full year, will record less than 40,000 transactions which is 
under 2pc of the national stock changing hands, a fraction of 
what should be trading.”  he said 4pc turnover of stock would 
indicate a market returning to normality.

 “There is now a very worrying contracting property market that 
has stagnated and started to decline at a time when it should be 
at least twice as active to meet huge pent up demand. it is clear 
the central Bank mortgage lending rules “are having a more 
severe impact than anyone previously thought.”

ipAV has previously called for an easing of the central Bank 
mortgage lending restrictions by increasing the loan to income 
ratio from 3.5 times income to 4 or 4.5 times income, he said.

Mr Davitt said his organisation had put forward a series of 
measures to the central Bank in a submission on the lTi and 
lTV Mortgage lending restrictions but he said the threshold 
of €220,000 which is a “one size fits all” approach is too low in 
Dublin and ipAV proposed a two tier approach allowing much 
bigger thresholds in Dublin.
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HeLP to Buy ScHeMe

An income tax rebate incentive is being introduced to 
assist first time buyers of new homes to fund the deposit 
required under the central Bank macro-prudential rules. 
it will consist of a rebate of income tax paid over the 
previous four years up to 5% of the purchase price of up to 
€400,000. where new homes are valued between €400,000 
and €600,000 the maximum relief (i.e. €20,000) will 
continue to be available. The house must be a new build 
and applicants must take out a mortgage of at least 80% of 
the purchase price. The scheme will apply to the purchase 
of newly built primary residences by first-time buyers 
from 19 July this year until the end of 2019. Applicants 
must take out a mortgage of at least 80% of the purchase 
price of the house.

InteReSt ReLIef - Rented ReSIdentIaL 

The deduction available for qualifying interest payments 
on monies borrowed to purchase, improve or repair 
residential rental property is being increased from 75% 
to 80%. This measure will apply to both new and existing 
mortgages. 

Rent a RooM

The ceiling for exemption from income tax for income 
received from the letting of a room or rooms in a person’s 
principal private residence is being increased from 
€12,000 to €14,000 for 2017 and subsequent years.

LIvIng cIty InItIatIve

The living city initiative is being amended to encourage 
an increase in the take-up of the scheme. This involves 
extending the availability of the scheme to landlords, 
while for residential applicants it removes the restriction 
on the maximum floor size of the property, removes the 
requirement that the property must have been previously 
used as a dwelling, and reduces the minimum amount of 
expenditure needed to qualify.

HoMe RenovatIon IncentIve

The hri is being extended until 31 December 2018.

SectIon 110 and fundS cHangeS

Draft amendments to section 110 will be included in 
the finance Bill to address these unintended uses of the 
section. further amendments will address other issues 
arising in relation to funds and property. (section 110 
companies are irish special purpose vehicles (spVs) 
established as ‘qualifying companies’ under section 110 
of the irish Taxes consolidation Act 1997 (as amended). 
provided they meet certain conditions, such companies 
can conduct their activities and participate in financial 
transactions on a tax neutral basis. 

PRoPeRty

BuSIneSS taX
corporATion TAX rATe

The Minister reiterated in his Budget speech that the 
12.5% corporation Tax rate will remain in place.

VAT

The 9% VAT rate on tourism related activities is 
retained.

fishing secTor

A new income Tax credit of €1,270 is being introduced 
for fishers. This credit will shelter income of €6,350 
which is the equivalent value of the seafarers 
exemption. To qualify fishers must have fished for a 
least 80 days in a tax year for wild fish or wild shellfish..

foreign eArnings DeDucTion

The foreign earnings Deduction is being extended 
to the end of 2020. Qualifying countries extended to 
include columbia and pakistan. The minimum number 
of days required to be spent abroad is also being 
reduced from 40 to 30.

high eArners resTricTion

The Minister in his speech did not extend the exclusion 
from the high earners restriction for investments in 
the employment investment incentive scheme. The 
exclusion is due to cease on 31 December 2016..

sTArT your own Business relief

The start your own Business relief has been extended 
for a further 2 years until the end of 2018.

 

BU
DGET 2017

Courtesy of PKF Business Advisers
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MISceLLaneouS

faRMeR taXatIon

caPItaL taXeS
cApiTAl gAins TAX

no change to the standard rate of 33% was announced in the Budget speech..

enTrepreneur relief

The reduced rate of 20% capital gains Tax is being further reduced to 10%. This will apply to disposals in whole or part of a 
business up to an overall limit of €1 million.

cApiTAl AcQuisiTions TAX

no changes to the rate of cAT were announced in the Budget speech.

•	 No	change	to	the	rate	of	Capital	Acquisitions	Tax	was	announced	in	
the Budget speech.

•		The	current	group	A	tax	free	threshold	which	applies	primarily	
to gifts and inheritances from parents to their children is being 
increased from €280,000 to €310,000.

•	 The	group	B	and	C	thresholds	are	being	increased.	The	revised	
thresholds are set out in the table.

group 2017 2016
A - parent to child €310,000 €280,000
B - Between related 
persons

  €32,500   €30,150

c - Between non-related 
persons

  €16,250   €15,075

eXcise DuTies

•	 The excise duty on a packet of 20 cigarettes is increasing 
by 50c. with a pro rata increase on other tobacco 
products. This will come into effect from midnight on 11 
october 2016.

•	 There were no other excise changes to the old reliables, 
e.g. alcohol, diesel, petrol, motor tax etc..

Vehicle regisTrATion TAX  

•	 VrT reliefs available on the purchase of hybrid electric 
vehicles and plug-in hybrid electric vehicles are being 
extended to 31 December 2018.

•	 VrT reliefs on electric vehicles and electric motorcycles 
are being extended to 31 December 2021.

incoMe AVerAging sTep ouT

•	 The income averaging regime allows farmers taxable 
profits to be averaged over a 5 year period. This is 
being amended to allow an “opt-out” in a single year of 
unexpectedly poor income. This may be availed of for 
the 2016 tax year.

fArMers flAT rATe

The farmers flat rate addition will be increased from 5.2% 
to 5.4% with effect from 1 January 2017.

fArMers resTrucTing relief

The farmers restructuring relief has been extended to 31 
December 2019. The terms of the relief are unchanged.

Micro-Breweries

•	The	special	relief	reducing	the	standard	rate	of	Alcohol	
products Tax by 50% on beers produced in microbreweries 
is being extended to breweries that produce up to 40,000 
hectolitres per annum.

AnTi-AVoiDAnce MeAsures

The Minister indicated in his Budget speech that he will 
publish anti-avoidance measures in the finance Bill 
in relation to financial services property funds and tax 
defaulters who have availed of offshore structures.

sBci fArMers funD

A new loan fund in conjunction with the strategic 
Banking corporation of ireland providing low cost loans 
at below 3% per annum is to be introduced. These loans 
will be highly flexible to enable farmers to improve the 
management of their cash flow and reduce the cost of their 
short term borrowings.

 

BU
DGET 2017

Courtesy of PKF Business Advisers
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IPav Expresses Disappointment That 
Building costs not tackled

The help-To-Buy Budget measure for first-time buyers 
should help to stimulate supply by boosting confidence 
among builders and developers, ipAV ceo has stated in 
reaction to Budget 2017.

  “The lack of supply of suitable properties is the single 
biggest issue impacting all elements of housing, from the 
growing homelessness figures to first-time-buyers to those 
who wish to move,” he said.  “Anything that helps supply is 
welcome. however, it is disappointing that it will not apply 
to second hand homes. in that regard we can predict that the 
price of second hand homes will continue to increase until 
they meet the price at which new homes are selling.”

 Mr Davitt said it was also disappointing that the issue of 
building costs doesn’t seem to have been addressed in the 
Budget.  ipAV had called for, at the very least, VAT to be 
reduced from 13.5pc to 9pc. “in the uK and northern 

ireland there is no VAT on housing and in hungary where 
the government recently cut the VAT rate from 27pc to 
4pc there was an immediate surge in building,” he said.   
Mr Davitt said from an exchequer point of view reducing 
building costs was a “no brainer” because even though it 
would get a lesser amount per property sold it would gain 
arising from the increased volume being built and sold.  

he welcomed the measures to assist private landlords.  
“Though the 5pc increase in tax relief is small it is a start 
towards bringing about greater fairness between private and 
commercial landlords over the next number of years. it will 
help address the haemorrhaging of private landlords from 
the sector,” he said.

 he also said the increase in the inheritance tax/gift 
threshold would assist the housing market.  ipAV had called 
for an increase in the threshold. “And the €2,000 increase in 
rent-a-room relief would make the measure more attractive 
to more people and would, therefore, also assist in a small 
way in alleviating the housing crisis,” he said.

unIveRSaL SocIaL cHaRge

PRSI

eMployees & self-eMployeD

eMployees & self-eMployeD

* Not applicable if earnings less than €18,300 p.a. (€352 p.w.) **4.00% subject to a minimum payment of €500

2017 2016
0.00% on total earnings < €13,000 0.00% on total earnings < €13,000
0.50% on €0 to €12,012 1.00% on €0 to €12,012
2.50% on €12,013 to €18,772 3.00% on €12,013 to €18,668
5.00% on €18,773 to €70,044 5.50% on €18,669 to €70,044
8.00% on €70,045 to €100,000 8.00% on €70,045 to €100,000

pAye incoMe 8.00% on excess over €100,000 8.00% on excess over €100,000
self-eMployeD 11.00% on excess over €100,000 11.00% on excess over €100,000

eMployer 2017 2016
contribution for class A
prsi 10.05% 10.05%
Training levy 0.70% 0.70%
Total for employer 10.75% on all income 10.75% on all income

8.5% on earnings less than €376 p.w.  8.5% on earnings less than €376 p.w.
eMployee
prsi *4.00% on all income *4.00% on all income
self-eMployeD 
/ DirecTors 
conTriBuTions
prsi **4.00% on all income **4.00% on all income

Courtesy of PKF Business Advisers
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IPAV proposes series of measures to tackle 
Housing and Homelessness

lack of access to mortgages for 
first and second time buyers, the 
unequal treatment of residential 

landlords compared with commercial 
landlords and the disproportionate costs 
of building properties compared with 
those of buying the same properties were 
some of the key issues highlighted by 
ipAV in its pre-Budget submission.

in the submission ipAV ceo pat Davitt 
said the recent decline in the housing 
market needs to be arrested and reversed. 
in the seven months to the end of July 
2016, he said there was a drop of 9.76pc 
in sales, down to 24,509 from 26,904 in 
the same period in 2015, according to 
the residential property price register. 
And Dublin sales were down a massive 
14.75pc in the same period.

 ipAV proposed a deposit subsidy 
scheme for first-time buyers of €10k in 
preference to a grant via a tax rebate 
which could risk increasing property 
prices. The portion of the deposit to be 
funded from personal savings would 
drop from €22k to a more manageable 

€12k on a €220k property.  And in the 
case of the €320k property the deposit to 
be funded from personal savings would 
drop from €42,000 to €32,000, equivalent 
to 10pc of the purchase price, the norm 
before the central Bank rules came into 
effect.  ipAV said such a subsidy should 
only be paid once and, in the event that 
the property was sold within five years, it 
would be repaid to the state.  

 ipAV was one of 11 organisations which 
commissioned Behaviour & Attitudes 
to undertake an in-depth study on the 
impact of the current central Bank 
lending restrictions. it found that 71pc 
of both first-time buyers and movers are 
impacted by the rules, the vast majority 
negatively. “More worryingly the study 
found that it typically takes 6 years and 6 
months to save for the deposit needed to 
purchase a home,” Mr. Davitt said.

 ipAV’s submission called for equal 
treatment between private and 
commercial landlords.  figures prepared 
by accountants, pKf o’connor, leddy 
& holmes, illustrates how residential 

landlords are much worse off than those 
investing in, for example, land where 
rental income is tax free and 100% of the 
interest is allowable. “These figures shine 
a light on why residential landlords are 
rushing to exit the rental market,” Mr 
Davitt says.

 The submission also called for an 
immediate investigation into the full 
costs of construction, a full review of 
local Authority charges and a fast-
tracking of the detailed analysis proposed 
in rebuilding ireland, a price Building 
guarantee scheme whereby the price 
of a house, once built, would remain 
unchanged for an agreed period of time 
and a reduction in VAT on construction 
from 13.5pc to 9pc. it pointed out that 
in the uK and northern ireland there 
is no VAT on housing and in hungary 
where the government recently cut the 
VAT rate from 27pc to 4pc there was an 
immediate increase in building.  it says 
building costs which increased by 12pc 
between 2005 and 2008 remain at that 
level despite the fact that house prices are 
still 33pc lower than at that time.

HousE BuyERs:
•	 A	Deposit	Subsidy	Scheme	of	€10k	for	first-time	

buyers
•	 Lenders	to	be	prevailed	upon	to	provide	long	term	

fixed interest rates for 20 year periods
•	 Review	of	lending	practices	that	base	Loan-to-

income on 3.5 times gross income, rather than net 
income 

•	 Inheritance	tax	limits	to	be	increased	from	€280,000
•	 An	independent	eConveyancing	process	to	be	set	up	

through the property registration Authority to speed 
up the legal process in buying and selling properties.

BuIlDIng AnD PlAnnIng:
•	 VAT	reduction	on	building	from	13.5pc	to	9pc	for	2	

years after which it would be reviewed
•	 A	full	and	urgent	analysis	of	building	and	site	costs
•	 A	Building	Price	Guarantee	Scheme	for	reductions	in	

planning and  development charges
•	 Review	of	3rd	party	planning	objections

lAnDloRDs:
•	 Equality	of	treatment	between	Investors	in	

residential and commercial property 

•	 Equality	of	treatment	between	Landlords	and	Vulture	
funds

•	 Residential	landlords	to	have	full	interest	payments	
allowable against income Tax

•	 A	tax	allowance	of	€12,000	for	Landlords	similar	to	
the rent- a-room scheme

•	 No	USC	charge	on	rents
•	 Income	tax	incentives	for	the	awarding	of	long-term	

leases 
•	 Capital	Gain	tax	relief	for	selling	on	tenanted	

property

 RuRaL RegeneRatIon:
•	 A	bigger	fund	for	Village	and	Urban	Renewal	than	

€30million and specified quotas for county councils
•	 Tax	incentives	to	encourage	landlords	with	vacant	

properties and Village and urban renewal to get 
these properties back into occupation quickly

•	 Installation	of	proper	broadband	and	mobile	phone	
service throughout the country.

summary of IPAV Budget 2017 Proposals

 

BU
DGET 2017
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Buy-to-let investors face yet another challenge in 
the form of the growing presence of professional 
landlords including international investors in the 

residential rental market.  

The government’s Action plan for housing, launched 
during the summer, identified the need to encourage 
build-to-rent activity in order to address the shortage 
of overall housing supply. That was after it had already 
introduced a number of measures to encourage increased 
supply from this sector. 

But the key question for the private buy-to-let investors 
is whether they can continue to achieve the current high 
rents and yields if such supply comes on stream especially 
in the university cities and towns around the country 
where rental demand is strongest.

reports show that average monthly rent nationwide was 
at its highest level on record, in the second quarter of 
this year with rents rising nationally by 3.9pc. According 
to the rental website Daft.ie in Dublin rents rose 11.1pc 
during the 12 months to July bringing them to a record 
which is 5.2% higher than their previous peak in early 
2008. The provincial cities are playing catch-up with the 
capital as cork city saw rents soar by 18pc in 12 months.

rents in galway were 13.9pc higher than a year 
previously, while rents in limerick have risen 15.5pc in 
the past year.

such increases should be sufficient to motivate developers 
into the buy-to-let sector. however, as supply increases 
will this rate of increase slow or will rents actually fall? in 
either case it may well be that it will accelerate the exodus 
of small buy-to-let landlords out of the market. 

cash resources
But it is not deterring hundreds of small investors who 
are still buying thanks to the attractive yields that are 
available. Most of their investment purchases are financed 
by cash resources. however the number availing of bank 
finance for investment continues to increase. in the 
second quarter of this year 317 investment loans were 
drawn down from irish banks amounting to €38m. while 
this accounts for only a small portion of the residential 
buying market, nevertheless it still marks a 38pc increase 
on the number of residential investment loans (rils) 
drawn down during the same period of 2015. 

it’s not altogether surprising that these numbers are 
increasing as it obviously makes sense to borrow such 
cheap money when mortgage interest rates are at record 
low levels. furthermore, it comes at a time when the gross 
yields on a two bedroom home averages 8.4pc across the 
country while one beds average 9.2pc.     

The highest yields in the country at 12.5pc are for one-
bedroom flats in co. longford which rent for €374 per 
month - up more than 11pc in the year. The lowest yields 
are for five bedroom houses in Dublin 4 which, despite 
the rents rising 16.3pc in the year to €2,576 per month, 
yield only 2.6pc. But then again such investors may feel 
that they are taking less risk in terms of future house 
price trends and they may also stand a better chance than 
longford investors of making substantial capital gains. 

investors in large houses can fare better in nearby Dublin 
2 where five bedroom houses achieve €3,150 per month, 
the highest rents in the country and generate yields of 
4.9pc. 

But double digit yields are not confined to the country as 
they also prevail for one bedroom apartments in limerick 
and waterford cities as well as in the postal areas of 
Dublin 10, 22 and 24 covering Ballyfermot, clondalkin 
and Tallaght.   

The strongest rent increase was seen in the five bedroom 
home market in cork city which rose 25.8pc to €1,345 
per month however this added only 50 basis points to the 
yield which is still relatively low at 3.8pc.

The Daft report also shows that there were just over 3,600 
properties available to rent nationwide on 1 August this 
year, compared to 11,000 four years ago. This suggests 
that here is plenty of scope for the build-to-rent suppliers 
to meet demand from the large landlords while leaving 
lots of scope for the smaller landlords.

But will that shortage continue considering that the 
housing Agency has indicated that the build-to-rent 
sector could contribute 106,000 homes over the next 10 
years and those are in addition to 75,000 being provided 
by local authorities and the approved housing bodies.

Student accommodation
A key sector of the private rental market is in student 
accommodation and a recent report from future 
Analytics showed that more than 5,250 bed spaces are at 
various stages of planning and construction in Dublin 
city. These include more than 1,700 already under 
construction and a further 2,160 which had planning 
permission. As well as universities such as ucD, Trinity 
and the grangegorman campus, international companies 
such as global student Accommodation and the oaktree-
backed student housing company each have more than 
1,000 units underway or planned. 

in addition to the student build to rents, the sector has 
also seen both irish and international developers and 
investors under taking projects in response to demand in 
the broader private rental market.  

Future looks bright for the Build-
to-Rent investors
By DonAl BucKley
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Kennedy wilson is the most active on the development side with 
several hundred apartments underway at its sites in Vantage, 
leopardstown; clancy Quay at islandbridge and capital Dock in 
south docklands.  

ireland’s largest landlord, ires reiT, which had acquired almost 
2,400 units by september this year is also developing units and 
expects to complete 68 apartments at Beacon south Quarter 
in sandyford, Dublin 18 by next July. nearby at its rockbrook 
property it recently applied for planning permission for 492 
apartments, a creche and a 150 sq m retail unit. This reiT 
already owns 335 apartments in the completed section of the 
rockbrook scheme. 

More recently, activity took a further step forward when for the 
first time an entire scheme specifically designed for the multi-
family build-to-rent market was sold in advance of construction 
completion.  cosgrave group, funded by nAMA, are developing 
the complex known as The neptune Building at their honeypark 
site in Dun laoghaire. in a deal brokered by hooke and 
MacDonald, sw3 capital and Tristan capital partners have done 
a deal to pay €72.5 million for the 197 units which will include 
27 one-beds, 129 two-beds, 41 three-beds and a range of tenant 
focused amenities including a semi-basement car park. 

The new owners intend to rent them under their Vert brand 
from next January and are expected to do further similar deals in 
Dublin. 

in the housing Action plan, the government has outlined a 
number of measures which it believes will increase the supply 
of build-to-rent units in order to provide “homes designed with 
the occupants in mind – this might be equal sized bedrooms 
clustered around a central shared space, or the inclusion of 
amenities such as gyms and crèches and shared entertainment 
facilities,” it says. 

naMa
The national Treasury Management Agency, which operates 
nAMA, will also be responsible for a housing vehicle which will 
provide a new source of housing for both social rental and the 
wider build-to-rent market.  

The action plan points out that the build-to-rent model should 
also benefit from recent revisions to the statutory planning 
guidelines on apartment standards which have been estimated 
to reduce delivery costs by at least €20,000 per unit. it is 
envisaged that real estate investment Trusts (reiTs) and other 
institutional investors which have been successful at raising 
development finance and investing in the commercial office 
sector, have the potential to begin significant investment in 
build-to-rent projects.

The housing Agency expects that build-to-rent sector could 
supply about 5,000 units nationally next year and average about 
6,300 a year over the next three years. with supply for the home 
ownership market also constrained such supply levels are highly 
unlikely to meet demand within that time frame.  from the year 
2020 onwards the agency expects that supply could increase to 
five figures annually and peak at 13,500 in 2025 and 2026.

from a small investor’s perspective, there appears to be no 
immediate danger that the build-to-rent sector will swamp the 
market and depress rents. furthermore the Daft report showed 
that rents are continuing to rise as demand continues to exceed 
supply. indeed John o’connor, chief executive of the housing 
Agency says that the smaller buy-to-let landlord needs to be 
encouraged also in order to provide competition in the market.

Contact: Sean Douglas,
Douglas Displays Ltd.,
B1 Ballymount Corporate Park,
Ballymount Avenue,
Dublin 12.
T. +353-1-429 5777
E. info@douglasdisplays.ie

 

Light Panel Displays

As Irelands No.1 supplier of displays to the estate 
agent sector we are proud of our successful 
introduction of the fabulous new LED Light Panel 
display system to the Irish market. We continue to 

Why not avail of our FREE Design Service

IRELAND’s No. 1

30 years of Experience in the Display Industry
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Two recent court of Appeal decisions in the uK have 
shed light on what circumstances must exist before a 
claimant can recover for a negligent valuation and what 

losses exactly are recoverable. The cases are the latest in a series 
of “over-valuation” claims arising out of cMBss (commercial 
mortgage backed securities) sold before the financial crash – 
and the outcomes seem to suggest that what the courts give on 
the one hand they take away in the other.

The first case (Titan europe 2006-3 plc v colliers international 
uK plc (in liquidation)) was decided in november 2015 and 
was good news for valuers.

The case arose out of colliers preparation of a valuation of a 
commercial property in germany in December 2005. colliers 
valued the property at €135 million. on foot of that valuation a 
loan of €110 million was advanced by credit suisse to the owner 
of the property.  subsequently, the loan was securitised and 
transferred to Titan europe 2006 plc, a special purpose vehicle 
(“spV”). 

in the meantime, the property was leased to a tenant. The tenant 
became insolvent and vacated the property. consequently, 
the owner of the property defaulted on the loan and became 
insolvent. The property was subsequently sold for €22.5 million.  

Titan issued proceedings against colliers for negligence on 
the grounds that it had overvalued the property by almost €60 
million. The english commercial court determined that the 
correct value of the property in 2005 was €103 million. colliers’ 
valuation was over 15% above the court’s ‘correct’ calculation 
and was therefore held to be negligent. The court awarded 
€32 million in damages, representing the difference between 
colliers’ valuation and the court’s estimation. 

on appeal, the valuer did not challenge the commercial court’s 
finding that the permissible margin of error was +/- 15% but 
found the court’s valuation of the property was incorrect. The 
court of Appeal gave weight to the fact that the property had 
been sold six months prior to colliers’ valuation (a fact the 
commercial court did not appear to consider) which, together 
with evidence of upward market trends resulted in the court of 
Appeal determining that the true value of the property was in 
fact €118.3 million. This brought colliers’ valuation within the 
15% margin of error and was therefore not negligent. 

The case is interesting in that it seems to allow for a significant 
margin of error in the valuation of large commercial properties 
of +/- 15%. This would seem to account for the often very 
bespoke nature of large scale commercial property and 
recognises that the valuation of such property is very far from 
an exact science.

negligent valuations
The second case (Tiuta international limited (in liquidation) 
–v- De Villiers surveyors) concerns the level of damages which 
lenders who advance monies on foot of negligent valuations 
can recover. The court of Appeal decision in this case is, 
unfortunately, not good news at all for valuers.

The claim was brought by a lender against a valuer concerning 
the valuation of a partially built residential development. The 
defendant valued the property twice in 2011, in february and 
in December. The lender claimed that the December 2011 
valuation (which incidentally only valued the property at 
£250,000.00 more than the february valuation), upon which the 
lender had relied in re-financing the loan on the property, was 
negligent. no claim of negligence was made in respect of the 
february valuation. 

The lender had previously advanced monies to the developer 
on foot of the february valuation amounting to just under £2.6 
million. The second valuation just ten months later was relied 
upon to advance a “top-up” facility, which brought the amount 
owing to approximately £2.8 million. importantly, this second 
facility was structured as a complete re-finance of the first 
facility, meaning that £2.6 million of the “top-up” facility was 
used to repay the first facility.

The valuer sought an order from the high court declaring that 
the lender’s loss was not caused by the December valuation, 
as the lender had already advanced nearly £2.6 million at that 
stage. The lender’s position was that it was entitled to claim the 
full amount of the indebtedness as the initial facility had been 
fully repaid by the second facility and so was entirely separate.

uK Court of Appeal gives 
Mixed Messages In negligent 
Valuation Decisions:
By cATherine lyons, senior AssociATe, leMAn 
soliciTors

..The High Court granted the 
defendant’s application, agreeing 
that any negligence by the valuer 
in respect of the December 
valuation had not caused the 
loss to the lender in respect of the 
original loan of £2.6 million. This 
meant that the claimant’s loss was 
limited to the “top up” amount of 
approximately £272,000.00.
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The high court granted the defendant’s application, agreeing 
that any negligence by the valuer in respect of the December 
valuation had not caused the loss to the lender in respect of 
the original loan of £2.6 million. This meant that the claimant’s 
loss was limited to the “top up” amount of approximately 
£272,000.00.

The court of Appeal reversed this decision. The court found 
that that the valuer had accepted instructions in December 
2011 in the knowledge that their valuation would be relied on 
by the lender in deciding whether to advance monies to the 
developer to be secured on the property. how that loan was 
to be used was of no interest or relevance to the valuer. The 
December valuation had been carried out in order to support 
a transaction which was factually and legally separate from the 
earlier transaction.

summary Application
in analysing the significance of this decision, it is important 
to remember that this was a summary application (without a 
full trial) and proceeded on the assumption that the December 

valuation was in fact negligent. A determination on this has not 
been made and will need to wait for trial.

The case is a victory for lenders and bad news for valuers. 
in attempting to get to the root of what the true nature 
of the transaction was in this case, it seems the court has 
fundamentally failed to do so. The decision appears to ignore 
the fact that the lender here loaned nearly £2.6 million to 
the developer ten months earlier based on a valuation of the 
property which was only £250,000.00 less than the December 
valuation, which valuation was not claimed to be negligent. The 
upshot is that it is incumbent upon valuers that they limit their 
liability in relation to the re-financing as best they can in their 
terms and conditions.

Both of these decisions are of uK origin and therefore have no 
effect in this jurisdiction. however, there is no reason to believe 
irish courts would not follow them should a similar case arise 
in ireland. negligence actions against valuers are rare here, 
the most recent being a high court decision in 2013, which 
although useful, did not give much judicial insight into the areas 
of margin of error or causation.

Property
& Interiors

Whether buying, selling, or happily staying put 
and doing up, Property & Interiors magazine 
brings it all back home to readers – with style.

•  We bring you through the keyhole of a range 
of properties on the market each week ranging 
from rural retreats to urban sophistication. 

•  An Interiors section opens the door to the 
latest, must-have trends for your home, from 
sublime sofas to cosy cushions.

•  Garden lovers can dig deep with expert advice.

  Antiques and fine art with a diary of upcoming 
events not to be missed.

For advertising queries please contact 021 4802137
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ipAV young professionals network 
(ypn) launched in cork
ipAV officially launched its young professionals network or 
ypn at its Autumn seminar in the rochestown park hotel, 
cork on Tuesday, october 4. The event was sponsored by the 
property examiner.

The seminar was opened by ipAV president Alan redmond 
who gave an outline of ipAV’s Budget 2017 submission to 
government. The meeting was also addressed by David 
Ashmore, who is the irish representative for sotheby’s 
international realty. David is hoping to team up with ipAV 
members in helping to promote the sale of fine country homes 
and estates globally.

A talk on forestry valuations was given by Joe codd, Director 
of sales at Veon (formerly forest enterprises ltd.). Joe is 
responsible for developing lead generation strategies within 
Veon and forest portfolio acquisitions in ireland and the uK for 
domestic investors and some of the largest family wealth offices 
in europe.

The ypn was officially launched by raymond smith, the new 
chairperson of ipAV’s young professionals network.  ypn, he 
said, will be a point of contact for ipAV younger members and 
its aims include encouraging networking through educational, 
social and charitable events, as well as the provision of advice 
and support to younger members of the institute. he said a 
number of events are planned including an Autumn social 
networking evening in the Market Bar on fade street, Dublin 
2 on Thursday, october 20. A ypn christmas party will be 
held in Dublin on December 8th and a ypn spring seminar in 
galway.

raymond was followed by a presentation from ipAV senior 
Vice-president Brian Dempsey who gave a quick guide to 
improving photography in estate Agency by preparation, correct 
photography & post camera editing.  The final speaker of the 
evening was neil reid of Myhome.ie who gave a presentation 
on Digital Marketing for Auctioneers and estate Agents.  The 
event was chaired by ipAV ceo pat Davitt who gave members 
a general update on developments at the institute. The property 
examiner was represented at the seminar by Marguerite stafford 
and Margaret o’Meara.

for further information on young professionals network please 
email ypn@ipav.ie

IPAV President Alan Redmond addressing the Cork Seminar.

At the Cork Seminar were Alan Redmond, IPAV President with 
Brain Dempsey, Senior Vice-President and Ella Dunphy, Junior 
Vice-President.

IPAV President Alan Redmond with Speakers Joe Codd, Director of 
Sales Veon (left) and Neil Reid, Digital Marketing, MyHome.ie.

Cork IPAV members picture at the Seminar were (l – r): John 
Hodnett, Clonakilty; Catherine Pomeroy, Millstreet; Jeremy 
Murphy, South Mall and Donal Dunne, Bishopstown

At the Cork Seminar were (l – r): Paudie Murray, Murray Browne 
Auctioneers, South Mall; Billy Hennigan, William Hennigan 
Auctioneers, Killarney and Robert Harkin, Harkin & Associates, 
Blarney.
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IPAV YPN members pictured with President Alan Redmond at the Cork Seminar launch (l – r): Stephen Blanc, Sherry FitzGerald Blanc; Marie 
Lehane, Bowe Property; Raymond Smith, Padraig Smith Auctioneers; William Bradshaw, DNG and Niamh Giffney, DNG Royal County. 

Pictured at the Seminar were (l – r):  Raymond Smith, 
Chairperson, IPAV YPN; Alan Redmond, IPAV President; Niamh 
Giffney, Vice Chairperson, YPN and William Bradshaw, YPN.

RTE Racing commentator and Waterford estate agent Brian 
Gleeson with IPAV President Alan Redmond and Victoria Lee-
O’Rourke, Brian Gleeson Property, Ardmore at the Seminar.

Raymond Smith, Chairman of IPAV Young Professionals Network, 
addressing the Cork Seminar.

IPAV President Alan Redmond pictured with Ken Lavan, Barry 
Auctioneers, South Mall (left) and Malcom Cotter, Crosshaven.

IPAV President Alan Redmond pictured Niamh Giffney, DNG 
Royal County, Navan and Hugh Morris, Alliance Auctioneers, 
Kells, Co Meath.

Neil Reid, Digital Marketing Manager, MyHome.ie 
addressing the Seminar.



16

Cork Seminar | Autumn ‘16

A section of the audience at the Cork Seminar.

Joe Codd, Director of Sale at Veon (formerly Forest Enterprises 
Ltd. addressing the Seminar.

William Wallace, Wallis Auctioneers, Midleton (left) and Michael Morrissey, DNG Morrissey, Dungarvan who both won 
online subscriptions to the Irish Examiner at the Seminar

David Ashmore,  Managing Director at Ireland Sotheby’s 
International Realty addressing the Seminar.

IPAV Senior Vice-President Brian Dempsey pictured with Annie 
FitzGibbon (left) and Aideen Ennis of MyHome.ie

Pictured at the Seminar with IPAV President Alan Redmond 
were Marguerite Stafford (left) and Margaret O’Meara of the 
Property Examiner, sponsors of the Seminar.

IPAV CEO Pat Davitt addressing the members at the Seminar
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IPav’s young Professional 
network summer BBQ!
ipAV young professionals network BBQ took place on friday, July  8th in 
ipAV hQ and was well attended. About 35 young members were joined 
by ipAV’s president Alan redmond together with the former president, 
eamon o’flaherty and Valerie Mogerley ipAV membership manager. There 
was a great atmosphere on the evening, with members attending from 
Dublin and surrounding areas - and some even travelling from cork! 

raymond smith, chairperson of ypn, thanked everyone for the 
enthusiastic response and attendance and those who helped organise the 
event. “ypn is a great opportunity for the young members of ipAV to 
create and establish new and existing contacts while widening networking 
opportunities,” he said

now ipAV ypn has plans to run more events throughout the year in 
order to expand knowledge and share opportunities within industry with 
colleagues and to welcome new members.

During the evening there was a business card draw and Ailish wall of Dng 
Ailish wall, stamullen, co Meath was the lucky winner of a night away in 
Qc’s Boutique Townhouse, co. Kerry, kindly sponsored by iam-sold.
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i t’s a Monday morning in september 2016 and ipAV 
president Alan redmond is busy in his office on Main 
st., swords, co. Dublin setting up appointments and 

planning the week’s schedule for redmond property 
consultants.  like most agencies, the office suffered 
badly during the recession but is now well on the way 
to recovery and trying to meet the challenges of the 
increasing demands from all sectors of the industry. 

But his position as ipAV president also means more 
demands on his time and on this particular Monday, Alan 
is preparing to travel to Kells, co, Meath to turn the sod 
on a new housing scheme for another ipAV member, 
hugh Morris Alliance Auctioneers.  it’s a task he is looking 
forward to as his father shane, who started the business, 
a native of co. Meath, educated at the Delasalle and st 
patrick’s classical school, navan, shane redmond was a 
prolific entrepreneur, having started a variety of business 
ranging from insurance to entertainment to property 
consultancy.  Among his insurance clients was the gAA 
whose needs countrywide he took care of for many years.  
During his many years in business he built up a range 
of contacts in all areas of irish society.  former Director 
general of the gAA sean o’siocháin (1964 – 1979), for 
example, worked part-time in his office following his 
retirement.  

in the 1960s shane redmond set up an estate Agency and 
insurance Brokerage in swords which was then a fast-
growing area with a population of 4,133. At peak, shane 
redmond had offices in navan, Trim, Kells, swords and 
later in central london. he also held the irish permanent 
agency for many years and employed upwards of 30 
people.  now retired and living in portmarnock, and aged 
82, he is currently compiling a book about his life and 
times.

in his other role as an entertainer and performer in variety 
shows, he took over the red island holiday camp in 
skerries in 1972 where he set up a spacious entertainment 
centre and throughout the summer holiday period 
engaged top irish and uK groups. it became one of the 
leading entertainment venues in the country until it was 
later demolished by the county council.

Family business
like all the other members of his family, Alan redmond, 
having initially considered a career in catering in the early 
1990s, opted also for the family business, then named the 
shane redmond group.  having attended senior college, 
Dun laoghaire, Alan quickly adapted to the many facets 
of the industry and became involved in the-day-today 
running of the office.  The 1990s was a busy time for agents 
in the growing town of swords where the demand for 
housing is always brisk.  located just 4km from Dublin 
Airport, the town has a huge number of workers related to 

it as well as having major international companies such as 
the new ryanair hQ, Kellogg’s hQ and the headquarters 
of hertz car hire. 

in the 1990s Alan also opted to join ipAV as a professional 
institute and, in 2002, was elected onto its national 
council.   having served as both Junior and senior 
Vice-president he was first elected president at the 
AgM in Malahide on 9 May, 2008.  The guest speaker 
at the Annual gala Dinner was the then new Minister 
for finance, Brian lenihan Jnr. and among those who 
attended were Tim Dalton and Tom lynch, the chairman 
and Director Designate respectively of the fledgling 
national property services regulatory Authority.

in his remarks to members, the new ipAV president called 
on all members to sign up for the voluntary code of 
conduct which had just been introduced at the time! he 
also expressed disappointment that the number of houses 
built in 2008 had “fallen” to 78,000!

Taking over the reins of office in June 2016 Alan redmond 
faced a very different economy and a very different 
property industry, the most notable change being 
that less than 13,000 houses were built in 2015. in his 

Meet the IPAV President in his home town 
of swords
sworDs-BAseD AucTioneer AlAn reDMonD fipAV TrV Mcei TooK oVer The 
reins of office of presiDenT of ipAV on June 11.  here he TAlKs To TiM ryAn 
ABouT The JoB AnD his own prAcTice in The Busy DuBlin sATelliTe Town.

Alan Redmond and his sister Niamh in their Swords office.
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address to delegates in castleknock, Alan listed among his priorities 
a reduction in VAT on construction and improved commuter 
transport. But the most attention he received from the media was 
from his call for a review of the huge investment by the so-called 
Vulture funds in irish residential property and the destabilizing 
affect it is having on tenants and on the industry generally.  Many 
of these funds, Alan argued, are driven simply by greed and tenants 
are often needlessly put out of their homes as these funds flip their 
investments quickly. This is a topic to which he has returned on a 
number of occasions since his election and which he will continue to 
highlight during his term of office.

A sustainable new city
Back in his office in swords, Alan is joined by five staff including 
his sister niamh who looks after lettings.  The business is a mixed 
practice specialising in all aspects of the industry including 
commercial, residential sales, lettings and valuations.  swords, 
perhaps more than any of Dublin’s other satellite towns, keenly 
reflects the ebbs and flows of a recession.  while many outlets 
were closed on the main street and in the shopping malls for a 
number of years, all are open for business again and there is a real 
business ‘buzz’ on the main street.  The population, too, has grown 
significantly, rising from 41,000 in the 2011 census to 46,000 in 
2016. fingal county council’s strategic Vision for swords is to 
create a sustainable new city.  it refers to swords as an “emerging 
city” and projects that the population of the town will rise towards 
100,000 by the year 2035. The town is the seventh largest urban 
area in the country, and the second largest in county Dublin.  The 
rising population means a huge demand for housing which, like 
most parts of Dublin, is in acute short supply.  To date this year just 
one major housing scheme has started.  when properties do come 
on the market, there is very keen demand.  A typical two-bed will 
fetch a price of €280,000 plus while a four bed will fetch €350,000 
plus. similarly a typical one bed apartment will command a price of 
€150,000 and a two-bed €200,000 plus.

The demand for lettings is also very keen, notably in the busy 
september period with Dcu within close proximity and the new 
ryanair hQ in Airside Business park close by.  Depending on 
quality, a one bed apartment will rent for around €1,000 per month 
and a two-bed for €1,200.

seeing many people unable to meet the strict demands of the 
central Bank, Alan is hoping for some relaxation in the guidelines 
along with incentives for builders and developers to start building in 
a serious way .... and quickly.

conscious of the need to combine a healthy lifestyle with work, Alan 
tries to end each day with a brisk walk around the suburbs of swords 
where he has the time and space to plan for the main challenges of 
his year in office. But it’s a job he enjoys immensely and is looking 
forward to getting around the country as much as possible to meet 
members and discuss their needs with them.  

Kilbush Lane, Rush, Co Dublin, a four-bed detached house for sale 
by Redmond Property Consultants AMV €325,000

Cloud Based  
Accounting  
Software for  
Estate Agents
We listened to the Irish property industry  
and built Klyant to ensure our customers  
have the latest technology in place to  
support their growth strategies. 
Klyant was designed by the same team  
behind Lex Accounts. 10 years of  
experience building accounting  
applications for estate agents means  
we know your industry and have delivered  
an application that will change how you  
manage your accounts.

• Access financial data anywhere,  
anytime on any device

• Meet client money responsibilities  
with ease

• Manage client & office money in one system

• Lettings management in two clicks

• Full financial management  
report suite

• Complete control over access rights

To find out more please contact:
E: hello@klyant.com
T: 01 873 3512
W: www.klyant.com
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Mother-of-four eagerly looking forward to 
obtaining her first estate agent’s licence
AshBourne-BAseD Michelle Keeley is one of The sTuDenTs who recenTly 
sTArTeD The seconD yeAr of ipAV’s higher cerTificATe in reAl esTATe 
course run AT The insTiTuTe of Technology, TAllAghT. TiM ryAn cAughT 
up wiTh The Busy MoTher of four who is pursuing A lifelong pAssion To 
BecoMe An esTATe AgenT. 

over one hundred students are now attending 
ipAV’s higher certificate in real estate run in 
conjunction with the institute of Technology, 

Tallaght. As the first year entry was restricted to 60, a 
number of applicants could not be accommodated this 
year. The very popular course is part-time and is run on 
saturdays from 9.30am to 5.30pm during the academic 
year. 

Among those beginning second year is Michelle Keeley 
who is fulfilling a lifelong ambition to become an estate 
agent. A native of castleknock, Dublin 15, Michelle is now 
settled in Ashbourne, co. Meath where she is married 
with four children ranging in age from 6 to 20 years. After 
leaving school, Michelle worked for a number of years in a 
pharmacy. however, she has always harboured the notion 
of working as an estate agent and secured part-time work 
with leahy estate Agents in leixlip showing houses. This 
was in the run-up to and during the celtic Tiger era and 
business was booming in west Dublin. Michelle worked 
on wednesday evenings from 6 — 8pm and on saturday 
and sunday afternoons. however, the downturn in the 

economy saw this job end and Michelle chose to become a 
stay at home mother to her young children. 

however, the desire to become an estate agent was still 
alive and following the economic recovery, and her 
youngest child starting school, Michelle decided to dip her 
toes once again in the world of estate agency. This time she 
opted for the one year certificate course in Auctioneering, 
estate Agency and Valuation run by the Blackrock further 
education institute (formerly the senior college in Dun 
laoghaire) under the guidance of class coordinator frank 
Quinn. There she studied subjects including Valuation, 
estate Agency practice, Applied economics, Business 
law and Digital Marketing which she found extremely 
interesting and useful. 

students attending the course there did so for a variety 
of reasons, she says, some just wishing to sample the 
profession of estate agency and others determined on 
making it the basis for a new and successful career. 

Part-time work
By now Michelle had also returned to working part-time 
with estate agents wilson Moore who specialise in selling 
properties in the finglas, glasnevin, clonsilla, clonee, 
Tyrrelstown and surrounding areas of west Dublin. while 

..Over one hundred students are 
now attending IPAV’s Higher 
Certificate in Real Estate run in 
conjunction with the Institute of 
Technology, Tallaght.

Michelle Keeley with her three children, Erin 6, Eabha 11 
and Leah 10.

Michelle Keeley takes a break from her busy schedule with 
a cup of tea.
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attending Blackrock, Michelle worked part-time including 
showing houses on saturdays and sundays. wilson Moore, 
she says, are quite unique in that they charge no marketing 
fees and standard minimum rates which makes them very 
competitive in the market place.

combining all this with family life, was testing but 
something Michelle enjoyed very much. “i enjoy the 

job very much and it is something i always wanted 
to do so i was prepared to make the effort,” she says. 
having successfully completed the Blackrock course, 
Michelle applied for, and was accepted into, the ipAV 
part-time course run in collaboration with the institute 
of Technology, Tallaght where she was joined by five 
other classmates from Blackrock. This higher certificate 
in real estate (Valuation, sales and Management) is a 
level 6 award (120 ecTs) on the national framework of 
Qualifications and is approved by the national property 
services regulatory Authority for licensing purposes. it is a 
challenging two year course that covers all subjects relating 
to the valuation, sale and management of residential 
property. Michelle found the certificate course from Bfei 
a distinct advantage in pursuing her studies in iTT as she 
already had a good grounding in a number of subjects. 

As the busy Autumn sales season again picks up, Michelle 
Keeley is busy again combining her work and study 
life while fitting into family life at home in Ashbourne.  
however, the thought of obtaining a higher certificate 
next May and being eligible to apply for an estate agent’s 
licence is the key driving force for her now.  it will all be 
well worth the effort, she says.

Details of all ipAV’s courses can be found by logging onto 
www.ipav.ie

Turning The sod on A new Era For Kells
 Monday 29th August marked a new beginning for the town of Kells with the sod turning on its first new housing development 
since the downturn in the economy approximately 10 years ago.

The team at hugh Morris Alliance Auctioneers along with M3 Direct Developments are pictured with Alan redmond, 
president of the institute of professional Auctioneers and Valuers at the new exclusive housing development on Moynalty road, 
Kells. The development comprises eight luxury detached houses extending to approximately 2440sqft / 227sqm of generously 
proportioned living space. The two storey properties are designed with modern family living in mind, each property will have 
spacious parking to the front and large gardens to the rear. with Kells being only 35 minutes to Dublin via M3 motorway and 
40 mins to Dublin Airport, this heritage town ticks all the boxes.

21
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A Catch: the Falling Knife?
ToMMy BArKer, properTy eDiTor wiTh The irish eXAMiner, 
cAsTs A cool eye on relATionships AnD DATing, in The 
properTy worlD

“We are favoured with the instructions….?”
how often do you see that seemingly fawning line used in 
a sales introduction? yet, be it simply ingratiating, quaintly 
deferential, or just old-fashioned courtesy and recognition, 
it can be the most honest phrase used in what then follows 
on in property for sale descriptions.

sales agents are, indeed, favoured by their clients’ 
instructions to sell property,  on their behalf. of course, 
agents can also as equally be damned as “favoured with an 
instruction”, as we all know, when things go awry; when 
the vendor turns out to be the client from hell; when the 
buyer does a  runner or it’s all just a horrible mis-match of 
expectation, versus delivery and results.

 A bit like a marriage.
like a marriage, a contract between an estate agent and 
a vendor generally starts out with the best of intentions, 
possibly even dewy-eyed for some who are a bit wet and 
un-wed behind the ears in the oft-cruel world of buying 
and selling. yet,  however long the contract/relationship 
lasts for, or how fruitful or interminable it seems,  it’s not 
an arrangement made for life, or until death do you part. 
unless things go murderously wrong.

There’s probably three distinctly different stages to a 
successful sale (correct me if i’m wildly wrong, i’m an 
outsider,  looking in) and some agents score better at some 
aspects than on others.

One: getting the introduction, making the pitch, talking 
values, and getting the all-vital sales instruction. in dating 
terms (think Tinder, grindr, or the new, as yet-uninvented 
match-making  app, called Vendr), it’s the equivalent of 
‘pulling.’ you’ve been ‘favoured’…is that a swipe left, or 
right?

Two: Meet the family. This is where you market and 
proudly show off your beloved. your latest beau/listing/
dingy flat/penthouse suite, or catch of the week (warning: 
ambiguous.) starry eyes time all around, cohabitation 
beckons.

Three: step up to the altar. seal the deal. get it over the 
line. Deliver on your promise. sweep them off their feet. 
happy ever after, and let the disappointed under-bidders 
and wooers weep. hopefully. 

repeat this prescription, as required. heck, it’s tough out 
there. it’s a business. it’s your business.

set back/step back?
selling on instruction is potentially a fraught relationship, 
and it’s an astute individual on either side who knows 
when or how to step back from the fray. some, the smarter 

ones, know when to disengage, even if it’s after the first 
introduction, smooch, whirl on the metaphorical dance-
floor,  or after a cheesy chat-up line, or downright daft line 
of sales patter.

you know the chemistry isn’t there? Be afraid, the 
chemistry that is there could prove explosive, or noxious, 
and leave a lingering bad smell.

As a property reporter, i was privy to some of the 
‘niceties’ that people go through in recent times when an 
acquaintance/contact was preparing to sell a property he 
had worked very hard on ‘turning around’ (yep, we’re well 
and truly back to that, only don’t flipping call it flipping), 
and started ‘interviewing’ his panel of possible, selected 
agents. in a very niche, local  market. good luck to him.

The same guy has renovated and sold individual residential 
properties in cork, Dublin and london, had made 
money on most (london was excellent, he boasts)  and 
not surprisingly, he has opinions on estate agents’ selling 
abilities in all three,  very different markets. opinions, only, 
mind you. 

first shock was when the two he had reckoned on as 
‘bankers’ came in with valuations €100,000 grand short of 
what he had thought he’d like to ‘float’ at. he’d bought the 
property only 18 months beforehand from one of those two 
agents, knew this one-man band auctioneering firm was 
strong locally and well regarded, and had been professional  
in his dealings with him when buying,  as a purchaser, and 
in what was possibly a bit of a distressed sale. it would have 
been a surprise  - if not even a discourtesy - not to ask him 
to pitch for the resale. well, he was ‘in’, except for his too-
low valuation, said the acquaintance, who also didn’t like 
his rudimentary website, or the lack of user-friendliness of 
same website on smart phones .

Also asked to pitch was another strong, and highly 
regarded agent, with a uK sales link, a very well-
performing and far-reaching website and proven media/
pr contacts,  and a track record of multi-million euro 
house sales in the remotest of areas. well, she scalded his 
property, which was quite a feat given the cold water she 
poured over it. she  didn’t have a good/flattering  word 
about it, found fault, picked and poo-poohed (guess whose 
side of the tale this is being related from?) and stuck to 
her value estimate, as being €100,000 less than ‘vendor 
expectation.’ After the tour, which might have seemed like 
an ice bath for one party and an invitation to tango, at a 
cost and with ‘commitment,’ on the other side,  thankfully 
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both sides maturely and sensibly agreed they just might not be 
doing business, ‘the chemistry wasn’t  right’, and they  shook hands 
and moved on, in separate, diverse  directions. A lot of grief saved. 
of course, there was more to it than that, there usually is, and if a 
relationship counsellor was watching, they’d pick up on plenty.

A bit Previous?
The woman agent and the vendor had ‘previous history’ and 
entanglements. her firm had a previous local listing for the same 
individual back during the worst of the slump, when nothing at 
all was selling: you might remember similar times? it took three 
years to shift, and sold for half the original asking price. you may, 
perhaps, recall similar experiences?

‘he’ recalls phoning from london during that long period, looking 
for updates, and reckoned they over-valued his property in the first 
place, causing it to stall or at least not gain any traction from day 
one. funnily enough, ‘they’ too recall him phoning from london, 
many, many times, and wryly note that  he was more than happy 
with their (in 20:20 hindsight) initial optimistic valuation of  his 
earlier sales instruction to them. ‘They’ are too polite to describe 
him as a client from hell, and to be fair, he probably wasn’t’. Just a 
‘client from  london?’

Just pushy. high expectations, hoping for someone to grab the 
‘falling knife’ on his behalf,  in a still falling market. All the ‘cutlery’ 
was blunt by the time those boyos of knives had stopped falling.

Keane edge
looking at this dynamic from the periphery (and, personally 
speaking, waiting for anyone at all to be ‘favoured’ with the latest 
sale instruction as it was a postcard-pretty property with history 
coming out of its walls and would adorn the property pages of 
any newspaper, irish or import) was more than intriguing. it was 
like witnessing  a John B Keane-like  dramatic backdrop of local 
venality, hope and dashed hopes, aspiration, and price inflation. 
writ small. 

The irony of a hopeful vendor condemning an agent for 
‘overvaluing’ on a previous sale instruction in a plummeting 
market, and now refusing to go with a current, conservative/low  
valuation from the same agent in an improving market which 
coincided with a  similar level of valuation from  another skilled 
valuer, isn’t entirely being lost here, is it?

split the Difference
so, after the pulling and dragging, who’s dating who, you might 
well ask? well, in a typically irish way, there’s a bit of double 
dating/keeping the options open sort of current solution. The 
original local agent who sold to the vendor 18 months ago is back 
‘in’, with all his local knowledge, yet poor ‘social’ media channels. 
good call, probably.

so too ‘in’  is a national agency/franchise,  with all its bells and 
whistles and singing and dancing website and pokes and prods and 
prompts and top photography. The client is paying a hefty, extra fee 
for the privilege of a joint agency, by the way. 

oh, and the price it is being floated at is half way between the 
vendor’s  clearly too-high price  hopes,  and the several agents’ 
more pragmatic  valuations. An irish solution, to an irish problem,  
so of course no-one will be truly happy.  what do i think? well, the 
market tells all, as ever. like life, and time, and just as brutal.

But,  if i were a John B. Keane looking to finish the only-starting 
romance, for dramatic irony alone my money would be this 
particular property  sales listing  eventually drifting back to the 
woman agent who’d initially scorned it, trashed it, rebuffed it, 
walked away…..and then, in hindsight,  finding things to like, after 
all.

At a price, as-yet to be determined.

(To be continued….?)
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IPAV represented at annual tennis tournament

ipAV was represented at this year’ s  
scsi/irish Times Tennis Tournament 
on 31 August by Joanne lavelle, 

Michael lavelle estate Agents,  Dundalk 
and robert Downey, Downey property, 
Dun laoghaire & Bray.

now in its 27th year, the tournament took 
place at the new venue of Donnybrook 
lawn Tennis club. 

in the end cBre emerged victorious from 
the 18 team competition, having squeezed 
through to the final after a mixed doubles 
tie-breaking semi-final match against 
hooke & MacDonald finished with a 
nail-biting 12-10 victory for cBre. The 
final saw cBre and Knight frank face off 
on centre court in front of a packed club 
house. 

The event organisers, who included 
peter Dargan of The irish Times, Ken 
MacDonald of hooke & MacDonald and 
Marcus o’connor of Mfo The property 
professionals said it had been one of the 
best attended tournaments yet and were 
already looking forward to next year’s 
event. 

Joanne Lavelle in action

Robert Downey in action

Pictured at the British Embassy Summer part in Glencairn 
on 6 September were (l - r): Brian Dempsey,  IPAV Senior 
Vice-President; Alan Redmond, IPAV President and Tim Ryan 
Editor, the Property Professional. 

IPAV President Alan Redmond and Senior Vice-
President Brian Dempsey celebrating the Queen’s 90th 
Birthday at the Summer Party.

British Embassy summer Party
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Buying, 
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Bank of Ireland Mortgage Bank trading as Bank of Ireland Mortgages is regulated by the Central Bank of Ireland.
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In the Dáil....
The following is A selecTion of recenT wriTTen Dáil replies To TDs on 
Topics of inTeresT To AucTioneers AnD esTATe AgenTs:

Housing assistance Payments 
(HaP)
Deputy Richard Boyd Barrett 
(AAA-PBP, Dún Laoghaire) asked 
the Minister for Housing, Planning, 
Community and Local Government if 
Housing Assistance Payment tenancies 
will be extended to more than two 
years, which is a very short period of 
time and not in line with sustainable 
tenancies and the reason the payment 
is stopped to the landlord with no 
recourse if the tenant does not pay 
their portion of the rent. 

Minister for Housing, Planning, 
Community and Local Government 
(Simon Coveney):  There is no 
limitation placed on the length of 
tenancy that can be supported by the 
housing Assistance payment ( hAp ). 
however, as with other private rental 
tenancies, the residential Tenancies 
Act 2004 governs the relationship 
between landlord and tenant and the 
length of the tenancy is a matter that 
must be agreed between the landlord 
and tenant in that context. under the 
hAp scheme, tenants supported by 
the scheme are expected to stay in 
their current tenancy for a minimum 
period of two years, unless there 
are exceptional reasons for moving 
tenancy. such exceptional reasons, 
include moving for the purpose of 
employment, further education, 
family or health reasons. since 1 
January 2016, landlords who rent to 
tenants in receipt of social housing 
supports such as hAp may avail 
of increased tax relief. The scheme 
allows property owners to claim 100 
per cent relief on their mortgage 
interest, as an expense against rental 
income. The purpose of this tax relief 
is to incentivise landlords to maintain 
tenancies with social housing tenants 
for longer periods. To qualify, the 
landlord must undertake to make 
the accommodation available to 
qualifying tenants for a minimum 
period of three years, and the 
undertaking must be registered with 
the residential Tenancies Board.

hAp is a form of social housing 
support under which local authorities 

will make monthly payments on 
behalf of tenants directly to landlords 
in respect of rent, subject to the 
terms and conditions of the scheme. 
hAp tenants are required to sign 
a rent contribution agreement to 
pay a weekly rental contribution 
to the local authority in line with 
the local authority’s differential 
rent scheme. As set out in the rent 
contribution agreement, this weekly 
rental contribution must be paid by 
them so that they remain eligible 
for the hAp scheme. if this weekly 
rent contribution is not paid, hAp 
payments to the landlord can be 
stopped or suspended.

The hAp shared service centre 
(ssc) manages the collection of all 
hAp tenants’ differential rents, on 
behalf of the relevant local authority, 
and the payment of all hAp rents 
to landlords on behalf of tenants 
supported by the hAp scheme. 
The hAp ssc applies a very clear 
communication policy when rental 
arrears issues arise. This policy 
includes regular and early written 
communication with tenants, 
landlords and the relevant local 
authority when a tenancy is being 
jeopardised by non-payment of rent. 
To date the approach used has been 
very effective with minimal levels of 
rent arrears arising for hAp tenants, 
and more than 13,000 tenancies 
currently being supported by the 
hAp scheme.

Housing assistance Payments
Deputy Thomas Pringle (Ind., 
Donegal) asked the Minister for 
Housing, Planning, Community and 
Local Government the reason the 
Housing Assistance Payment is not 
payable from the date of application 
rather than the date of approval, 
leading to significant financial burden 
on people.

Minister for Housing, Planning, 
Community and Local 
Government (Simon Coveney):  
The implementation of the housing 
Assistance payment ( hAp ) scheme 
is a key government priority. The 

accelerated rollout of the scheme 
on a national basis is an important 
early action for completion in 
the government’s Action plan 
for housing and homelessness – 
rebuilding ireland. local authorities 
and my Department are working 
closely together in order to ensure 
the successful implementation of the 
scheme. limerick city and county 
council is currently providing a 
highly effective transactional shared 
service on behalf of all hAp local 
authorities. This hAp shared service 
centre (ssc) currently manages 
all hAp related rental transactions 
for the tenant, local authority and 
landlord. once a hAp application 
has been received and confirmed as 
valid by the relevant local authority, 
it is then processed by the hAp ssc. 
Any rental payment arising for a 
given month will then be made to a 
landlord on the last wednesday of 
that month. hAp rental payments are 
payable to the landlord from the date 
of confirmation of receipt of a valid 
and complete application form. if an 
applicant wishes to make an inquiry 
regarding an application they should 
contact their local authority directly.

Living city Initiative
Deputy Pearse Doherty (SF, Donegal) 
asked the Minister for Finance the 
number of applicants and the number 
of successful applicants, by city, under 
the Living City Initiative in tabular 
form; the division between commercial 
and residential applications and the 
tax foregone as a result of the scheme 
to date, by city. 

Minister for Finance (Deputy 
Michael Noonan):  in relation to the 
living city initiative, applications 
are only required to be made to the 
relevant local authority under the 
residential element of the scheme. 
Applications are not required to be 
made under the commercial element 
of the scheme. Additionally, revenue 
do not compile statistics in relation to 
unsuccessful residential applications.

Based on information received from 
the city and county councils to date, 
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the number of successful applications 
received under the residential element of 
the living city initiative, per eligible city, 
is as follows:

City Applications 
 Received

Dublin 19
cork 8
limerick 0
waterford 8
Kilkenny 4
galway 2

Details of the numbers participating in 
the commercial element of the scheme 
should become available in early 2017 
by which stage the tax returns for 2015 
will be filed and processed.  This is also 
the earliest date by which information 
in relation to the amount of tax relief 
claimed under the scheme will be 
available.

Solar Panels
Deputy James Browne (FF, Wexford) 
asked the Tánaiste and Minister for Justice 
and Equality the rateable valuation and 
calculation method applied to solar panels.

Tánaiste and Minister for Justice 
and Equality (Frances Fitzgerald):  
The commissioner of Valuation is 
independent in the exercise of his duties 
under the Valuation Acts, 2001 - 2015 and 
the making of valuations for rating is his 
sole responsibility. The statute does not 
accord me as Minister any function in this 
regard.

The basic premise under the Valuation 
Acts is that all interests including 
buildings and lands used or developed for 
any purpose (irrespective of whether such 
lands are surfaced) and any constructions 
affixed thereto are rateable unless 
expressly exempted under schedule 4 of 
the Acts. schedule 3, paragraph 1(m) of 
the Acts specify that electricity generating 
stations, including where appropriate, all 
buildings and structures thereon which 
include solar panels, are rateable.

solar panels, whether affixed to the roof 
or other external surface of a commercial 
or industrial building or existing quite 
independently as “solar farm” type 
installations are rateable structures. in 
the case of panels affixed to buildings, 
they form part of the building valuation 
itself and in the case of solar farms, they 
form part of the valuation of electricity 
generating stations as defined under 
schedule 3, paragraph 1(m) of the 
Valuation Acts 2001 to 2015.

The basis of rateable valuation for all 
property including solar farms is “net 
annual value” and is set out in part 11 of 
the Valuation Act 2001. net annual value 
is the rental value for which one year with 
another, the building might, in its actual 
state, be reasonably expected to let from 
year to year, on the assumption that the 
probable average annual cost of repairs, 
insurance and other expenses (if any) 
that would be necessary to maintain the 
property in that state, and all rates and 
other taxes in respect of the property, are 
borne by the tenant of the property.

in accordance with the legislation, well-
established valuation principles and 
case law arising from the independent 
Valuation Tribunal and the higher courts, 
various methodologies may be used in 
estimating the net annual value (nAV/
rental value) of a rateable property. The 
most common methodology used is the 
“comparative” method which, as the name 
implies, employs direct comparison with 
other similar properties in the same rating 
area. in the absence of direct comparative 
evidence of value, two other methods 
may be used. The first of these is what is 
known as the “receipts and expenditure” 
method of valuation where trading 
accounts are analysed to arrive at the 
rent which a hypothetical tenant might 
be reasonably expected to expend for the 
property. Another method of valuation 
used from time to time, depending on 
the particular circumstances and type of 
property involved, is the “contractor’s” 
method where the notional cost of 
construction, allowing for depreciation 
as appropriate, and the value of the site 
are used to arrive at the net annual value. 
This is provided for in section 50 of the 
Valuation Act 2001, as amended by the 
Valuation (Amendment) Act 2015.

owners Management Companies
Deputy Alan Farrell (FG, Dublin North) 
asked the Tánaiste and Minister for Justice 
and Equality if her attention has been 
drawn to cases whereby management 
companies are uncommunicative with 
homeowners with whom they have a 
management agreement and the action 
she plans to take in order to ensure 
management companies uphold their 
responsibilities to homeowners and 
residents within estates which are under 
their remit.

Tánaiste and Minister for Justice 
and Equality (Frances Fitzgerald):  
The position is that the Multi-unit 
Developments Act 2011 was enacted 
with the primary purposes of reforming 
the law relating to the ownership and 

management of common areas of multi-
unit developments and facilitating the 
fair, efficient and effective management of 
owners’ management companies (oMcs). 
These are companies registered under the 
companies Act, the members of which 
are the owners of residential units within 
the development, which are established 
for the purposes of ownership and 
management of such common areas.

As regards the provision of information 
to members, section 17 of the Act 
imposes specific obligations on oMcs. 
it provides that they must prepare an 
annual report which includes details of 
income and expenditure, as well as assets 
and liabilities; annual service charges 
and sinking fund accounts; planned 
expenditure on maintenance and repair; 
insurance cover and contracts entered 
into by the oMc. it also provides that 
oMcs must hold a meeting at least once 
a year to consider the report. Advance 
notice of the meeting must be given to 
each member at least 21 days before the 
meeting; a copy of the annual report must 
be provided at least 10 days beforehand; 
moreover, the meeting must take place 
within reasonable proximity to the multi-
unit development unless otherwise agreed 
in writing by 75% of the members.

section 18 of the Act requires oMcs to 
establish and maintain a scheme of annual 
service charges from which they may 
discharge expenditure incurred on the 
provision of common or shared services 
to the owners and occupiers of residential 
units in the development, including 
insurance, waste management and 
security services. These service charges 
must be calculated on a transparent basis, 
and be equitably apportioned between 
the residential unit owners. in order to 
ensure transparency and accountability, 
both the annual service charge and the 
services to be provided must be approved 
by a general meeting of the members of 
the oMc.

section 24 of the Act contains provisions 
for the resolution of disputes relating to 
multi-unit developments. it provides that 
a person, including any member of an 
oMc, may apply to the circuit court for 
an order to enforce any rights conferred 
or obligations imposed by the Act. The 
court, if satisfied that a right has been 
infringed or an obligation has not been 
discharged, may make such remedial 
order as it deems appropriate in the 
circumstances with a view to ensuring 
the effective enforcement of the right or 
the effective discharge of the obligation 
in respect of the multi-unit development 
concerned.
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As the new academic year gets into full swing there 
is a lot of unrest in professional circles concerning 
assessment and resources. To the outsider, this 

might seem no more than posturing from a sector that 
is very cosseted and not subject to the same pressures as 
those in other sectors of the economy. we are accustomed 
to every shade of opinion (and none) concerning the role 
and performance of teachers, lecturers and others involved 
in the delivery of education. 

Much of what we hear is negative. everyone remembers 
bad experiences.  it is no different when recalling 
experiences of school or college. whatever the public 
perception, those in the teaching profession, no matter 
what level, have opinions about the efficacy of continuous 
assessment.  

here, i will concentrate on the issue of coursework in the 
higher education sector and the current concerns of those 
who have to assess students.

for many, the prospect of being assessed on some 
continuous basis without the tyranny of an exam is 
appealing. it seems to offer a greater opportunity for the 
individual student to demonstrate skill and knowledge 
without the stress brought on by a two or three hour 
examination. it allows time for the student to explore a 
subject and broaden his or her understanding of a topic 
or theme by reading around it. in most courses this work 
contributes significantly to the final mark awarded for the 
module or subject.  This can be as much as 40% of the final 
mark. 

such a scheme certainly has its attractions and it can easily 
be seen why it is desired by most students. But there are 
problems associated with course work assignments and 
here i would like to address some of them.

Coursework
let us consider for one moment the idea that the 
coursework element of a module provides an opportunity 
for students to read around their subject, to broaden 
their understanding. while this may be the intention, the 
reality in many cases is that the assignment preoccupies 
the student and determines the scope of the study, thereby 
frustrating the very objective it set out to achieve. The fact 
is that students will devote all their time to completing the 
assignment and will do little else by means of peripheral 
reading and study. 

The ‘exam imperative’ is uppermost in the students’ mind.  
give me only the knowledge to complete the assignment 
or answer the exam question. i am not bothered about any 
other interesting side issues. All teachers and lecturers are 
aware of the insatiable appetite for relevant information – 
relevant, that is, to exams and results. nothing else matters 
to the student.  

so rather than expanding knowledge, it might be argued 
that coursework assignments dominate the student’s time 
and narrow the focus of study. Traditionally a university 
education involved the idea of reading for an award and all 
that implies. The concept provided a rich ground for study 
and exploration – a main road with lots and lots of side 
roads if you will.  it is now fast tracked and the notion of 
reading for the award is somewhat replaced by the notion 
of studying for it. By that, i mean the focus is only on the 
information required to pass the module. 

There are other serious issues affecting the continuous 
assessment of modules such as plagiarism, ghost writing 
and the like. it is not uncommon for students to reproduce 
the work of others without acknowledgement and in 
some cases to have others do the work for them. who can 
honestly say if a particular submission was completed by 
the person named on the essay? it is a minefield. lecturers 
use various programmes such as Turnitin to determine 
the sources of information if they suspect that the work 
presented was not that of the student. indeed, students 
themselves are advised to use the platform to check their 
own work before submission. yet the problem persists. 

The question then arises: what is the quality of such 
learning? Anecdotally, it is reported that there is very little 
transfer of such knowledge when it comes to examinations 
or practical tests. it is as if the work undertaken to 
complete the assignment did not register. perhaps this 
may be a different problem related to the propensity to 
segregate information and compartmentalise it – put it 
into little boxes – so that the bigger picture is obscured by 
the task.

whatever the conclusion, the failure to transfer knowledge 
from coursework to examination is one noted by many 
teachers and lecturers. furthermore, in some instances 
there is little correlation between marks achieved in exam 
and those obtained in written assignments.  while this 
may be easily explained – examinations are different, 
involve different pressures etc, - it is the quality of the 
information provided in examinations that is the cause 
for concern.  it is the case that many examiners find the 
answering in examination conditions is not informed by 
the students’ work in assignments.

nature of assessments

perhaps it does come down to the nature of the 
assessments – coursework requires different skill sets 
to complete: a student has more time to complete an 
assignment; an assignment tests a student’s ability to 
research and produce relevant information from a variety 
of sources etc. This is in sharp contrast to an examination 
where a student is timed to produce an answer to a 
problem. it has often been referred to as an ability to 
memorise or regurgitate information.

the Long Haul  
Reflections on continuous assessment
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nevertheless it is not unreasonable to expect that the 
learning obtained from completing coursework will 
transfer to the exam situation. surely it is reasonable 
to expect such a transfer?

There is also the issue of submission dates and 
deadlines.  it is not uncommon to find that deadlines 
will be missed and the problem now arises how to 
resolve this in a manner that will not give rise to 
abuse. some institutions apply penalties for late 
submissions, the scale of the penalty related to the 
lateness of the submission. obviously, allowances 
are made where illness or such is recorded. But even 
then, there can be issues surrounding time and the 
nature of the situation causing the delay. it can be 
contentious. 

indeed, it has been noted that tensions often 
arise between student and tutor as a result of the 
continuous assessment aspect of a module. The feeling 
that one is monitored closely is not a comfortable 
one for many students. it brings a different kind of 
stress to that experienced when sitting examinations.  
for some, the immediate presence of the tutor in an 
assessment situation can be intimidating and give rise 
to stress. not all students appreciate the surveillance 
that is involved in coursework assignments – it can 
give rise to anxiety and tension.

Complex
The discourse surrounding continuous assessment 
in all its forms is complex. while some argue that it 
is a critical aspect of learning encouraging students 
to research and explore issues and events, there are 
others who, while accepting the necessity to provide 
opportunities for students to read and explore issues 
outside the main readings of their course, retain 
doubts about the quality of the learning involved. 
Apart from the issues raised above in this short 
article, they also express concerns about the possible 
inequity in the availability of proper resources for 
all students to compete tasks competently.  Thus the 
final product can be very inconsistent in terms of 
production and content.  

And while we are transitioning in second level 
education to school based assessment, it is worth 
noting the issues that have arisen in other countries 
where the system is employed and to consider some 
of the issues raised in this short piece – the constant 
pressure, the availability of resources, the tension that 
can arise between tutor and student, to list a few.

whatever one’s standpoint, it cannot be denied that 
it is a good thing to vary the learning experience 
of students to provide them with an opportunity to 
broaden their horizons, demonstrate their knowledge 
and skill, to realise their full potential. The danger is 
that in attempting to achieve that, we run the risk of 
throwing the baby out with the bathwater.
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