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Foreword by the Minister of Education and Children 
 
The Department of Education and Children welcomes the opportunity to publish in full both 
the Agreement itself and all associated valuations provided by the Government Valuer during 
the negotiations which led to the Agreement. 
 
The Department is of the opinion that the Kirk Michael Land Exchange Agreement is now of 
historic interest only; the first valuation is dated January 2007. 
 
The recommendation of the Select Committee looking into this matter was: 

“That the Second Report of the Select Committee on the Kirk Michael School 
Land Exchange Agreement [PP No 2014/0026] be received and that the 
following recommendations be approved - 
Recommendation 1 
That as soon as the Kirk Michael Land Exchange Agreement is of historic 
interest only, the Department of Education and Children should publish in full 
both the Agreement itself and all associated valuations provided by the 
Government Valuer during the negotiations which led to the Agreement.” 

 
 
 
G Cregeen 
Minister of Education and Children 
 

 
 
  



 
Valuations 
 
Copies of the valuations are published in the appendices, however details are summarised 
below: 

 
17 January 2007 Valuation – Appendix 1 
 
“Value of land currently zoned as residential: 11.85 acres @ £250,000 per acres  

=  £2,962,500 
 

say £3,000,000 
 
ADD 
Value of ransom strip over future development land:   £300,000 
 
Total value of residential land:      £3,300,000 
 
LESS 
Current use value as agricultural:   11.85 acres @ £5,000 per acre 

= £59,250 
 

say £60,000 
 
Total value of profit that would be realised 
by the development of the land   = £3,240,000 
 
For 'preferred' access, say 15<20%   = £486,000<£648,000 
 
The above valuation shows that the playing field land  has  a value to Heritage Homes 
of £486,000<£648,000. 
 
The value of the 1.85 acres of residential land to be transferred to the Department has 
a value of: 
 

1.85 acres @ £250,000 per acre = £462,500 
 
The cost of the works to provide a new pitch and play area, to be borne by Heritage 
Homes, will need to be considered in addition to this land value. 
 
In summary the values of the parcels of land to be exchanged are broadly similar, but 
when  the  cost  of  the works  to  be  provided  by  Heritage  Homes  is  added, for 
which  you  will no doubt have details, the proposal represents a satisfactory 
arrangement for the Department”. 
 
29 October 2010 Valuation – Appendix 2 
 
“Value of land currently zoned as residential: 11.85 acres @ £350,000 per acres  

=  £4,147,500 
 

say £4,150,000 
 



ADD 
Value of ransom strip over future development land:   £300,000 
 
Total value of residential land:      £4,450,000 
 
LESS 
Current use value as agricultural:   11.85 acres @ £5,000 per acre 

= £59,250 
 

say £60,000 
 
Total value of profit that would be realised 
by the development of the land   = £4,390,000 
 
For 'preferred' access, say 10<15%   = £440,000<£658,000 
 
The above valuation shows that the playing field land has a value to Heritage Homes 
of between £440,000 and £660,000. 
 
The value of the 1.85 acres of residential land to be transferred to the Department has 
a value of: 
 

1.85 acres @ £350,000 per acre = £647,000 
 

The cost of the works to provide a new pitch and play area, to be borne by Heritage 
Homes, will need to be considered in addition to this land value. 
 
In summary the values of the parcels of land to be exchanged are broadly similar, but 
when the cost of the works to be provided by Heritage Homes is added, for which 
you will no doubt have details, the proposal represents a satisfactory arrangement for 
the Department”. 
 
26 July 2011 Valuation – Appendix 3 
 
“Assuming that the alternative development applicable to the Department's land to be 
exchanged (0.89 acres) would be residential, the Department would be receiving in 
exchange an area of land (zoned for residential development) roughly twice the size and 
value of the Department's land. In addition to this extra land it is understood that the 
developer has agreed to carry out accommodation works amounting to approximately 
£300,000 or thereabouts, thus it can be seen that the proposed exchange results in a 
substantial benefit for the Department and the local community, especially considering 
that the developer has already acquired an alternative access for the development of the 
zoned land. 
 
In respect of the "option land" (to the east of the zoned development land), currently 
zoned for agricultural purposes and amounting to approximately 17.5 acres, it is not 
possible to identify a realistic formula to quantify any foreseeable development value 
reflected in the Department's land to be exchanged. However the proposed restrictive 
covenant regarding the further development of the option land affords the Department 
a degree of control over the future development of this land with the possibility of a 
further financial consideration in respect of the lifting of this covenant. It is recommended 



that the Attorney General's chambers be consulted regarding the wording of the 
restrictive covenant to make the covenant as watertight as possible. 
 
In summary the land exchange and accommodation works are considered to be a 
reasonable consideration for the Department and community in exchange for providing 
a "preferred access" to the development site and the restrictive covenant provides an 
element of control for the "option land", currently outside the area zoned for residential 
development”. 
 
27 July 2011 Valuation – Appendix 4 
 
“Further to our telephone conversation regarding the relative values, for registration 
purposes, of the two areas of land involved in the proposed exchange I can advise 
that in my opinion the two areas are to be valued as residential building land in the 
region of £350,000 to £400,000 per acre.  The area to be transferred by Heritage 
Homes to the Department, amounting to approximately 11.85 acres or thereabouts, 
would therefore be valued in the region of £647,500 to £740,000. 
 
The value of the area to be transferred by the Department to Heritage Homes, 
amounting to approximately 0.89 acres or thereabouts, is enhanced by the reflected 
value of the improved, preferred access to the area behind, zoned for residential 
development. This area to be transferred would be valued in the region of £726,250 
to £830,000, with £311,500 to £356,000 being the land element and the remainder 
attributable to the improved preferred access to the area already zoned for residential 
development”. 
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