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FLOOR AREA (SQ FT) PASSING RENT PA MARKET RENT PA WAULT

3.9m €78.24m €97.22m 7 yrs 
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 FUND CHARACTERISTICS & PERFORMANCE
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MARKET COMMENTARY

Property remains an attractive asset class relative to alternatives. While capital growth has been relatively modest since 2017, income 
return has maintained property’s overall performance during this time, and continues to do so in 2019.

Irish property has been consistently outperforming European and international averages since 2013, as recorded by MSCI. 

International demand for Irish property has been a particular 
feature of the market for a number of years. Irish property 
continues to attract core Asian and European funds – particularly 
for larger lot-size assets or portfolios. In that regard, the ongoing 
sale of the Green REIT portfolio (approx. €1.5bn) to Henderson 
Park is the most striking example.

Investment turnover in Ireland has averaged €3.6bn over the past 
four years and, with the inclusion of the Green REIT transaction as 
an asset sale, is likely to exceed that in 2019. There are a number 
of notable features of the current market.

Appetite for large lot-size investments continues to generate high 
transaction volumes in the market. There were five deals in excess 
of €50m in the second quarter and two during quarter one. It 
was reported that there were four offers on Green REIT, which 
collectively amounts to approx. €6bn of capital committed to Irish 
property.

The residential sector is growing in importance and taking up a 
larger proportion of the investment market. According to Lisney, 
residential investments accounted for 58% of the total turnover for 
the first six months of 2019.

Total Return – All Property

Source: MSCI

New investors continue to enter the market. In 2019 we have seen 
the first investments on behalf of a number of groups, including 
Henderson Park. 

As mentioned, the private residential sector (PRS) is fast becoming 
an established investment product in Ireland. Otherwise, office 
stock continues to meet the main core / long-term investors’ 
requirements and industrial / logistics property is seeing high 
levels of demand. Activity for the latter is somewhat stymied 
by limited opportunities, and the sales processes for these are 
highly competitive. Negative sentiment is hampering investor 
demand for retail property, where sales of secondary assets are 
struggling. Notwithstanding that, activity is ongoing for prime 
retail opportunities, including the development of Chatham Court 
in the Grafton St sub-market, and IPUT’s acquisition of Mahon 
Point Shopping Centre and Retail Park, Cork and Phase 1 The 
Park, Carrickmines.

Prime yields across the main sectors are at strong levels, with 
offices at 4%–4.5%, industrial at 5%–5.5%, retail at 3.5%–4.5%, and 
residential at 3.75%–4.5%

Activity levels across all occupational markets was strong during 
the third quarter.

Irish property has 
been consistently 
outperforming 
European and 
international averages 
since 2013, as 
recorded by MSCI 
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MARKET OUTLOOK

Indications from the European Central Bank that interest rates will stay at current levels for the foreseeable future bodes well for 
continued investment in property.

Total property returns are expected to moderate further for FY 2019 as capital growth becomes a factor of individual asset-
management initiatives, rather than market-level rent or yield movement.

Declining valuations in regional and secondary retail assets are expected, as investment sentiment and lower occupational 
demand for such products continues to wane.

MARKET COMMENTARY

Prime rents for offices in the central business district (CBD) have 
been stable at €55–€60 per square foot (psf) and some marginal 
growth has been seen in some suburban sub-markets, which 
range €20–€30 psf. The office sector is dominated by large-
scale take up by, predominantly, technology companies such 
as Salesforce and Facebook. WeWork, the shared office space 
provider, has now taken leases in excess of 500,000 sq ft in 
Dublin, which is understood to be largely sub-let to technology 
companies utilising it for expansion / swing space. A recent failed 
IPO attempt is likely to curtail further expansion in the short term. 
WeWork is a tenant of the fund in 1 Georges Quay and has a 
contracted rent liability of €2.85m per annum, which equates 
to 3.65% of the fund’s total rent roll. This is protected by a bank 
guarantee negotiated before the lease was signed.

One indicator of the health of the Dublin office market is the 
number of new leases signed. Up to the third quarter of 2019, 
136 leases were signed, which compares favourably to 105 for the 
same period in 2018.

Rents for industrial property is similarly stable at €8–€9psf for 
prime stock, however, some built-to-suit property is achieving 
levels in excess of this, reflecting the bespoke nature of the 
buildings and also elements of works that would typically have 
been a tenant’s responsibility, e.g. fitted office space. A notable 
feature of many of these leases is that rents are reviewed in line 
with CPI movements every five years, rather than the conventional 
method of reviewing to market rent.

Industrial take-up in the third quarter totalled 552,000 sq ft, which 
contributed to a running annual total of approx. 2.4m sq ft – a 7% 
increase on the same three-month period in 2018. CBRE estimates 
a total market demand for approx. 1.2m sq ft at the end of the 
third quarter.

Despite the negative headlines, retail property in the traditional 
Grafton St sub-market remains in demand, where rental levels are 
stable at €550–€600 psf in Zone A. Irish Life is currently marketing 
a number of rental opportunities on the Street and occupational 
demand is in line with expectations and valuations. There is less 
activity in Henry Street; no recorded lettings occurred during 
quarter three, and market rent remains in the €350–€400psf Zone 
A range.
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ACTIVITY

Georges Quay  
A new lease started in Q3 with Pepsi, who will be paying 
a rent of €760,000pa for 12,174 sq ft and 12 car parking 
spaces. Negotiation of a lease on the remaining vacant 
space in the property is ongoing.

Block 7 Beech Hill Office Campus  
A new lease was agreed for 10,753 sq 
ft in this property, which eradicates all 
vacancy in the building. As part of this 
agreement, the common areas will be 
upgraded to a high standard.

9A & 9B Parkwest  
Industrial Estate  
Marketing has commenced to 
dispose of this property. It is on 
the market at a guide price of 
€3.05m.

25 St. Stephen’s Green – 
Marketing has commenced to dispose 
of this property. It is on the market at a 
guide price of €12m.

Earlsfort Terrace  
The Fund is replacing two dated 
buildings with a prime 115,000 
sq ft office property. A building 
contractor has been appointed 
and the site was prepared for 
demolition during Q3.

112-113 Grafton Street  
Works continued on a redevelopment 
of this property to create one large retail 
unit on the premier retail street in Dublin. 
Leasing negotiations begun in Q3.



Irish Life Assurance plc is regulated by the Central Bank of Ireland. 

This document is intended as a general review of investment market conditions. It does not constitute investment advice and has not 
been prepared based on the financial needs or objectives of any particular person, and does not take account of the specific needs or 
circumstances of any person.

The author cannot make a personal recommendation for any person and you should seek personal investment advice as to the suitability 
of any investment decision or strategy to your own needs and circumstances. Any comments on specific stocks are intended as an 
objective, independent view in relation to that stock generally, and not in relation to its suitability to any specific person.

ILIM may manage investment funds which may have holdings in stocks commented on in this document. Past performance may not be a reliable 
guide to future performance. Investments may go down as well as up. Funds may be affected by changes in currency exchange rates.


