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Capital Flows into Office and Residential Assets, 2013 – 2021 Q1
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Despite the difficulties placed on activity in 
capital markets by the ongoing pandemic, 
activity in the Private Rented Sector (PRS) 
continued throughout 2020 and into the first 
quarter of 2021. In total €344.7m transacted 
across 15 deals in the opening three months 
of the year. This compares to €100.5m in the 
comparable period in 2020.

The majority of larger ticket items continue to be 
dominated by forward commit transactions, a trend 
which has grown over the past two years. With market 
players seeking scale, this is set to continue to be a
feature throughout 2021. Over 500 residential units have 

IRISH PRS MARKET
TRANSACTION ACTIVITY

traded via these forward deals in the opening quarter of 
2021, following some 1,800+ units in 2020. This is over 
2,300 units which would not have been delivered to the 
market without the presence of this capital investment. 

However, the closure of construction sites for a large 
part of quarter one is going to impact the timeline 
delivery of these units. Overall, the residential sector has 
transformed from a niche sector into one of the core 
investment asset classes, with capital inflow to both 
standing stock and forward commits being broadly in 
line with inflows into the office sector.
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The largest transaction of the quarter was a Dublin based 
forward commit transaction which traded off market for 
€66m. Closely following suit for just over €64m was the 
sale of Glenveagh Properties 134 units in Marina Village, 
Greystones, to German investor Real IS, their 3rd 
transaction in the residential sector in the last 24 months.

In West Dublin, Cairn Homes sold 150 units located in 
Shackleton Park, Lucan, to Irish investment management 
firm Carysfort Capital and US based Angelo Gordon for a 
price in the region of €48m. While in North Dublin, Irish 
investment manager, Avestus Capital Partners, secured 
Swiss Cottage, Swords Road, on a forward commit basis 
for approximately €38m. 

Two schemes bundled together achieved €30m for a 
combined 62 units, both schemes are located in Dublin 
and are on a long-term leases to the local authority. 

Quarter one also witnessed Principal Real Estate’s 
acquisition of a social housing portfolio in Dublin for 

€20.2m. The portfolio comprises of 55 individual and 
family homes located across Dublin and is let to Dublin’s 
local authorities on a long-term 25-year lease.

Other notable transactions include, the sale of 39 units at 
19-20 Blackhall Street, Smithfield to Aberdeen Standard 
and 40 units in Blackbanks, Raheny, Dublin 5, to Cluid 
Housing. These assets being acquired for €20m and 
€19m, respectively.  

Interestingly, the first three months of the year witnessed 
a new player enter the market, Solas Living, a partnership 
between MM Capital and private equity investor, 
Deutsche Finance International (DFI). The partnerships 
focus is on the supply of affordable rental homes in the 
greater Dublin area and quarter one recorded its first 
round of acquisitions, approximately €40m worth of 
assets across six schemes. 

Top Transactions, Q1 2021

Asset Price (€)
Appox.

No. of
Units Purchaser Type

Confidential, Dublin €66m 151 Confidential Forward Commit

Marina Village, Greystones, Wicklow €64.5m 134 Real IS Standing Stock

Shackleton Park, Lucan, Co. Dublin €48.25m 150 Aneglo Gordon / 
Carysfort Capital Forward Commit

Swiss Cottage, Swords Road, Dublin €38m 120 Avestus Capital 
Partners Forward Commit

Portfolio, Dublin €30m 62 Confidential Forward Commit

IRE Housing Portfolio, Dublin €20.2m 55 Principal Real 
Estate Standing Stock
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As investment in this asset class has increased, 
so too has the pool of investors acting in the 
market. 

Early years saw IRES REIT, Patrizia, Kennedy Wilson and 
Marathon account for the lion shares of activity. Over the 
past five years, as the market has evolved so too has the 
list of purchasers which now include ILIM, Angelo Gordon, 
DWS, Starwood, Greystar, GIC, Roundhill Capital and most 
recently Union Investment to name a few of the most 
active newer entrants.

Source: Cushman & Wakefield Research

Top Investors 2011 – 2015 Versus 2016 -2021 Q1
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Against a backdrop of strong demand, tight 
supply and a buoyant economy, strong rental 
growth at both a national and regional level 
has been recorded over the past number of 
years. Rental growth was particularly strong 
from 2014 to 2018, with elevated levels also 
recorded in 2019. 

Since the onset of the COVID-19 pandemic, the quarterly 
path of rental growth has been a bit more volatile. 
Quarter two 2020, recorded a quarterly decline of 
-0.4%, with stronger declines noted in Dublin and the 
GDA. A strong bounce back was recorded in the third 
quarter, while the final quarter recorded 0% growth at a 
national level, whilst recording increases in the GDA 
excluding Dublin and decreases elsewhere. 

On an annual basis, nationally, rents increased 2.7% in 
Q4 2020. In Dublin, rental growth was weaker at 2.1%. 
Outside of Dublin shows stronger annual increases, with 
5.0% in the GDA (excluding Dublin), and 3.4% outside 
the GDA. 

Quarterly Change in Dublin Rental Index, 
Q4 2017 – Q4 2020

IRISH PRS MARKET
RENTAL GROWTH

Source: RTB 

Dublin Average Standardised Rents Per Month 
per Unit Type, Q4 2020
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In Dublin, average standardised rents sat at €1,745 per 
month in quarter four 2020. This reflected a decrease of 
0.8% in the quarter. On an annual basis, this reflects an 
increase of 2.1%. There are variations of course across 
house and apartments, while also the number of 
bedrooms a unit contains. Average apartment rents 
were €1,727 per month, while for a house it was €1,895 
per month. 
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The decline in Dublin in the final quarter followed 
reported falls on advertised rental levels as per the Q4 
2020 Daft.ie rental report. However, it is also worth 
noting, the opening and final quarters of the year 
typically tend to show the weakest growth in the RTB 
index. For example, in Q4 2018 and 2019, the final 
quarter both recorded negative quarterly movements 

despite inflation continuing to be a prominent feature of 
the market.  Therefore, this decline cannot yet be 
understood as a change in the direction of rental 
growth. 

Looking forward to 2021, the most recent Daft.ie rental 
report showed an uplift in the first quarter of the year in 
advertised rental values nationwide. Interestingly, this 
rise was also evident in Dublin in the first three months. 
This may indicate the RTB index will not continue to 
decline for a second quarter. 
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IRISH PRS MARKET
AVAILABILITY SNAPSHOT

Availability levels within the Dublin rental 
market are very difficult to capture in a truly 
accurate form. A spot check of the number of 
residential rental advertisements on Daft.ie 
over the past twelve months indicates after 
an initial reactionary phase, which saw 
availability rise from March to July 2020, 
advertised availability has since stabilised 
with some declines evident also in more 
recent months. 

A breakdown of the type of units available within most 
recent spot checks for Dublin, reveals the majority of 
units are two bed properties, approximately two fifths, 
while one bed properties account for a further almost 
30%. 

Apartments account for the majority of availability 
within Dublin, leading the drive towards one and two 
bed properties. On the housing side, three beds are the 
most prominent property size available, with two and 
four bed availability being closely aligned to each other. 

Lastly, outside of Dublin, the dominance of apartments 
in the availability wanes considerably, which is not 
unexpected

Advertised Residential Rental Availability on Daft.ie*

Source: Daft.ie, Cushman & Wakefield Research

*Gross spot check of number of advertisements for full residential unit rental on a given day. Does not exclude double ups, luxury lets, student 
accommodation or short term lets which may fall under the category of residential rent on Daft.ie. Also does not account for multiple units 
available under the one advertisement. Numbers rounded to the nearest 25.
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IRISH PRS MARKET
PIPELINE DEVELOPMENT

From a development perspective, COVID-19 
impacted construction in 2020. However, the 
second half of the year saw completion levels 
recover, with the largest improvement 
recorded for apartments.

The number of apartments completed rose from 1,184 in 
Q4 2019 to 1,724 in Q1 2021. Despite the impact of 
COVID-19, there has still been an increase of apartment 
completions for the whole of 2020, rising 14.5% to 4,014 
from the 3,507 completions in 2019.

Although not all apartments will enter the PRS market, 
the completion figures still provide a good indication of 
the new stock coming to the market. Dublin accounts for 
the largest proportion of this, 2,985 apartments, while 
within the four local authorities, Dublin City absorbs the 
most. 

However, the opening months of 2021 saw the 
construction sector close once again. This closure led to a 
significant fall in the volume of commencements. In total 
just 1,530 residential units commenced construction, 
across houses and apartments, in the opening two 
months of the year. This compares to 4,470 in the same 
period in 2020. February marked the lowest monthly 
level of units commencing construction since 2016. In 
Dublin, the figure is even more stark, as just 142 units 
commenced during January and February, a 94% decline 
on the same period in 2020. 

Lastly, looking to planning permissions, a total of 26,224 
apartments were granted planning in 2020. However, it is 
not reported what volume of these will be for rent or for 
sale. An internal analysis by Cushman & Wakefield’s 
Capital Markets team of PRS/BTR units suggests under 
10,000 apartments are under construction as of May 2021 
in Dublin. The majority of these are due to be delivered in 
2022. 

Estimated Delivery of PRS/BTR units, Dublin, 
by Completion Year 

Source: Cushman & Wakefield
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Overall, investment volumes into PRS in 
Ireland are set to continue to grow, as 
capital flow into residential rises not only in 
Ireland but across Europe. Despite recent 
political and public debates as to the role 
that this investment has to play, it is clear 
that the market can continue to provide 
further high-density units through forward 
commit and forward fund style transactions. 

With a substantial volume of these transactions having 
the potential to trade on and off market this year, 
transactions volumes should continue to perform 
strongly, surpassing 2020 levels. The following 
parapgraphs outline key features of the market for 
2021.

IRISH PRS MARKET
OUTLOOK

As the pandemic began, the Irish government put a 
number of protections in place to aid tenants impacted 
by the pandemic. These included a ban on evictions and 
rent increases which have for the most part now 
expired. Tenants economically affected by Covid-19 and 
who have fallen into rent arrears are still protected by a 
rent freeze and a 90-day notice period for terminating a 
tenancy until 12 July 2021.  

More recently, Cabinet approved the Affordable 
Housing Bill 2021, which includes in it a Cost Rental 
Scheme, a Shared Equity Scheme and the extension of 
Part V. 

Further to this, government introduced stamp duty and 
planning guideline changes to discourage investors 
from buying large volumes of houses of new housing 
estates and to protect first-time buyers of the state.  A 
10% stamp duty is to be applied on multiple purchases. 
This means purchases of 10 or more residential houses. 
It is also applicable where a person/entity acquires 10 
or more houses on a cumulative basis over a 12-month 
period, with the stamp duty to be paid across all 
properties, including one to nine, once this threshold 
level is reached. The stamp duty however does not 
apply to the purchase of apartments.

New planning permissions are to see up to a maximum 
of 50% of new developments be reserved for owner-
occupiers. This is in addition to the 20% designated to 
affordable housing and social homes. However, the 
proportion ring-fenced for owner occupiers is to be 
decided by local authorities.

From the outset, the government have acknowledged 
the vital role institutional investors play in a complex 
market, providing otherwise unviable new high-density 
stock. There is no disputing the need for change in the 
Irish housing market. A decade of under supply has 
created a significant supply demand imbalance in both 
the rental and home ownership market. However, there 
is also no disputing supply remains as the crux of the 
issue. The tax changes do prevent large institutional 
investment funds from purchasing houses which may 
have otherwise been absorbed by owner-occupiers, 
protecting homeowners to some degree, however, are 
there possible unintended side effects and do they do 
anything to help the core of this issue?

01.
POLITICAL AND REGULATORY 
FACTORS
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Investment in PRS has proven resilient over the past 12 
months. This is the case in not only Ireland, but Europe 
as a whole. Recent publications from Real Capital 
Analytics (RCA) revealed that apartment investment 
was up 35% annually in Q1 2021, with markets such as 
Germany, the UK, France and Denmark being the most 

active. According to the RCA, investment in 
apartments in the UK has grown from 1% in 2007 to 
25% in the twelve months to Q1 2021. This European 
picture will continue to grow, akin to growth levels also 
witnessed here.

BTR/PRS/Multifamily European Yields*
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“The “Living“ real estate investment sector continues to gain traction 
across Europe, accelerating faster than anticipated. At Cushman & 
Wakefield we are forecasting that the sector, as a whole, could overtake 
offices as an investment class within the next 10 years and it’s of no 
surprise that independent investment volume data for Q1 2021 shows 
that the apartment sector ahead of offices and other asset classes. All of 
our investor clients have launched, or are launching, a “Living Strategy“ 
and whilst the European institutional investors have led the charge, we 
are beginning to see more of our global clients pivot towards this asset 
class. This is a structural and dynamic change within the market.”

02.

― Stephen Screene – International Partner EMEA, Cushman & Wakefield Ireland

EUROPEAN PICTURE

Source: Cushman & Wakefield

*Net initial yield. Assuming prime BTR/PRS standing investment. Net income/gross market value.
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Forward commits have been a growing part of PRS 
over the past number of years as investors became 
more comfortable with the asset class. These 
transactions will continue to dominate in 2021, similar 
to trends in 2020. While typically, the market has 
recorded forward commits on a purchase basis, 2021 
may see forward-fund style structures emerge, as one 
such example will appear in the second quarter. Union 
Investment reportedly acquired, through forward-fund, 
435 apartments being developed in Dublin 15. This is 
Union’s first investment in PRS in Ireland, previously 
acquiring office assets here. 

These transactions are providing high density stock to 
the market, which without such funding, for the most 
part would not be seen as viable or have been realised.

Engaging in forward commits allows market players to 
add scale in a market with limited existing stock. 
However, another way to achieve this is portfolio sales, 
which we suggest are ones to watch this year.

03. 04.
DEAL
STRUCTURES

FORWARD COMMITS    
& NEW ENTRANTS

The past twelve months saw absorption rates slow in 
some areas, as the market somewhat paused due to 
COVID-19 uncertainty placed on the economy as a 
whole. As investors analyse absorption rates, rental 
underwrites, or rental guarantees is something which 
may become more prevalent in the market. This 
potential feature, if it were to emerge, would 
particularly focus on larger new schemes, where there 
is an inability to phase the delivery of units. Once a 
large scheme is complete and launched to the market, 
it will take some time for occupancy of the entire block 
to occur. The rental underwrite provides security to the 
investor as tenancies build up over time.
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AVAILABILITY & PIPELINE 
SUPPLY

05.

06.
RENTAL TIERS

Standing stock availability levels within the rental 
market have begun to recede, after an initial surge 
period following the onset of the pandemic in 2020.     
In terms of new supply, apartment completions were 
better than expected in 2020, with 4,014 new units 
added. Furthermore, planning permissions also 
performed strongly, with a total of 26,224 apartments 
granted planning in 2020. However, the opening 
months of 2021 saw commencement notices at stark 
lows. Current units under construction do provide an 
indication of supply due to come to the market over 
the next three years, however with commencement 
notices reaching stark low levels at the beginning of 
2020, supply delivery beyond this point is difficult to 
estimate. 

As the rental market, primarily in Dublin, evolves 
Cushman & Wakefield envisage a two-tier market 
emerging. This two-tier system comprises professional 
managed, institutionally funded, prime schemes and 
traditional individual landlords managed rental 
product. Both investor types are required in the 
market. Rental levels within both tiers will need to be 
examined separately to truly understand trends within 
the market. The emergence of the professional 
managed cohort is expected to bring a level of 
stability to the upper end of the market, more so than 
recent years and greater insights on lease lengths, 
lease terms etc.

“An early analysis of current 
activity in the market shows a 
substantial volume of capital 
chasing PRS product in Ireland. 
As we progress through 2021, 
we envisage new entrants to the 
market, including some larger 
pan European landlords. Our 
challenge will be to have the 
deliverable stock to meet this 
demand in the short/medium 
term, thus holding their interest in 
the Irish market. Ireland continues 
to provide competitive returns to 
investors when compared with 
other European cities and with 
large areas of Dublin city still to 
be regenerated, opportunities 
continue to exist.”

― Patrick Hogan, Head of PRS, Ireland Capital  
   Markets, Cushman & Wakefield
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About Cushman & Wakefield

Cushman & Wakefield (NYSE: CWK) is a leading global real estate services firm that delivers exceptional value 
for real estate occupiers and owners. Cushman & Wakefield is among the largest real estate services firms with 
approximately 51,000 employees in 400 offices and 70 countries. In 2018, the firm had revenue of $8.2 billion 
across core services of property, facilities and project management, leasing, capital markets, valuation and other 
services. To learn more, visit www.cushmanwakefield.ie or follow @CushWakeIRL on Twitter.

To learn more, visit cushmanwakefield.ie or follow @CushWakeIRL on Twitter.
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