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INTRODUCTION:
The Dublin office market experienced an
interesting second quarter to 2021. On the
demand side, take up was, as expected, low
with just 19,150 sq m occupied. This brings
total take up to 39,885 sq m at the mid-point
of the year, compared to the long-run H1
average of 81,880 sq m.
However, outside of take up, a story of improved demand
in the market is more evident. A total of 13,800 sq m was
signed in the second quarter, up from the stark low of just
2,185 sq m in the first quarter.
In addition, there was a rapid increase in reserved space.
A total of 46,350 sq m was reserved in the three months,
a notable rise from under 20,000 sq m in the opening
quarter. This brings total reserved space in the market to
86,450 sq m, our highest level since Q1 2020.
Although there is still some way for the market to go in
order to reach full pre-COVID-19 levels of activity, the
second consecutive quarter rise in reserved space
solidifies the turn in market sentiment which was
remarked upon in the opening quarter.
The improvement in requirements in the market, which
now amount to 460,300 sq m, and viewings taking place
would suggest this increase will continue as we move
through the second half of the year.

19,150 sq m
ON THE DEMAND SIDE, TAKE UP
WAS, AS EXPECTED, LOW WITH
JUST 19,150 SQ M OCCUPIED.

86,450 sq m
TOTAL RESERVED SPACE RISES TO
86,450 SQ M, OUR HIGHEST LEVEL SINCE
Q1 2020
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“Our Cushman & Wakefield demand tracker has seen a
noticeable pick-up in activity in the last 6 months with
many occupiers now planning their post-Covid return to
work. Employment growth in the Tech sector in
particular has driven a lot of this. If all of this demand
was satisfied, it would equate to almost 2 years of
‘normal’ take-up which is an enormous figure.”
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year is more apparent. The CBD, with 236,700 sq m of
available space, recorded the largest rise in availability
over the past twelve months.
Development activity also continues within the market.
The second quarter saw 26,200 sq m of new and
refurbished space complete construction. This brings
the total figure in the six-month period to 33,200 sq m.
A further 421,485 sq m was under construction at the
end of June, a rise of 8.6% in the quarter, as we saw
construction commence in four different locations. The
commencement of new space was again positive news
for the market as whole.

Of this space, 49% is either pre-let or reserved. In terms
of location, the majority is located in the CBD, 86% or
363,150 sq m, while within the CBD, the Traditional Core
and IFSC/North Docks account for the largest
proportions.
Delivery timelines for space under construction have
recorded movements over the past year, as lockdowns
have made it difficult for builds to progress as
scheduled. At present, a total of 155,750 sq m is due to
complete in the second half of 2021, of which 76% is
either pre-let or reserved. A further 197,900 sq m is due
to complete in 2022, of which 44% is pre-committed.
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“The rise in availability and vacancy rates over the past twelve months is not unexpected.
This will continue over the coming quarters as more space under construction reaches
completion. The improvement in reserved figures however reinforces our stance that this
is a temporary rise, which at present is expected to move downwards towards the
second half of 2022 and into 2023.”

Source: Cushman & Wakefield Research

86%

Within the CBD, the net vacancy rate sits at 7.3%, up
from 6.8% in Q1 2021. However, compared to last year
at 4.3%, the impact of low take up throughout the past
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The rise in availability brought the gross vacancy rate
to 13.2%, or 11.3% in the CBD. However, given the
improvement in reserved space in the quarter net
vacancy, which strips out signed/reserved units,
recorded a smaller gain in the three-month period. For
example, the market overall has a net vacancy rate of
9.3%, up from 9.2% in the first quarter.
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Of note, sublease space also accounted for a significant
portion of space launched to the market, circa 70%.
Quarter two reflects the first quarter that the release
of space to the market is a larger driving force of the
availability rise than completions.
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The increase in availability is twofold. On one hand, the
market continues to see below average take up. On the
other, quarter two witnessed an increased in space
released back to the market, following little movement
in this figure throughout 2020. Lockdown in the
opening quarter prevented a lot of market churn and
therefore this increase was anticipated in the quarter.
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Dublin Office Reserved Space, Q2 2018 – Q2 2021
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Availability figures also proved interesting in
the second quarter of the year. Following little
change in the opening quarter, availability
rose to 520,150 sq m. This reflects an annual
increase of 42% from Q2 2020.
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The CBD accounts for 86%
of space under construction
in Q2 2021.
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Interestingly, there is demand for this space. For
example, out of the space signed or reserved in the
three months to June, 47% and 23% respectively is
from a sub-lease. Although from a low base, these
percentages represent the attraction of ready to
occupy grey space.

36,000

However, that said, there are still changes occurring.
Despite headline rents holding, the market is recording
a movement in terms, such as rent-free periods, which
from an occupier perspective is providing them with
a rent reduction.

Outside of the CBD, for example in the Suburbs, prime
rents are experiencing the same movement. That is,
little change in headline asking rents, however with
tenancy terms being where the change or uncertainty
in the market is factoring in a discount.

end to €645 per sq m.
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In terms of location, the Traditional Core and secondary
city centre sub-markets account for the largest
proportion, 54%.

It must also be noted that up to quarter two, market
evidence is limited due to below average levels of take
up. As we move towards the latter end of this year the
volume of deals should become larger, providing
greater comparable evidence. Cushman and Wakefield
forecast for headline rents to fall marginally by year
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The rise at present continues to be a reflection of this,
however, is also driven by COVID-19 uncertainty within
the market and occupiers reacting to that.

60,000

Q1 2020

This trend commenced prior to COVID-19, as we saw
large tenants taking significant volumes of new or good
quality product, sublease a portion of it for a period of
time, with a view to expanding into the remainder as
their workforce grew.

Dublin office prime rents continue to show
little movement from headline figures. At
the end of quarter two, prime headline rents
sat at €656 per sq m, unchanged from the
opening quarter and down from €673 per sq m
pre-COVID-19.
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Q3 2020

The Dublin office market has recorded a
rise in grey space (or sublease/assignment
space) over the past twelve months. A total
of 135,400 sq m of grey space is available in
the market as of the end of quarter two. This
reflects an increase from 76,250 sq m in Q2
2020. Therefore, grey space now accounts for
26% of availability.

PRIME OFFICE RENTS

Dublin Office Availability, Sublease/Assignments –
Q1 2020 – Q2 2021

Q2 2020

MARKET FOR GREY
SPACE IN FOCUS:

Source: Cushman & Wakefield Research

At present, we suggest that sublease/assignment space
will rise further as take up remains below average and
therefore fails to absorb the release of space. Despite the
market continuing to see rapidly expanding occupiers,
primarily in tech, and requirements rising, there are still
limited employees within offices.
Expectations are that we will continue to see some
of this grey space occupied, however it is likely that
a portion of it may sit for longer also, particularly
poorer quality stock, as the race for quality thrives.
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OUTLOOK
RISKS & RESILIENCE
The Dublin office market is now entering
an interesting period. Quarter two saw the
economy and society emerge from lockdown.
The vaccination programme is continuing
at pace, leading to many occupiers’
expectations for office re-openings to begin
from September. Although this outlook can
change due to new variants and waves which
follow them, the mid-point juncture of the
year presents a good opportunity to provide
a risk versus resilience evaluation of the Dublin
office market for the remaining six months
of 2021.

RISKS:
1. The big return…
The most obvious risk to the Dublin office market
at present is the volume of unknowns we still have
around how future work patterns will operate. As
we see it today, for the most part, occupiers want to
be back in the office, and this is clear from the turn
in sentiment. However, it is also clear that for most
occupiers, how the new working world will operate has
yet to be fully decided. It is plausible that to begin with,
the market will see a largely hybrid approach, with the
majority of employees likely attending the office 2 – 3
days per week. However, what days w ill these be? A lot
of occupiers have said they wish teams to be in “core
days”. Likewise, the emerging trend from the employee
side is to be in the office Tuesday to Thursday. If the
market was to settle into this new pattern, occupational
densities will need to remain the same, if not expand.
From our view, it will likely take some time for the new
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RESILIENCE:

working norm to be established and for many of these
questions to be answered.

1. Flight to quality and the CBD holding strong
2. Vacancy Rates
Availability and vacancy rates have trended upward
over the past twelve months. Below average take up
failed to absorb even low volumes of market churn in
2020 or new completions. The most recent quarter
recorded a rise in market churn, in the form of
subleases. Over the next number of quarters, we expect
to see the completion of space under construction rise
and although the market holds high pre-let figures,
a substantial amount of space is due to hit the market.
At present, Cushman & Wakefield forecast vacancy
levels to rise further in 2021, surpassing 14% gross level
for the market as a whole, before turning direction
towards the end of 2022 and into 2023. Furthermore,
with the majority of space under construction in the
CBD, gross vacancy levels in this area will remain
elevated, in double digit figures also.

3. Market inertia and slow decision making
Market inertia is present on the side of firstly occupiers
seeking to expand and secondly those seeking to move.
Despite a pickup in demand evident across multiple
indicators, there remains an element of placing
decisions on hold. There is some evidence of expanders
being slow to commit to space as they do not yet know
their work from home policy, nor do they wish to
commence rent free periods while staff remain at
home. This has led to an increase in the time taken for
a deal to close. Positively however, the fall out rate for
deals moving from legals to closed is low. Despite the
rise in reserved space, this slowdown in final decisions
is expected to continue for another few quarters.
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At the beginning of COVID-19, there was much talk
about a possible change in path for the most desired
locations between the CBD and suburbs, which has not
come to fruition. Occupiers have had to rethink the
appeal and purpose of their offices and therefore we
have witnessed a flight to quality. The CBD remains the
most desired location, while we are seeing the potential
emergence of a clear two-tier market; between good
quality buildings and older stock. The flight to quality
will see high quality buildings achieving higher rents,
with the potential for older stock to sit for longer. This
divergence also brings in the wider discussion of
sustainability within the office market, strongly linked
with employee wellbeing and their desire to have a
workplace destination within the social environment.

2. Tenant requirement tracker trending higher
Cushman & Wakefield compile a live tenant demand
tracker, keeping account of all active and on hold
requirements in the market at present. This tracker acts
almost as a sentiment index for the market. Since the
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start of 2021 we have seen the volume of active
requirements rise, with a total of 460,300 sq m of
active requirements as of July 2021. This rise places the
market in a good position heading into the second half
of 2021. Take up is still expected to remain low, however
this tracker would indicate the rise in activity from
a reserved perspective should continue.

3. Ireland’s place in the tech world
Ireland’s employment statistics show the growth in the
tech sector over the past number of years. As of Q1
2021, there were 139,800 persons employed in
Information and Communication, an annual rise of 9.5%,
the largest sector gain during the period. The rapidly
expanding tech sector has also accounted for a large
proportion of office take up since the recovery began
post the great financial crash. The tech sector globally
shows no sign of slowing down and as Dublin is home to
a growing number of European HQ’s, the tech cluster
here continues to grow. Once again, analysing the
Cushman & Wakefield tenant demand tracker, the tech
sector is expected to continue to drive the market,
accounting for 20% of live requirements at present.
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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.
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