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“Coming into Q4 2020, construction and planning activity is a key 
component of the market. With limited supply of Grade A buildings in 
the market at present and investors chasing available stock, traditional 
occupiers will have to change their business model to that of long term 
leases in new buildings. These factors are leading to continued upward 
pressure on market rents and downward compression on yields.”

― Brendan Smyth, Head of Industrial & Logistics, Cushman & Wakefield Ireland

OVERVIEW
Demand in the Dublin industrial and logistics 
market continues to prove resilient in the 
face of great economic uncertainty, however 
availability remains a problem. 

Transaction activity for the nine months to September 
reached 166,400 sq m, a decline from 203,350 sq m 
recorded during the same period in 2019. While 
COVID-19 has led to some level of disruption, this 
fall is largely reflective of supply constraints within 
the market, and not a pause on activity which is 
more pronounced in other sectors. 

Availability decreased 22% over the twelve months to 
September end, with 347,800 sq m available at the end 
of quarter three. This decline has eroded grade A options, 
which accounts for just 14% of available space. The overall 
decline in availability and the limited number of high-
quality units vacant has created a challenging 
environment for occupiers, with requirements proving 
difficult to satisfy. There is a strong sense in the market, 
that transaction activity would be much higher if greater 
availability existed, allowing the market to full take 
advantage of the e-commerce boom and short-term 
needs arising from COVID-19.

Positively, 24,700 sq m of new space have completed 
construction this year. All of this space was pre-let prior 

to construction. A further 88,600 sq m of space was 
under construction at the end of the September, with an 
additional three units commencing construction during 
the quarter. This pipeline development is key for the 
market. Importantly, it will provide much needed modern 
options for potential occupiers in the Dublin market. 
Secondly, the commencement of units also solidifies the 
underlying confidence in the sector in a time period of 
much uncertainty where we see a pause in development 
activity in other sectors.

Lastly, moderate rental inflation is evident in the Dublin 
industrial and logistics market. Prime rents stood at 
€110 per sq m at the end of September, with further 
growth expected for year end and in to 2021. 
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TRANSACTION ACTIVITY FOR THE NINE 
MONTHS TO SEPTEMBER REACHED 
166,400 SQ M
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AVAILABILITY DECLINED TO 347,800 SQ M 
IN QUARTER THREE 2020.

347,800 sq m 
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Prime rents in the Dublin industrial and logistics 
market performed differently to the other 
core commercial sectors over the past number 
of months, with moderate rental growth 
continuing throughout the year. Prime rents 
stood at €110 per sq m at the end of September, 
representing an annual change of +4.8%. 

Further rental growth is anticipated for year end, to €112 
per sq m and rising to €115 per sq m in 2021. Construction 
cost inflation has been a significant driver of rental 
growth in the industrial market; however, this pace of 
inflation has reportedly eased in 2020. 

Outside of rental growth, it is useful to look at other 
factors which have helped to shape the sector’s overall 
performance to date this year. Industrial continues to 
perform strongest in the MSCI quarterly index, with 
annual total returns of 6.2% in Q3 2020. Similarly, income 
growth was solid at 6% annually. On a quarterly basis, 
income growth has remained broadly stable between 
1.4% - 1.6% since 2016. Lastly, capital growth was lower 
at 0.2%. This represents a significant decline on capital 
growth values in 2019, however compares favourably to 
negative capital growth value across retail and offices. 

Source: Cushman & Wakefield Research

Prime Industrial Rents & Yields, Q3 2020
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DUBLIN INDUSTRIAL & LOGISTICS MARKET
RENTS & OVERALL MARKET PERFORMANCE

IRELAND’S ONLINE SALES STATISTICS

Of particular interest during these times, online sales 
continue to rise upwards. Latest information from the 
Central Bank of Ireland for September show an annual 
increase of 18% compared to September 2019 as 
e-commerce expenditure totalled €2.2bn in the month. 
In the nine months to September, a total of €18.1bn of 
e-commerce was recorded, this represents an increase 
of 14% on the same time period last year. 

IRELAND’S TRADE STATISTICS

Headline export and imports figure show mixed 
performance from January to August this year, the 
most up to date available data. Overall, exports are 
up 7% during the eight-month period compared to 
the same time frame in 2019. However, this rise is highly 
concentrated in medical and pharma products, which 
account for almost 40% of total exports. An increase 
was also recorded in some machinery goods. On the 
other side of trade, exports declined 6%, with the 
largest of the declines felt in fuels and transport 
equipment, including aircraft.
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Take up in the Dublin industrial market 
reached 166,400 sq m in the year to date, 
as a total 46,450 sq m transacted in the third 
quarter. Despite the strong levels of demand, 
transaction activity is down on the same nine-
month period in 2019, where 203,350 sq m 
was transacted. 

Despite the impact of COVID-19 on the market, this 
decline is largely reflective of supply constraints within 
the market, and not a pause on activity which is more 
pronounced in other sectors. There is strong anecdotal 
evidence of unsatisfied requirements within the market 
as occupiers struggle to find space of suitable size and 
quality, and with other amenities such as yard space. 

Driving demand at present is a mix of occupiers from 
medical, homeware, food & beverage, and of course 
logistics and manufacturers which are typically more 
prevalent at the larger end of the market. Robust demand 
is evident for small leasehold units, with units sub 500 sq 
m in size accounting for 28% of all transaction activity 
in the year to date. Demand for units sub 200 sq m is 
particularly strong, however limited availability of such 
units makes it a competitive market for occupiers to 
secure such product. 

On a larger scale, 16 units greater than 2,500 sq m 
transacted, the majority of which were also leases. 

In terms of location, an interesting trend continues to 
develop as 2020 progresses. The North West accounts 
for 52% of all space transacted in the nine months to 
September, with the South West accounting for 38%. 
The South West has traditionally absorbed the largest 
proportion of activity; however, recent years has seen 
a surge in demand in north Dublin. Looking ahead, the 
North West is expected to continue to command a larger 
volume of demand than historically noted, however the 
South West will continue to be active also. 

Top 5 Transactions, Q3 2020

Property Region Size Leasehold 
Vs. Freehold

Former Electrolux Facility, Naas Road, D12 South West 8,850 Leasehold

633, Northwest Logistics Park, D15 North West 3,700 Leasehold*

Johnson Brothers, M50 Business Park, D12 South West 3,550 Leasehold

Karkraft House, Kilbarrack Industrial Estate, D5 North East 3,000 Freehold

67, Baldoyle Industrial Estate, D13 South West 2,900 Freehold

Source: Cushman & Wakefield Research 
*Pre-Let in Q1 2020

DUBLIN INDUSTRIAL & LOGISTICS MARKET
TAKE UP
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DUBLIN INDUSTRIAL & LOGISTICS MARKET
AVAILABILITY

Availability in the Dublin industrial market 
continues to be restricted. A total of 347,800 sq 
m was available at the end of September. This 
represents a marginal rise of 4% in the quarter, 
however an annual decrease of 22%. 

The three months to September noted a rise, albeit 
moderate, in the release of second-hand space to the 
market. Contrary to the traditional theory behind such a 
trend, the release reflects a rise in landlords’ expectations 
of the market. The past year saw the market lose a 
substantial amount of space, as units were ear marked for 
redevelopment. However, the increased focus placed on 
logistics during this pandemic has reportedly acted as an 
incentive for a number of these units to come back on to 
the logistics market for short-term lease options. 

A further analysis of the available space reveals close to 
60% is grade B space, while a further 26% is grade C. 
Grade A space accounts for the smallest proportion of 
availability, just 52,700 sq m. 

A breakdown of size highlights the majority of units 
available at present are between 200 and 500 sq m 
in size, 32%. Below 200 sq m availability is particularly 
tight. Demand for these smaller lot sizes is very strong at 
present, with available units accounted for quite quickly. 
Similarly, there are few of these units being released to 
the market each quarter. 

At the opposite end of the scale, just 13% of the number 
of units available at the end of September were greater 

than 2,500 sq m with the majority of this being Grade 
B or Grade C space. There are just two Grade A units 
greater than 5,000 sq m available, while zero above 
10,000 sq m. 

With limited large units available, construction activity 
is key to satisfying large box demand. In quarter three, 
3,700 sq m completed construction at 633, NorthWest 
Logistics Park, Dublin 15. The unit was pre-let prior to 
completion. In total 24,700 sq m have completed 
construction this year, all of which was pre-let. 

A further three units commenced construction in the 
quarter, highlighting the confidence developers have 
in the market despite the uncertainty COVID-19 has 
placed on the Irish economy. At the end of September, 
a total of 88,600 sq m was under construction, all of 
which is due to complete in 2021, with the majority 
towards the later half of the year. Just 9,300 sq m is 
currently pre-let, however it is expected that further 
pre-lets will become evident over the coming quarters.

This space is dotted between the North West and 
South West, in locations such as Northwest Logistics 
Park, Greenogue Business Park, Aerodrome Business 
Park and Dublin Airport Logistics Park. Anecdotal 
evidence would suggest there has been an uptick in the 
volume of sites being ear marked for development and 
entering the planning permission phase. This space will 
be measured in its delivery, but again is a welcomed 
development in a market starved of modern large units 
and where demand has proved resilient. 

Source: Cushman & Wakefield Research

Dublin Industrial & Logistics Availability, Q3 2020
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Demand has proven incredibly resilient in 
2020 to date, as the pandemic has accelerated 
existing trends in a move toward online sales 
and Ireland’s export market outperforms 
expectations. Action by the government in 
terms of business supports has also provided 
much needed support to some occupiers who 
are perhaps more vulnerable to the economic 
upheaval. 

However, the resurge in COVID-19 infections in 
Ireland and Europe since the start of the final quarter 
together with Brexit will test the sector once again.  
Monthly indictors such as the manufacturing PMI are 
perhaps the first to show this. The latest October 
reading pointed towards signs of recovery losing 

momentum as lockdowns re-emerge, leading to 
subdued manufacturing demand and a decline 
in new orders. 

That said, looking forward pipeline development is 
set to be key to the market’s performance over the 
coming year.  Market statistics and on the ground 
intelligence continues to indicate existing supply 
constraints are acting as a barrier to the market 
and prevent it from recording its true transaction 
potential. 

Lastly, as industrial and logistics continues to 
perform better than other core sectors further rental 
growth and yield compression is expected. Following 
trends also evident across Europe, the gap between 
prime retail and logistics yields is lowering and is 
forecast to be erased over the coming years. 

DUBLIN INDUSTRIAL & LOGISTICS MARKET
OUTLOOK
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