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OVERVIEW
It’s of no major surprise that activity in the 
Irish development land market witnessed an 
inevitable slowdown in the second quarter of 
2020 amidst the fallout from COVID-19. The 
second quarter recorded a total of just €41.7m 
worth of land sold for development purposes, 
across 22 deals. This brings total transaction 
activity for the first six months of the year 
to €129.4m across 44 deals, a considerable 
reduction when compared to €537m worth of 
land sales which transacted in the comparable 
period in 2019.

In the opening six months of 2020, residential land sales 
dominated activity, accounting for 76% of turnover 
recorded. Following this, sites to be used for mixed use 
development captured a further 20% of spend. 

In terms of location, Dublin accounted for €98.4m  
or 76% of H1 2020 turnover. 

The most significant deal in terms of value in the year  
to date was the sale of Clonburris Lot 1, a west Dublin 
residential development landholding, for approximately 
€21m.

JUST OVER €129M WORTH OF 
DEVELOPMENT LAND TRANSACTED IN  
THE GDA, CORK, LIMERICK AND GALWAY  
IN H1 2020.

APPROXIMATELY 44 DEVELOPMENT LAND 
SITES SOLD ACROSS THE FOUR REGIONAL 
CENTRES IN THE FIRST SIX MONTHS OF  
THE YEAR. 

€129m

44

Irish Development Land Transactions*, H1 Activity,  
2015 - 2020
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*Includes the Greater Dublin Area of Dublin, Kildare, Meath and Wicklow, 
and the regional centres of Cork, Galway and Limerick

“ 2020 to date, has brought unprecedented 
challenges to the Irish development sector 
and has delayed ongoing projects as well 
as the acquisition of future development 
pipeline. As the country continues to 
navigate from lockdown and key market 
participants are returning to more normal 
working conditions, strong demand is 
evident in the marketplace to make up 
for lost time and source new development 
projects by year-end. Due to the absence 
of transactions since the onset of the 
pandemic, the true impact on pricing 
has yet to transpire, but significant 
development land offerings in Q3 and 
Q4 should bring some clarity and in turn 
confidence to the market.”

Commenting on the development land market, John 
Donegan, Divisional Director Dublin, Cushman & 
Wakefield Ireland, said:
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Following a modest opening three months 
to 2020, Ireland’s development land market 
witnessed an anticipated slowdown in activity 
in quarter two as a direct result of COVID-19. 
Development land turnover reached 
approximately €41.7m across 22 deals in the 
three-month period from April to June end. 
Volumes recorded in quarter two reflect a 
significant decrease on €316m achieved over 
the identical period in 2019.

At the mid-point of the year, turnover stood at €129.4m 
across 44 deals, four times less than the levels 
witnessed in H1 2019. However, it should be noted, that 
the value of development land reported in H1 2019, 
almost €537m, is the highest level of midpoint activity 
in Cushman & Wakefield’s annual series. 

Of note and COVID-19 aside, the volume of transactions 
recorded has fallen steadily since 2017. The decline in 
transaction volumes could be linked to rising 
development costs leading to increased caution from 
purchasers regarding the cost-benefit analysis of 
undertaking development projects. 

Amid the COVID-19 uncertainty in both the wider 
property market and the economy, development sites 
with full planning permission and a low-risk route to 
delivery and exit are of preference to purchasers. 
Speculative land purchases on long term land or land 
without planning permission are proving particularly 
difficult to underwrite and fund due to uncertainty 
around future delivery costs, gross development values 
and general viability. 

TRANSACTION ACTIVITY
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Top Development Land Transactions, H1 2020:

Property Development 
Type

Quarter Sold 
2020

Size in Acres 
(Approx.)

Price Achieved 
(Approx.)

Lot 1, Clonburris, Dublin 22 Residential Q1 65 €21m

Former Avid Technology Site, Sandyford, D.18 Residential Q1 2 €17m

Moneyduff & Oranhill, Oranmore, Co. Galway Residential Q2 47 €12m

Lot 2, Clonburris, Dublin 22 Mixed Use Q1 38 €8.5m

Cluain Mhuire, Blackrock, Co. Dublin Residential Q1 3 €7.3m

Source: Cushman & Wakefield Research

Dublin and its neighbouring counties of Kildare, 
Meath and Wicklow, contributed to 82% of the 
overall value transacted in H1 2020. 

82%

The largest transaction recorded in the first six months 
of the year was the sale of a residential development 
landholding located in Clonburris, Dublin 22. The 
greenfield site labelled as Lot 1, totalled 65 acres and 
was sold for approximately €21m in Q1 2020. The land 
has the potential to accommodate 800 to 950 
residential units. Lot 1, located within Clonburris SDZ 
(Strategic Development Zone) in West Dublin, adjoins 
Lot 2, which also sold over the period. In line with the 
SDZ policy, Lot 2, which sold for approximately €8.5m, 
is likely to be developed for a mix of both commercial 
and residential development purposes. Of interest, both 
Lot 1 and 2 sold for considerably less than their original 
guide prices, €27.5m and €11.5m respectively.

Also closing in the first three months of the year was 
the sale of the former Avid Technology site, Dublin 18. 
Developer, Marlet, acquired the approximate two acres 
in South Dublin for a price in the region of €17m. The 
transaction represents the third trade of the asset in 
five years, having been bought by U+I for 
approximately €6.5m in 2015 and subsequently sold to 
Swedish student accommodation operator, Prime 
Living, for a price in the region of €10m in 2017. Marlet 
are expected to seek new planning permission for 
apartment development, with the benefit of more 
favourable apartment design standards and building 
height guidelines than those prevalent at the time of 
the previous planning applications. 

The largest transaction recorded outside of Dublin, and 
in fact the second quarter, was the sale of a 47-acre site 
located in the townlands of Moneyduff and Oranhill, 
Oranmore, Co. Galway. The site sold for a price in the 
region of €12m and comes with full planning permission 
for a Strategic Housing Development of 212 homes, 
including additional amenities such as a crèche.

Other significant deals of note include the sale of 3.2 
acres at Cluain Mhuire, Blackrock, Co. Dublin, for €7.3m 
and 4.2 acres at Lot 1, Liffey Valley, Lucan, changing 
hands for €4.7m. Interestingly, a mere 0.2 acres located 
on South Lotts Road, Dublin 4, achieved just shy of 
€4.3m. Although the site sold with expired planning 
permission for 21 apartments, the transaction illustrates 
the demand for land in prime locations. 
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When analysing activity by location, turnover was 
largely driven by the Greater Dublin Area (GDA), 
comprising Dublin and its neighbouring counties of 
Kildare, Meath and Wicklow, which accounted for 82% 
of the overall value transacted in the first six months of 
the year. In terms of percentage share, the GDA 
recorded an almost identical share of total turnover in 
H1 2019, 83%. 

Dublin accounts for the majority of GDA turnover, 
totalling €98.4m of the €106.3m recorded in the GDA 
in H1 2020. Second to Dublin by turnover levels is 
Galway, recording 12% or approximately €15.8m in H1 
2020. The turnover levels achieved by Galway are 
significantly bolstered by the aforementioned site in 
Moneyduff and Oranhill, Oranmore. 

In terms of lot size, the largest number of deals 
transacted in the €1m-€5m price bracket, 23 sites. This 
is followed by 16 sites sold in the sub €1m price range. 
When comparing the value of transactions by lot size, 
again, the €1m-€5m price range attracted the largest 
amount of turnover, 42%, followed by the €15m-€50m 
where 29% transacted. Markedly, there were no deals 
recorded in the €50m+ price category in H1 2020.

Source: Cushman & Wakefield Research

Development Land Activity by Location, H1 2020
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Development Land Activity by Lot Size, Volume  
Vs. Value, H1 2020
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The trend witnessed in 2019 of transactions 
being dominated by sites sold for the purposes 
of residential development continued into 
the first half of 2020, comprising four of 
the top five deals to close. Development 
land sites which are expected to be utilised 
for residential purposes accounted for 76% 
or €98m of turnover in H1 2020. This is 
particularly reflective of the continued growth 
of the Private Rented Sector (PRS), which 
is rapidly increasing its presence in the Irish 
residential market. Market insight points to the 
resilience of demand for development sites 
located in prime city centre and suburban 
areas, with the ability to offer residential 
schemes to satisfy the requirements of PRS 
developers.

According to Sherry FitzGerald’s latest Irish residential 
market summer review, areas such as property values 
and buyer sentiment have demonstrated remarkable 
resilience towards the COVID-19 health pandemic. The 
report notes that three months on from the national 
lockdown, second-hand house prices have held firm 
alongside potential homebuyers’ commitment to 
purchase a property. Crucially, the report comments on 
the supply side shock the market has endured and the 
significant disruption this has caused. 

Pre COVID-19, there was a large misalignment between 
the supply and demand of residential stock in the home 
ownership market. These supply constraints have only 
worsened due to the pause placed on construction 
activity and should motivate developers to source new 
development pipeline by year-end. 

Sites to be used for mixed use development purposes 
accounted for approximately €16m across nine deals, 
accounting for 12% of total turnover recorded at the 
mid-point of the year. The value of capital invested in 
sites to be used for commercial development purposes 
accounted for 10% of turnover in H1 2020. The largest 
commercial offering of the year so far was the previously 
mentioned 4.2 acres located in the retail hub of Liffey 
Valley, Lucan. 

LAND BY DEVELOPMENT TYPE:
Market intelligence suggests that demand remains 
robust for mixed use and commercial sites of significant 
scale, however the supply of such sites is falling short. 
With the most significant city centre sites already under 
construction or in planning, satisfying requirements for 
commercial or mixed-use development represents a 
significant challenge. 

Interestingly, the below chart illustrates how demand for 
development land sites in the first six months of the year 
has almost perfectly replicated that of the identical 
period in 2019 in terms of development types. 
Regardless of differences in turnover levels, market 
demand appears to be following a similar trend 
witnessed to that in 2018 and 2019. 

Source: Cushman & Wakefield Research

Land Activity by Type of Development, H1 2020  
Vs. H1 2019
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As the second half of the year progresses, 
activity in the Irish development land market 
will be strongly influenced by COVID-19, 
access to finance and government policy. 
The latter of which will play a pivotal role in 
helping support the market through these 
turbulent times. 

Firstly, potential further slowdown stems from national 
public health instructions and consequently the impact 
this has on site closures. On the ground intelligence 
suggests some projects experienced forced construction 
delays in March 2020, which resulted in an approximate 
three additional months added on their timelines, 
depending on the status of the site at the start of 
lockdown. One of the most significant impacts of site 
closures will be the deficit of residential units scheduled 
for completion in 2020, approximate predictions 
suggest a shortfall of 40% of the 25,000 units 
forecasted for completion at the outset of the year. 

Access to development finance is a continued challenge 
facing the development sector, for both new acquisitions 
and working capital. Insight points towards increased 
pressure on equity and more expensive debt from 
alternative lenders. These constraints are igniting 
increased appetite from landowners to secure forward 
funding arrangements, which may become a more 
prominent feature of the market by year end and into 
2021. 

With a focus on policy, the June 2020 Programme for 
Government proposed policies associated with the 
development sector, including the abolition of the 
Strategic Housing Development (SHD) application 
process and a proposed increase and delivery in social 
and affordable homes.

While the SHD process encountered difficulties since its 
inception, this fast track planning route has ultimately 
been well received in the development sector and in the 
private planning sector. A failure to renew the system 
beyond its expiry at year end 2021 will be seen as a 
regressive step by many market participants. 

OUTLOOK:

The government’s intention to provide for 10% 
affordable housing in a private scheme, in addition to 
10% social, may contribute to the stated objective of 
providing additional affordable housing to the market. 
However, the measure has the potential to be 
disproportionately borne by the private sector, with 
viability and development land pricing likely to be 
affected. 

A key objective of the Programme for Government was 
empowering the Land Development Agency (LDA) to 
assemble, utilise and develop strategic state-owned land 
for the delivery of residential accommodation. As a 
result, the LDA is likely to become one of the most 
prominent participants in the development sector in the 
coming years. Additionally, the extension of the Help to 
Buy Scheme which has been in effect since January 2017 
and provides financial aid to first time buyers in the 
residential market, has been applauded by the market. 
Notably, the stimulus package has temporarily raised the 
value of the tax rebate from €20,000 to €30,000. 

Sentiment suggests that activity for the remainder of 
the year will continue to be focussed towards residential 
development sites, particularly those suitable for PRS 
apartment development. However, with local planning 
authorities striving for higher densities in suburban 
locations, the supply of traditional, low density housing 
sites is severely constrained. In many instances, such 
schemes are being replaced by more medium density 
developments at a minimum of 40 units per hectare, 
providing unit mixes to include duplexes and 
apartments. This is important, as such policy has created 
viability challenges in suburban locations, outside the 
focus of PRS, where apartment demand and values do 
not support the high cost of their delivery. 
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