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OVERVIEW
Of no major surprise, investment in Irish
commercial assets experienced an inevitable
slowdown in the second quarter of 2020 amidst
COVID-19 uncertainty.
The second quarter recorded €378m worth of
transactions, across sixteen deals. This brings total
transaction activity in the first six months of the year to
€902.5m across fifty-four deals.
A sectoral analysis of the Irish investment market from
January to June end 2020 reveals office assets attracted
the highest share of investor interest, 66% of turnover.
Interestingly, industrial assets witnessed an uplift in both
the volume and value of transactions recorded over the
period.
In terms of location, Dublin proved to be the most
popular location for investors, capturing €866m worth of
total turnover in H1 2020. Appetite from international

€902.5m
INVESTMENT TURNOVER REACHED €902.5M
IN THE FIRST HALF OF 2020.

66%
THE OFFICE SECTOR ACCOUNTED FOR 66%
OF INVESTMENT ACTIVITY IN THE OPENING
SIX MONTHS OF 2020.

investors remains strong with overseas capital accounting
for €659m of total turnover, with international investors
particularly active in the higher end of the market.
The most significant deal in terms of value in the quarter
and indeed year to date was the sale of Bishop’s Square,
acquired by GLL Real Estate Partners for €183m.
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TRANSACTION ACTIVITY
Following a solid opening three months to
2020, Ireland’s commercial property market
witnessed an acute slowdown in investment
activity in quarter two as a direct result of
COVID-19.

Irish Investment Market, H1 Activity, 2013 - 2020
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Investment turnover reached approximately €378m
across sixteen deals in the three-month period from
April to June end. Volumes recorded in quarter two
reflect a significant decrease on the €1.1bn achieved
over the identical period in 2019.
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At the midpoint juncture of the year, investment into
Irish commercial property stood at €902.5m across
fifty-four deals, almost half the level witnessed in H1
2019. However, more positively, the volumes recorded
in the first six months of the year suggest that year end
turnover looks set to achieve levels above the long run
average for the eight-consecutive year since 2013.
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Top Transactions, H1 2020
Asset

Price
(Approx.)

Sector

Quarter
Sold

Vendor

Purchaser

Bishop’s Square, Dublin 2

€183m

Office

Q2

Hines

GLL Real Estate
Partners

The Treasury Building,
Grand Canal Street, Dublin 2

€115.5m

Office

Q1

Davy/ILIM &
Jayfield Ltd

Google Ireland
Limited

La Touche House, IFSC, Dublin 1

€84.2m

Office

Q1

Credit Suisse

Axa IM Real
Assets

Clayton Hotel, Charlemont, Dublin 2

€65m

Hotel

Q2

Dalata

Deka

Block 4 & 5 Harcourt Centre, Dublin 2

€54m

Office

Q1

Avestus/Ares

Arena

Source: Cushman & Wakefield Research
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The long run annual average turnover stood at
€1.27bn at the end of June 2020.

Also closing between April and June end was the sale
of the remaining stake in Riverside One, Sir John
Rogerson’s Quay, located in the CBD. Irish based
investment manager, IPUT, acquired the remaining
approx. 29% of the building from Aviva for a price in
the region of €37.5m. IPUT now has sole ownership of
Riverside One, having originally acquired a 71% per
cent stake in the property for €80 million in 2015.
Of interest, quarter two recorded the sale and
leaseback of the Clayton Hotel, Charlemont, Dublin 2.
German investment manager Deka purchased the
hotel for €65m with a rent roll of approximately €3m
per annum. Despite COVID-19 creating uncertainty in
the hospitality sector, market insight suggests the
187-bed canal side hotel plans to capitalize on
“staycation” style bookings.
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Millions

The largest transaction recorded in the first six
months of the year was the office asset of Bishop’s
Square, Dublin 2, sold for €183m. GLL Real Estate
Partners, an affiliate of the Australian investment bank
Macquarie Group and Patrizia AG, completed the
acquisition of the office scheme in Dublin city centre
in quarter two. The asset closed for slightly above the
guide price of €180m, illustrating the healthy demand
for prime market stock amid uncertainty created by
COVID-19. The scheme achieves a rental income of
just shy of €8m per annum.

Investment Turnover by Lot Size, (Millions),
H1 2020 Vs. H1 2019
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Turnover recorded in H1 2020 represents a significant
45% decrease on €1.6bn recorded over the identical
period in 2019, however, January to June end 2019
was largely bolstered by five transactions sold in
excess of €100m.
The aggregate value of these five sales was €925m. In
comparison, only two deals transacted in this price
bracket by June end 2020, totalling €298m.
When analysing the lot sizes sub €100m, turnover
recorded in the first six months of 2020 is broadly in line
with the corresponding period in 2019, despite eleven
additional deals transacting across these price
categories in H1 2019.
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INVESTMENT BY SECTOR
Considering the top deals of H1 2020
and in line with similar trends witnessed
historically, investor appetite favoured the
office sector as the leading asset class, with
keen interest originated from both domestic
and foreign investors.
Office assets accounted for approximately €336m
worth of total investment in the second quarter,
bringing its H1 value to just over €595.4m across 17
deals. This represents a 13% increase on the €525.5m
recorded over the comparable period in H1 2019.
Other Dublin office transactions of note in the first six
months of the year include, the acquisition by Google
of the Treasury Building, Grand Canal Street, for
approximately €115.5m, La Touche House purchased
by European based investment manager, AXA IM Real
Estate for in excess of €84m, and the sale of Block 4
& 5 Harcourt Centre, acquired for €54m by Arena.
Although COVID-19 has placed a new level of
uncertainty on the office occupier market, as current
social distancing policies sees many employees work
from home, investor confidence remains strong for
the asset class.
When analysing the concentration of capital invested
into office assets by location, Dublin absorbed 99% of
turnover, of which, 59% was located in the Central
Business District. The dominance of Dublin as a
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Investment by Sector, H1 2020 Vs. H1 2019
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Source: Cushman & Wakefield Research
*Other includes Student Accommodation, Hotel
and Healthcare transactions.
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location for office assets looks set to continue in 2020
as a much of the current available investments of scale
are located in the capital, examples of such are 28
Fitzwilliam Street, Richview Office Park, and the Aurora
Building.
Second to office assets and corresponding with on the
ground insight emphasising the shortage of stock in the
residential market, capital targeting residential assets
totalled €84m or 9% of total turnover in the six months
to June end 2020.
Top residential transactions in the first six months of the
year include Herberton, Dublin 8, acquired by LRC
Group for €36.5m, the Rathgar Road Collection, Dublin
6, also acquired by LRC Group for €18m, and Rathmines
Square, Dublin 6, purchased by Avestus Capital Partners
for €16m
Of particular interest, when analysing investment by
sector, was the rise in investor interest in industrial
assets. At June end 2020, almost €55m worth of
turnover was recorded across 10 industrial transactions.
In light of an interesting rise of industrial transactions
from previous quarters asset class rankings, industrial
investment will be discussed separately in the following
section.
Mixed use assets totalled approximately €31m or 3% of
turnover in the first six months of the year, representing
a sizable decrease from the €299m recorded in H1 2019.
However, it is important to note, that the sale of the
mixed-use asset, Heuston South Quarter for €220m,
significantly inflated turnover levels in H1 2019.
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At June end, retail assets accounted for €29.6m over
seven deals, largely down from the €276.5m recorded
over the same period in 2019. Notably, no retail asset
traded hands during the period April to June end 2020.
Pre COVID-19, the retail sector was experiencing a
seismic structural shift, dealing with evolving customer
expectations and the rise of online shopping. It is
arguable that the retail sector is one of the hardest hit
asset classes by COVID-19, given the existing challenges
facing the market, operating under social distancing
guidelines and restricted supply chain movement will
inevitably affect its performance.
The remaining asset class groups to feature in the first
six months of the year comprised the other category,
including one hotel deal, the aforementioned Clayton
Hotel, one student accommodation deal, the sale of the
National College of Ireland scheme located in the IFSC,
and two healthcare centres. Combined, the other
category totalled approximately €108m, however, this is
largely driven by the sale of the Clayton Hotel for €65m.

€84m
Capital targeting residential assets in the first
six months of the year amounted to just over
€84m.
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INDUSTRIAL MARKET
IN FOCUS
Market intelligence points to a strong investor
appetite for industrial assets, this is supported
by robust levels of capital chasing industrial
units in the six months to June 2020.

H1 2020 recorded the sale of two industrial transactions
greater than €10m, an off-market portfolio consisting
of three industrial units located in Dublin sold for
€20.7m, and another portfolio of units located in
Jamestown Business Park, Finglas, for a price in the
region of €10.8m.
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The total turnover recorded in H1 2020 sits
significantly above the annual average of industrial
assets performance in the first six months of the year,
approximately €32m. Additionally, the ten deals that
transacted in H1 2020, represent a considerable jump
in the number of transactions when compared with
just four deals recorded over the similar period in 2019
and three deals in 2018.

9.0%

% of Total Investment Turnover

Industrial assets accounted for €54.6m or 6% of
turnover, secured across 10 deals. Capital spend on
industrial assets is three times larger when compared
with the €16.4m noted over the identical period in 2019.

Rolling Annual Average of Industrial Investment,
Q2 Percentage, 2014 –2020

Source: Cushman & Wakefield Research

The following chart displays the rolling annual average
turnover of industrial assets as a percentage of total
investments. It documents industrial assets rising to a
proportion of 7.7% of total investments in quarter two
2020, from a low point of 1.5% in quarter two 2014.
The chart illustrates the upward projection of demand
for industrial assets, in line with market sentiment and
the desire from investors to acquire such assets.
Despite strong investor demand for industrial assets, on
the ground insight points to the clear lag between the
quality and scale of stock on the Irish market relative to
other logistic hubs across Europe, such as those in the
United Kingdom and Germany. Imbalances between
scale and quality, stemming from a shortage of prime
product on the market, has the potential to create
barriers for investors.
Arguably, the COVID-19 health crisis accelerated
demand for industrial units, particularly from an
e-commerce and data centres perspective. Cushman &
Wakefield’s forecasted yield outlook reports an inward
movement of ten basis points of prime industrial yields
to 4.80% by year end.

€54.6m

Industrial assets noted turnover of €54.6m in
H1 2020, three times larger than the recorded
level in H1 2019.
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INVESTMENT ACTIVITY
BY LOCATION & SOURCE OF CAPITAL

69%
Approximately 69% of foreign capital invested
from January to the end of June 2020
originated from Europe.

Source of Capital Spend, H1 2020

Unknown
8%

Domestic
19%
When investigating the concentration of
investor activity in Ireland in the first six
months of the year, it is of no surprise that
Dublin continues to be the focal point. The
capital accounted for over €866m, or 96% of
investment activity in H1 2020.
Outside of Dublin, activity was muted with just €36.2m
transacting across 10 deals. As uncertainty caused by
COVID-19 roots itself in the market combined with
economic slowdown, market insight suggests investors
who are willing to part with their capital tend to seek
opportunities which are more risk adverse. Thus,
concentrating on investments in capital locations over
regional, despite the attractiveness of greater returns
of regional yields.
At the midpoint of 2020, capital spend in the Irish
investment market was largely sourced overseas, with
foreign capital amounting to 73% or approximately
€659m worth of turnover. While domestic capital
accounted for 19% or just in excess of €171m.

Foreign
73%

Source: Cushman & Wakefield Research

Source of Foreign Capital, H1 2020

US
31%

Analysing the origin of overseas capital in H1 2020
reveals 69% of foreign capital was sourced from
Europe. With key European players GLL Real Estate
Partners, Axa IM Real Assets, Deka, LRC Group and
Corum. The remaining 31% of foreign capital originated
from the United States, with interest from corporate
groups such as Google, and investment managers such
as Arena and Exeter.

Europe
69%

Source: Cushman & Wakefield Research

Cushman & Wakefield | Irish Investment Market, Q2 2020

7

MSCI/SCSI IRELAND PROPERTY
INVESTMENT INDEX
RESULTS & OUTLOOK

As expected, the quarter two MSCI/SCSI
Ireland property investment index results
provide greater clarity and understanding of
the initial fallout created by COVID-19.

MSCI/SCSI Ireland Property Investment Index,
Performance Measures, Q2 2020

Quarterly %
3

A total return of -1.6% was recorded for all property
assets between April to June end 2020, this compares
to +1.6% over the identical period in 2019.
In terms of sector, the quarter two results illustrate the
unmistakeable polarisation between retail and the other
major asset classes. Totals returns of -7.6% were noted
for retail assets, the contracting yield impact recorded
of -7.2% being the main driver of negative returns.
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Industrial assets continue to produce the highest total
returns, 0.6%. Industrial returns remain predominately
income led, recording income returns of 1.4% in quarter
two.

All property

Income Return

Office

Equivalent Yield Impact

Retail

Industrial

Market Rental Value Growth

Total Return

Source: MSCI

Office assets recorded total returns of just 0.1% in the
quarter, this compares with returns of 1.9% recorded
over the corresponding period in 2019. Notably, office
assets reported negative market rental value growth of
-0.4% in the quarter. This is the first time since quarter
two 2013 a negative market rental value growth has
been recorded.
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As the second half of the year progresses, activity in the
Irish commercial investment market will be strongly
influenced by COVID-19. Uncertainty in the market
combined with the bleaker outlook for economic
indicators has the potential for further slowdown.
However, it is important to note, market intelligence
points to the stimulus of a potential slowdown stemming
from travel restrictions and public health guidelines
rather than a lack of investor demand. On the contrary,
market insight refers to a weight of both foreign and
domestic capital seeking investment opportunities on
the Irish market.

Cushman & Wakefield’s forecasted yield outlook for the
Dublin investment market in 2020 projects a minor
outward movement of prime office yields, while a slight
inward adjustment is reported for the logistics market.
Considering retail has fallen out of favour for most
investors, a more pronounced adjustment is projected
for prime retail yields, similar to trends across other
European markets.

“Quarter two illustrated the negative impact the COVID-19 pandemic has had on the
investment market, with volumes down considerably. A number of larger transactions
were agreed prior to lockdown, however, the fact that these deals still completed during
the quarter shows that investor confidence in the Irish Investment market remains
resilient. We expect a similar outturn for quarter three due to continuing overseas travel
restrictions, but once lifted, we anticipate the market rebounding strongly in quarter four
and into 2021.”
KEVIN DONOHUE, HEAD OF CAPITAL MARKETS IRELAND, 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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