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INTRODUCTION
Despite COVID-19 challenges, the final three 
months of the year witnessed a strong close to 
2020 for the Irish investment market. A total of 
€861m transacted in Irish commercial property 
in the final quarter, bringing the year-end total 
to just in excess of €2bn, excluding forward 
fund/forward commit deals.

EXCLUDING FORWARD COMMIT 
TRANSACTIONS, INVESTMENT INTO IRISH 
COMMERCIAL PROPERTY SURPASSED €2BN 
IN 2020. 

€2 Billion

Source: Cushman & Wakefield Research

Irish Investment Market*, 1998 – 2020
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*Deals greater than €1m. Excludes loan sales, forward purchases, company sales, trading assets and auction sales.

“ Overall, 2020 has reinforced Ireland’s 
credentials as a stable investment location 
in the commercial property market. We 
have seen continued investment into the 
market from both domestic and overseas 
investors and the market is abound with 
liquidity. The pandemic has given investors 
time to reflect and one of the main outcomes 
is that the social environment, sustainability 
and green credentials have come to the 
forefront in investment criteria.  This theme 
will continue into 2021 and those investors 
willing to adapt will reap the rewards.” 

  
- KEVIN DONOHUE, HEAD OF CAPITAL MARKETS 

IRELAND, CUSHMAN & WAKEFIELD 
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Top Transactions, 2020

Asset Price (Approx.€) Sector Qtr Sold Vendor Purchaser

Exeter Group Portfolio €200m Industrial Q4 Morgan Stanley/
Exeter Group GIC

Bishop's Square, Dublin €183m Office Q2 Hines GLL Real Estate
Partners

28 Fitzwilliam Street, 
Dublin €177.5m Office Q4 ESB Amundi Immobilier

Baggot Plaza, Dublin €141m Office Q4 Kennedy Wilson Deka

The Treasury Building, 
Grand Canal Street, Dublin €115.5m Office Q1 Davy/ILIM & 

Jayfield Ltd 
Google Ireland 

Limited

2 Burlington Road, Dublin €94m Office Q3 Henderson Park KGAL

La Touche House, Dublin €84.2m Office Q1 Credit Suisse Axa IM Real Assets

Source: Cushman & Wakefield Research

Following a muted quarter two and three, 
Ireland’s commercial property market 
witnessed an uptick in investment activity 
in quarter four. Investment turnover reached 
approximately €861m across 30 deals in the 
three-month period from October to December. 
However, volumes recorded in quarter four 
reflect a significant decrease on the €2bn 
achieved over the identical period in 2019.

The outturn of 2020 concluded €2bn worth of property 
assets traded across 94 deals in the year, representing 
over half the value recorded in 2019, approximately 
€4.5bn. Although down on previous years, positively, 
year-end turnover achieved levels above the long run 
average for the eight-consecutive year since 2013. 
Interestingly, 2020 is akin to 2013 levels both in terms of 
value and volume. The long run annual average turnover 
stands at €1.7bn. 

IRISH INVESTMENT MARKET
TRANSACTION ACTIVITY
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The largest transaction of the quarter and indeed the 
year, was Morgan Stanley’s sale of their equity position 
in a portfolio of Irish logistics assets. The Exeter Group 
Portfolio was acquired by Singapore’s GIC for €200m 
and was secured for a yield in the region of 4.50%. The 
portfolio consists of over 30 assets including units in 
Dublin business parks such as Greenogue and 
Baldonnell.

The Dublin office transaction of Bishop’s Square closely 
followed suit, having sold for €183m in quarter two. The 
most significant office asset, in terms of value, to 
transact in the final quarter was the highly sought after 
28 Fitzwilliam Street. ESB’s sale of the asset, which is 
due for practical completion shortly, was acquired by 
French investment manager Amundi Real Estate. 
Amundi purchased the office asset for a price in excess 
of €177m and achieved a 3.97% yield in the transaction. 
Of note, the asset sold for in excess of its guide price of 
€168m. 

Quarter four also witnessed Kennedy Wilson’s 
completion of the sale of Baggot Plaza, for €141m to 
Deka Immobilien. The German real estate investment 

arm of the Deka Group acquired the asset fully let to 
Bank of Ireland on a 25-year lease since 2015, reflecting 
a net initial yield of 4.00%.

Other notable Dublin office transactions in the year 
include, The Treasury Building, 2 Burlington Road, La 
Touche House, and 30-33 Molesworth Street, all securing 
values north of €60m. Market insight highlights the 
successful sales of these office asset as illustrations of 
healthy investor demand for prime assets.

The largest transaction of the final quarter and 
indeed the year, was the sale of the Exeter 
Group Portfolio for €200m.

€200m 
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In terms of lot size, 2020 has seen a notable 
reduction in the volume of deals closing in 
excess of €100m when compared with the 
previous year. Five assets achieved a price 
in excess of €100m over the 12 months, 
totalling approximately €817m combined. 
This compares to thirteen assets during the 
same period in 2019 with an aggregate value 
of €2.7bn.  

However, in terms of percentage turnover, the 41% 
achieved by the €100m+ price category in 2020 is in 
line with previous years, namely 2015, 2016 and 2018. 
Interestingly, the same alikeness can also be said 
about the other lot size categories when compared 
historically to these years.

The €50m-€100m and €20m-€50m lot size brackets 
accounted for 21% and 19% of turnover, respectively in 
2020. The largest number of deals transacted in the 
€1m-€10m price bracket, 60 deals, followed by the 
€20m-€50m bracket where 12 deals took place.

When analysing investment activity by location, 
Dublin dominated 94% of turnover in 2020, while 
investment outside of Dublin was muted recording 
just 4% of turnover. Off-Market transactions, subject 
to non-disclosure agreements, accounted for the 
remaining 2%.

IRISH INVESTMENT MARKET
INVESTMENT BY LOT SIZE & LOCATION

Source: Cushman & Wakefield Research

Investment Turnover by Lot Size, Volume vs. Value, 2020

€100m+

€50m - €100m

€20m - €50m

€10m - €20m

€1m - €10m

Value

Volume 5 Deals

6 Deals

12 Deals

11 Deals

41%

21%

19%

8%

11%

60 Deals

Dublin 
94%

Outside of Dublin
4%

Unknown
2%

Source: Cushman & Wakefield Research

Investment Turnover by Location, 2020
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Investor strategy in 2020 can be summarised 
by the flight to quality assets. Due to the 
uncertainty in the marketplace caused by 
COVID-19, investor strategy narrowed to 
focus on prime assets in principal locations. 
This is opposed to the strategy undertaken 
by investors entering 2020 where a wider 
blueprint of assets were attractive acquisitions. 

Office: Considering the top deals of 2020 and in line 
with similar trends witnessed historically, investor 
appetite favoured the office sector as the leading asset 
class. Despite the pandemic posing questions around 
the future of the workplace, office assets accounted for 
approximately €358m of turnover recorded in the final 
quarter, bringing its year end value to approximately 
€1.15bn or 57% turnover. This compares with €1.9bn 
recorded over the identical period in 2019. 

Noteworthy, the annual average turnover of office assets 
stands at €1.28bn since 2013. Given the functionality of 
the market in 2020 was greatly hampered by COVID-19 
restrictions, the decline in turnover levels both annually 
and on average is relative. 

When analysing the concentration of capital invested 
into office assets, Dublin absorbed 99% of turnover, of 
which, 73% was located in the Central Business District 
(CBD). The remaining Dublin office transactions were 
found in secondary and suburban locations, accounting 
for 71% and 29% of activity outside the CBD, 
respectively. 

Residential: Second to office assets, capital targeting 
residential assets with an income attached, totalled 
€273m or 14% of turnover in 2020. 

The largest direct residential sale of both the quarter 
and year was Ires Reit’s purchase of 146 units on the 
former Phoenix Park Racecourse, Castleknock, for 
€60m. Presently, 137 units are rented and the deal is 
rumoured to have generated an initial gross yield of 
5.3%. Also closing in the final quarter was Project 
Connect, a portfolio of 151 units across 10 schemes as 
well as three small commercial units. International 
investment manager, Orange Capital Partners, acquired 
the portfolio from Ires Reit for €48m. 

IRISH INVESTMENT MARKET
INVESTMENT BY SECTOR

With limited standing stock options, 2020 witnessed 
investors seeking alternative pathways to enter the 
residential market. As such, the true strength of demand 
for residential assets is evident in the large value of 
forward commitments which also took place across the 
twelve-month period, totalling a combined €904m. If 
added to standing stock transactions, capital investment 
into residential assets closely mirrors that of the office 
sector. 

Industrial: Investors targeting industrial assets 
accumulated €265.4m across 14 assets in 2020, 
representing just shy of that achieved in 2019 where 
€270m was recorded across 15 deals. 

2020 pushed the industrial and logistics sector into the 
spotlight, with the asset group widely considered as the 
property market’s true victor. Market turbulence created 
by COVID-19 accelerated the shift to online shopping 
and consequently strengthened demand for distribution 
centres. The largest transaction of the year and indeed 
Cushman & Wakefield’s historical series, acts as a symbol 
for this.

Similar to what was witnessed in 2019 with the sale of 
the Tesco Distribution Centre for €160m, driving total 
turnover in 2020 was Singapore’s GIC acquisition of The 
Exeter Group Portfolio for €200m. The portfolio consists 
of over 30 industrial and logistics assets and is believed 
to be in the region of a combined total of 1.3m sq ft of 
space, including units in Greenogue business park and 
Baldonnell business park, both located on the outskirts 
of Dublin. 

The Exeter Group portfolio was not the only bundle of 
industrial assets to sell in 2020, an off-market 
transaction of three Dublin industrial units also sold for a 
price in the region of €21m. Although, these transactions 
demonstrate the demand for industrial assets, the 
grouping of units’ points towards the imbalances 
between quality and scale of stock in the Irish industrial 
market, creating barriers for an investor to find an 
opportunity of the desired condition and capacity. 

Office assets accounted for 57% of total 
investment turnover in the year. 

57% 
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Retail: Arguably the worst hit sector by Covid-19 
restrictions, retail assets accounted for just €141m or 7% 
of turnover in 2020, significantly lower than the €642m 
recorded over the same period in 2019. The percentage 
share of turnover in 2020 echo’s that recorded in 2013 
and represents the lowest level noted since the detailed 
series began. 

Interestingly, investment in supermarkets accounted for 
33% of retail turnover, with retailers such as Supervalu, 
Tesco and Aldi comprising the tenants. Investment into 
food and beverage providers corresponds with retail 
sales trends witnessed in 2020. As reported by the CSO, 
retail sectors such as hardware stores, electrical goods 
and food and beverage providers all recorded strong 
annual performances by both value and volume of trade. 
High street/unit shops accounted for 25% of spend, 
while shopping centres and retail parks represented 19% 
and 16% of turnover, respectively. 

Mixed Use & Others: Mixed use assets totalled 
approximately €32m or 2% of turnover in 2020, 
representing a sizable decrease from the €400m 
recorded in 2019. It must be noted however that 
turnover levels in 2019 were largely inflated by 
transactions such as the sale of Heuston South Quarter, 
Dublin, for €220m and Half Moon Street, Cork, for €36m. 

The final asset class group to feature in the year 
comprised the other category, including one hotel 
deal, the sale and leaseback of the Clayton Hotel for 
€65m, one student accommodation deal, the sale of the 

National College of Ireland scheme located in the IFSC 
for €35.6m, and two healthcare centres. Combined, the 
other category totalled approximately €106m or 5% 
of turnover. The remaining 2% of transaction activity 
comprises off-market transactions, whose information is 
protected by confidentiality agreements. 

Annual Investment Market Turnover by Sector, € Billions, 2013 – 2020

Source: Cushman & Wakefield Research
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Despite the hurdles facing foreign investors 
such as COVID-19 travel restrictions, the 
attractiveness of Irish commercial property is 
evident by their continued strong presence 
in the market. Funds sourced from a foreign 
investor represented 75% of total turnover in 
2020 to date, while domestic capital stood at 
15% during the same period. 

When analysing the source of investment since 2013, the 
cycle illustrates the importance of foreign investment, 
accounting for greater than 50% of total turnover 
throughout the series. 

In 2020, and in line with historical trends, overseas 
investors dominated transaction activity above €50m in 
value, while domestic investors are more prominent sub 
€50m. In fact, 10 of the 11 transactions greater than 
€50m were purchased by funds sourced overseas, while 
53 of the 83 investments purchased sub €50m were 
acquired by domestic capital. 

When investigating the origin of foreign investment, the 
data illustrates the prominence of US investors from the 
period 2013 to 2015. However, as the market developed 

IRISH INVESTMENT MARKET
DOMESTIC VS. OVERSEAS BUYERS

Breakdown of Overseas Investment, 2013 - 2020

Source: Cushman & Wakefield Research

further and now operates in a more mature stage of the 
cycle, European backed capital comes to the forefront, 
accounting for 70% of total capital spend in 2020. The 
rise of alternative foreign investment is represented by 
the growing proportion of the other category, where in 
2020, Asian investors absorbed the full 13%.

Approximately 75% of capital invested into Irish 
commercial property in 2020 was sourced 
overseas.  

75%
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2020 witnessed many investors pause, 
postpone or abort their investment plans 
due to pandemic related market disruption. 
Current national and international public 
health lockdowns have deferred economic 
recovery further and undoubtedly the Irish 
commercial property market faces a subdued 
opening half to 2021. However, market 
intelligence anticipates a fruitful medium-term 
recovery.

As the new year commences, many of the trends evident 
in the past 12 months look set to continue as investors 
focus on the winners from the pandemic, namely core 
office, PRS and industrial/logistic assets. 

In addition to this, market insight points to a growing 
demand for green and sustainable assets and an 
increasing interest in life sciences, health care and social 
housing. 

Cushman & Wakefield’s forecasted yield outlook for the 
Dublin investment market in 2021 projects a slight 
inward movement of prime office yields. Dublin is not 
alone in this projection, with prime yield compression 
evident across many European markets. Positively the 
opening month of 2021 marks the commencement of 
COVID-19 vaccine programmes nationwide, bestowing 
hope for the future of a return to the office place, albeit 
potentially in adjusted working patterns. Despite the 
challenges faced by the offices sector, prime yields held 
up well in 2020, and while the first half of 2021 is 
anticipated to be sober, the repeated phrase of “flight to 
quality” is apparent as employers strive to make 
workplaces a destination within the social environment.

IRISH INVESTMENT MARKET
2021 OUTLOOK

“ Although there is no avoiding the sudden economic and occupier uncertainty which 
has unfolded from COVID-19, there is also no denying the need for capital deployment 
by investors. The present interest rate and bond yield environment make property an 
attractive investment and therefore despite a challenging start to 2021 for some elements 
of the occupier market, yield compression is evident. Prime yields for Dublin offices and 
logistics are forecast to move further in 2021, however remain above some of the core 
European markets.”

- KATE ENGLISH, CHIEF ECONOMIST, HEAD OF IRELAND RESEARCH & INSIGHTS, CUSHMAN & WAKEFIELD
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Prime Yields Outlook, 2021

Sector Prime Yields Q4 2020 Outlook 2021

Dublin Office 4.00% Yield Compression

Dublin Retail 4.00% Yield Correction

Dublin Industrial 4.60% Yield Compression

Source: Cushman & Wakefield Research

Bond Yields and Interest Rates Outlook, 2020 - 2025

Year Bond Yields Interest Rates

2020 -0.03% 0.00%

2021 -0.11% 0.00%

2022 0.23% 0.00%

2023 0.62% 0.00%

2024 1.04% 0.08%

2025 1.35% 0.36%

Source: Moody’s Analytics

The yield outlook for the logistics market forecasts an 
inward compression of yields by year end by 10 basis 
points (bps) to 4.50%. Low levels of supply coupled with 
strong occupier demand are likely to underpin rental 
growth for the sector, pushing up investment values and 
increasing the attractiveness of prime assets. Although 
capital flows and investor interest are robust for 
industrial assets, Ireland is lagging behind much of its 
European competitors where far greater yield 
compression is evident. This difference is directly related 
to how choked the Irish logistics market is of prime 
stock and assets of scale. 

Prime yield outlook for retail assets is forecast to 
undergo further yield movement in 2021, a yield 
correction for the asset class was previously built in, up 
from 3.50% in Q4 2019 to 4.00% in 2020. Current 
projections now estimate a further outward movement is 
anticipated of 35 bps to a prime yield of 4.35% for the 
asset class in 2021. Although evidence is limited due to 
the availability of prime stock, capital flows indicate a 
further narrowing between retail and industrial yields is 
evident in Ireland.  
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