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M A R K E T B E AT STUDENT
ACCOMMODATION
Q3 2022

INTRODUCTION
The Purpose-Built Student Accommodation market has undergone a return to normality following 
a challenging period for the sector in 2020/21, when COVID-19 created lockdowns and with it, 
university closures. The closure of campuses throughout the academic year saw low occupancy 
reported by most occupiers. However, as COVID-19 restrictions were removed, the 2021/22 
academic year saw a return in demand for bed spaces. This demand has surpassed pre-Covid 
levels with most schemes across Ireland experiencing full occupancy again for 2022/23. That said, 
the sector now faces new challenges, in particular, rising operational costs due to high inflation.  

Overall, growing student numbers and positive 
demographics within Ireland continue to underpin the 
fundamental demand for PBSA. The latest figures from 
the HEA show that student numbers increased 2.1% in the 
academic year 2021/22, while CAO applications in 2022, 
showed again high levels of student demand, with 
applications broadly in line with the year prior. 

In contrast to the growth within demand, supply has 
tapered, particularly in the Dublin market. As of Q3 2022, 
just one scheme was under construction in the Dublin 
market, meaning stock will remain relatively unchanged in 
the short term. The volume of bed spaces in the pipeline, 
either via pre-planning, plans submitted, or plans granted, 
on paper points to more supply to come on stream, 
however the realities currently appear different with 
uses and viability coming under scrutiny. Several PBSA 
planning permissions are undergoing requests for new 
planning outside of PBSA, while others are expected 
for follow suit. It is therefore expected that there will 
be limited new builds commencing in the short to 
medium term. 

Lastly, from an investment side, the student 
accommodation market has recorded an increase in 
activity over the past twelve months with €305million 
recorded across 3 deals of note. As there are a number 
of assets on the market at present, eyes will turn to 
their performance. As the overall investment market 
experiences, a period of “price discovery” due to rising 
costs of debt, outward yield movement is being felt 
across all sectors, with PBSA not immune to this 
adjustment, despite the underlying strength of its 
occupational demand.

RECORDED INCREASE IN ACTIVITY OVER 
THE PAST 12 MONTHS ACROSS 3 DEALS

STUDENT NUMBERS INCREASE IN THE  
ACADEMIC YEAR 2021/2022

€305m

2.1%
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The fundamentals of both development 
activity and investor interest in the PBSA 
market stems from student demographics. 

The student population in Ireland has grown considerably 
over the past ten years and is one of the driving factors 
behind the continuing development of PBSA. The full 
reopening of university campuses and the removal of 
Covid-19 restrictions has led to an increase in the demand 
for a range of accommodation types for third level students. 

The latest student enrolment data from the Higher 
Education Authority (HEA) for the 2021/22 academic year 
2021/2022, shows that there were just over 200,000 full 
time students across Ireland enrolled in Higher Education 
Institutes (HEI’s), with whom the HEA works under statute 
or who are in receipt of core public funding. This represents 
a 2.1% increase on the previous academic year and a 25% 
increase in full time student numbers over the past decade.

In the 2021/2022 academic year, HEI’s in Dublin had 
a student population of 83,600, a 3.8% increase on the 
previous year. It is worth noting, that this figure includes 
only students enrolled in HEI’s with whom the HEA 
works under statute, and therefore does not account 
for students registered in private colleges or English 
language schools. Of the HEI enrolled students, almost 
48,000 are domiciled outside of Dublin and although 
not all these students will require PBSA, the numbers 
do provide some indication of the continued demand 
for accommodation in Dublin.

Looking further at the breakdown of students enrolled 
in HEI’s located in Dublin, approximately 16,500 students 
are domiciled from greater than one hours commute to 
Dublin, along with 15,900 international students, which 
combined gives a conservative estimate of at least 
32,400 students requiring accommodation in Dublin 
for the 2021/22 academic year.

Looking to the future, the Irish student accommodation 
market is underpinned by demographic fundamentals. 
The population of Ireland continues to grow steadily, 
with Census 2022 estimating the total population as of 
April 2022 stood at 5.1 million persons. This is an overall 
increase of 7.6% from Census 2016, with notably all 
counties showing population growth over the period. 
Population projections from the CSO suggest further 
increases over the coming years and looking specifically 
at the typical age demographic of university students, 
the number of persons aged 18-24 is set to grow by 
16% between 2022 – 2030, which equates to an 
additional 73,227 people. 

The Department of Further and Higher Education, 
Research, Innovation & Science announced in June that 
there will be an extra 1,056 places offered through the 
CAO for the 2022/2023 academic year. CAO application 
data for the 2022/23 academic year shows total student 
applications are broadly in line with the previous 
academic year, totaling just over 84,300 applications. 
There was a 2% decline from 2021/22 to 2022/23 for Irish 
applications totalling just over 1,700, but this should be 
taken in the context of coming from a higher base due to 
larger number of applications for the previous academic 
year with deferred places regarding the COVID-19 
pandemic noted as a reason. Overall, on an annual basis, 
2022/23 figures included a rise of 20% in the number 
of EU applications, a 3% increase in applications from 
the UK and an increase of 14% of non-EU applicants.

Source: Higher Education Authority

Enrolments in Higher Education Institutes, 
2012/2013 – 2021/2022
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STUDENT ACCOMMODATION MARKET
STUDENT DEMOGRAPHICS 

INCREASE IN FULL TIME STUDENT NUMBERS 
OVER THE PAST DECADE

25%

FULL TIME STUDENTS ACROSS IRELAND 
ENROLLED IN HIGHER EDUCATION 
INSTITUTES (HEI’S) FOR THE 2021/22 
ACADEMIC YEAR 2021/2022
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CURRENT STOCK

As at Q3 2022, the stock of purpose-built 
student accommodation beds in Dublin 
stood at approximately 19,300 across 59 
developments. The private sector now operates 
approximately 11,800 or 61% of the Dublin bed 
stock while Higher Education Institutions (HEIs) 
account for the remaining 39%. 

Today’s standing stock figure represents just a 3% increase 
since the end of 2021. In the nine months to end September 
2022, just over 600 new beds were delivered to the market 
across two schemes in Dublin 8, Yugo’s (formerly Uninest) 
Brewers Close accounting for 235 of these units and Nido’s 
Ardee Point making up the remaining 368 units. This 
reflects a significant slowdown on the volume of new beds 
being delivered to the market. For example, in 2021, a total 
of 1,350 new bed spaces were added, equating to an 8% rise 
in stock. Furthermore, in 2018 and 2019 in excess of 2,000 
new bed spaces were added each year, leading to stock 
increases between 17-20% annually. 

This pattern of decline is expected to continue over 
the short to medium term, as new starts have slowed 
substantially, and the pipeline becomes increasingly 
constrained. 

Returning to current stock, in terms of private operators 
of PBSA, Yugo, aparto, and Fresh Student Living operate 
52% of the private PBSA in the Dublin market. Yugo alone 
operate over 3,050 beds across 9 residences, accounting 
for 16% of all PBSA bedspace available in Dublin. aparto 
follow, operating approximately 1,700 bed spaces in the 
Dublin market, while Fresh Student Living have increased 
the number of beds under management to almost 1,400.  

A locational breakdown of PBSA stock in Dublin reveals 
the Dublin 4 area holds the largest concentration of bed 
stock, with over 4,000 beds. Of note, 95% comprises the 
UCD campus accommodation. Dublin 8 follows and has 
over 3,700 beds across 11 schemes, all in private 
ownership. Other high stock areas include Dublin 1 and 
Dublin 7, which comprise nearly 2,850 and 2,750 beds 
respectively.  The Dublin 9 area, around DCU also 
comprises close to 2,750 beds of which 55% are 
in private ownership.

STUDENT ACCOMMODATION MARKET
PBSA STOCK DUBLIN

Source: Cushman & Wakefield Research 

Dublin Schemes Current Stock by Public V Private 
Operators, Q3 2022

61%

39%
Private

Public
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UNDER CONSTRUCTION

Following a number of robust years for construction activity in the PBSA market, there has been 
a natural decrease in the rate of delivery and commencements within the market. As at the end 
of Q3 2022, only 1 student building was under construction consisting of approximately 150 bed 
spaces. This compares to approximately 4,300 bed spaces across 14 schemes under construction 
at the end of Q2 2019. This development is located in Stoneybatter, Dublin 7 and is in private 
ownership. With this in mind, the stock of student accommodation is expected to increase by just 
150 bed spaces in 2023 and remain static in 2024. 

PIPELINE DEVELOPMENT

Despite the delivery of new stock declining in more recent times, there remains, on paper, a 
significant volume of potential PBSA bed spaces in the delivery pipeline. At the end of Q3 
2022, approximately 7,100 student bed spaces across 16 developments in Dublin had planning 
permission granted, a further 850 bed spaces had plans submitted, while a future 2,000 were in 
the pre-planning stage. 

STUDENT ACCOMMODATION MARKET
PBSA STOCK DUBLIN

Private Operators Bed Spaces, Q3 2022
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Dublin Schemes Bed Space by Plans Granted 
V Pre-planning, Q3 2022
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However, it is vital to note that there is much uncertainty 
as to what volume of this will be delivered in the form of 
student accommodation. Market intelligence suggests 
that several sites with planning permission granted 
are considering or have applied for new permission 
for residential use. We estimate that approximately 
1,700 bed spaces may be removed from the plans 
granted figure in the near future due to current actions. 
Examples of this include Fassaugh Avenue (the 
former Matts of Cabra site), which has a new planning 
application for rental apartments and Blackberry Fair, 
Rathmines which has submitted a new application 
for a rental scheme. The Avid Technology Building in 
Sandyford has seen an initial application for residential 
units rejected but it is likely that another planning 
application will be made. Similarly, the viability of such 
schemes due to costs has also come under further 
scrutiny. An example of this is UCD recently announcing 
they are putting the construction of phase 2 of their on 
campus student accommodation on hold due to rising 
construction costs. 

On the other hand, 2022 did see a number of beds 
added to the planning pipeline including approximately 
250 beds in Dublin 7. In addition, Hines has submitted a 
planning application for an extension comprising of 26 
bed spaces to their aparto Montrose accommodation. 
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Looking beyond Dublin, Cork is the largest PBSA market, with a stock of approximately 7,050 beds 
as at Q3 2022. In comparison to Dublin, the proportion of private ownership is higher, accounting 
for 78% of stock with the balance under university ownership. In terms of student demand, for the 
academic year 2021/22 there were 30,000 full-time students enrolled in HEI’s in Cork, 3,500 (14%) 
of which were international students. In total 13,500 students were domiciled outside of Cork. 

Cork saw development in PBSA continue to maintain a 
steady pace with close to 600 beds delivered to the Cork 
market in 2022. This comprised 554 beds in Bandon Road 
operated by Roundhill Capital’s Nido brand and 20 beds 
in Ringaskiddy. 1,183 bed spaces are currently under 
construction across 4 developments with the former 
Coca Cola bottling plant on Carrigohane road, being 
developed and operated by CA Ventures, accounting for 
approximately 620 (53%) of the new bed spaces. Mezzino 
will also open their first Cork scheme in 2023 at Coleman 
Court comprising 280 beds. Nido are continuing to 
expand their operations in Cork with the introduction of 
280 units at Broga House on Washington Street in Q1 
2023. Adding to the bed spaces under construction, there 
are 1,355 bed spaces in the Cork planning pipeline, 
approximately 733 of these have plans granted and 
approximately 622 in planning.

STUDENT ACCOMMODATION MARKET
STOCK PBSA CORK & GALWAY

Cork Schemes Current Stock by Public 
V Private Operators, Q3 2022
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Moving to Galway, for the academic year 2021/22 there were 29,250 full-time students enrolled in HEI’s in Galway with 
a sizable portion domiciled outside of Galway. Of the total student numbers, 12% were overseas students, with a further 
63% domestic students who originate from outside of Galway. Cushman & Wakefield estimated a current stock level of 
just over 4,500 bed spaces as of Q3 2022. There are currently just over 670 beds under construction in Galway, all of 
which are located on the NUIG campus with expected delivery by 2023. The pipeline picture in Galway is positive, with 
just over 1,350 beds currently with plans granted and a further approximately 250 beds with plans submitted. However, 
with no recent commencements it is unclear as to when, or if all of these beds will be delivered to market. 

Cork Largest Private Operators Market Share, Q3 2022
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STUDENT ACCOMMODATION MARKET
STOCK PBSA CORK & GALWAY

Cork Beds Under Construction, Q3 2022
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Following a period of limited transactions, the PBSA sector has seen a significant increase in 
transaction activity in the past year, with several high value deals taking place. The largest deal of 
note was Project Ruby, a portfolio of three operational student buildings located in Dublin (Cork 
Street, Dublin 8 and Blackhall Place, Dublin 7) and Galway (Fairgreen Road) totalling 664 beds, 
purchased for €145m by a joint venture between US equity fund Ares Management Corporation 
and Generation Partners, in the opening quarter of 2022. Other deals included the Project 
Lighthouse portfolio, comprising two assets located in Dublin 8 and Dublin 7 totalling 576 beds, 
purchased by Patrizia for €120m in Q4 2021. Lastly, the sale of Melbourne Point, Bishopstown, 
Cork to Harrison Street for €40m in Q3 2022.

STUDENT ACCOMMODATION MARKET
TRANSACTION ACTIVITY

Transaction Activity, Q4 2021 – Q3 2022

Asset Price (€ Approx.) Purchaser No. of Beds

Project Ruby, Dublin & Galway €145m Ares Management/ 
Generation Partners 664

Project Lighthouse, Dublin €120m Patrizia 576

Melbourne Point 
Student Accommodation, Cork €40m Harrison Street 342

Source: Cushman & Wakefield Research/CIS

Outside of this, there are a number of assets currently on 
the market, which may lead to further transactions in the 
PBSA market over the next 12 months. These assets 
include bed spaces in both Dublin and Galway. Given the 
changing overall investment landscape at present, the 
performance of these assets will be closely monitored.
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It is clear from the above sections, that the PBSA market will enter a different era in the short term. 
Development activity has slowed and therefore the total volume of stock is expected to flatline. 
This flatline in the total volume of stock in the market will be in an environment of continuing 
growing demand from rising student numbers. Occupancy within existing schemes is therefore 
expected to remain very high.  

There are a number of other items worth noting when 
discussing the student accommodation market and its 
outlook.

1. Operational Costs:

a. The focus has shifted from revenue to NOI – 
with most buildings now operating close to full 
occupancy and rental caps in place, the top line 
remains predominantly stable for operators, with 
an opportunity to maximise revenue over the 
summer period. However, external economic 
headwinds mean operators in Ireland are 
redirecting their focus to the bottom line by 
containing costs in particular areas such as 
utilities and staff. 

2. Construction Costs:

a. Recent news indicates that 1,200 beds on the 
UCD campus accommodation will be mothballed 
due to rising construction costs making the 
proposed development unviable. This follows a 
similar announcement from DCU last year, where 
their plans for 1,240 beds on the Glasnevin 
campus were also put on hold, again due to 
viability. 

3. Cost of Debt:

a. Global interest rate increases, including EU, UK 
and USA, has led to increased cost of debt which 
is impacting property yields.  

4. Government Policy:

a. HOUSING FOR ALL - proposes to introduce new 
planning arrangements for Large Scale Residential 
Developments to replace the current Strategic 
Housing Development arrangements, through a 
more streamlined and efficient process. These 
arrangements are applicable for PBSA of 200 
bed spaces or more.

b. FINANCING - The Government will legislate to 
allow Technological Universities to borrow from 
the European Investment Bank via the Housing 
Finance Agency to develop on campus PBSA.

c. RENTAL CAPS – Student accommodation falls 
in under the wider rental caps which exist in the 
rental market. This means within RPZs, rental 
increases are capped at annual CPI growth, 
or 2% if CPI exceeds this level.

d. RENT TAX CREDIT – Budget 2023 announced 
a new rent tax credit for those in private rented 
accommodation. This also applies to those in 
student accommodation. The renter can claim 
a tax credit of €500 a year for 2022 (in early 
2023) and subsequent years. 

STUDENT ACCOMMODATION MARKET
MARKET OUTLOOK 

“After a busy period of investment activity in the Irish Student market, the latter part of 
2022 brings another stint of uncertainty. Although Irish PBSA assets are performing very 
strongly, external factors such as inflation and the increase in the cost of debt has meant 
that many investors are sitting on the sidelines. Albeit, with close to 100% occupancy, an 
ever-growing demand pool, limited future pipeline and a large stock of recently developed, 
modern, high-quality buildings, the strong Irish student market fundamentals continue to 
prevail.” 

EMMA REARDON, ASSOCIATE DIRECTOR, CUSHMAN & WAKEFIELD
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