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Dublin – a residential property market with much yield 
potential! 

 

March 2023 

Dublin is not only one of Europe’s most liveable cities; in the past ten years it has also seen huge 
economic and population growth. The supply of housing has not kept up with this growth, so rents 
for houses and apartments have increased significantly. This positive trend in the residential market 
has been reflected in the investment market, as the volume of transactions in Ireland has grown 
considerably since 2018.  

Economic fundamental data indicate a high demand for residential properties 

Ireland has recorded the strongest gross domestic product (GDP) growth in the euro area for the 
past four years. This year, economic growth is expected to be 3.9 % – significantly higher than the 
euro area average of 0.4 % (see figure 1). Ireland has also experienced strong population growth 
during the past ten years (up 10%), matched in the euro area only by that of Luxembourg. This has 
been driven by both a high birth and immigration rate. The latter was boosted by the strong influx 
of skilled labour from other countries, which has been stimulated mainly by the tech scene. The 
layoffs in the technology sector have so far had little impact on the Irish property market. The 
majority of the companies are long established in the city; also, location factors such as access to 
the EU market and the fact that Ireland is an English-speaking country will remain important drivers 
of demand. Demand should also remain high in Ireland in the long term. Further population growth 
of around 15% (see figure 2) is expected by 2035. The economic fundamentals are key drivers of the 
housing demand, which should therefore remain high. 
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Strong growth in rents expected – Dublin 8 as highly promising submarket 

High demand along with a low offer of new building plots has led to a shortage, resulting in an 
outstanding increase of around 7% p.a. in residential rents in Dublin in the last ten years (see 
figure 3). This represented the strongest growth in rents at all in the euro area. Yet rents remain at 
a reasonable level in comparison with incomes. Figure 4 shows an analysis of rents as a percentage 
of household income where Dublin is ranked in the middle of all the cities. This shows that 
residential rents are still affordable in the European context and therefore achievable on a long-
term, sustained basis. The main reason for this is the strong income growth of employees in the 
technology and financial sector. 

 

According to PMA, residential rents in Dublin should continue to increase even beyond the five-year 
forecast period at an annual rate of around 4%. Nowhere other than Amsterdam are rents expected 
to grow faster (see figure 3). The main drivers of the rent increases are the high population growth 
forecast and the low supply of housing. 

A submarket that should especially benefit from further rent increases in the coming years is 
Dublin 8. Knight Frank expect rents to go up by 20% within the next five years. At present, this 
submarket is undergoing transformation from a historic working-class area into a vibrant 
submarket. Former industrial plants and vacant sites are giving way to new commercial uses, 
residential areas, student housing, hotels and visitor attractions. A large number of developments 
in this area are currently contributing to its gentrification and making it more attractive (see 
figure 5 / table 1). 
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Dublin 8 is particularly attractive due to its walking distance to the urban business districts and its 
closeness to the LUAS Green line at St. Stephen‘s Green. It is home to the headquarters of the world-
renowned Guinness brewery, a popular comedy club, Christ Church, St. Patrick's Cathedral and the 
Teeling whiskey distillery. The appealing local conditions in Dublin 8 thus offer investors potential 
for further rent increases in the future and investment opportunities. 

Attractive investment market and high yield potential 

According to a survey of European institutional investors by PMA, sentiment in the Irish residential 
market has been very positive since 2021, and significantly higher than the European average (see 
figure 6). This is also reflected by the trend in the investment volume. Institutional investors have 
only been operating in the market on a large scale since 2018, when the EUR 1 billion mark has only 
just been passed. In 2016, the residential segment only accounted for around 6% of the total 
property investment volume in Ireland. In 2022, this had risen to 37%, with invested capital of 
EUR 1.8 billion (see figure 7), making the residential sector the asset class with the highest level of 
investment in the Irish property market (source: Cushman & Wakefield). The multi-unit residential 
segment accounted for more than half of the transactions; the social housing segment around 15%, 
and student accommodation 10% (source: Knight Frank). 
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Most of the investment activity in the Irish residential market (between 40% and 80% since 2018) is 
driven by forward deals. The reason for this is the lack of housing stock available for investment, 
thanks to the small number of housing completions and the relatively high rate of owner-occupancy 
(around 70%). However, the significant increases in construction and financing costs are expected 
to result in fewer completions and thus fewer forward deals in 2023, which could put further 
pressure on rents. 

 

Increasing interest rates, high inflation and economic concerns all had an impact on the trend in 
European property markets in 2022 and resulted in falling prices along with increasing prime yields. 
In the biggest residential property markets, average net yields in Dublin remain among the highest 
in the euro area, this offers good opportunities for long-term investments (see figure 8). 

 

Conclusion: this Irish residential market provides attractive yield opportunities to investors 

High demand accompanied by low supply has led to a sharp increase in rents in Ireland during the 
past ten years. The high population growth forecast for the next five years will give rise to further 
increases in residential rents, with the result that Dublin will have the fastest-growing rents in the 
euro area. Ireland continues to offer a liquid investment market with average net yields higher than 
the European average. The Celtic Tiger, the name by which Ireland has been known for some years 
due to its rapid growth, thus offers investors an attractive portfolio addition with a high level of 
security. 

Kind regards 

The Real I.S. Research team 
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Your contact 

Luca Gudewill 

Real I.S. AG 

Research and Investment Strategy 

luca.gudewill@realisag.de 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Disclaimer 

Emphasis has been placed on ensuring that the information presented in this document is accurate and up to date. Despite all the care taken in preparing this 
document, Real I.S. (Real I.S. AG and Real I.S. Investment GmbH) cannot accept any liability or guarantee that the information provided here is up to date, correct and 
complete. Real I.S. is unable to do so because, for example, the data used may have changed in the meantime. This exclusion does not apply if Real I.S. acted with 
intent or gross negligence, or if it involves death, bodily injury or damage to health. Past performance is no guarantee of future results. Only prospectus and 
subscription documentation, such as the sales prospectus, investment memorandum, general or special investment terms and conditions and the tripartite agreement, 
are deemed to be legally binding documents. The information provided in this document does not constitute an offer, an invitation to subscribe to or purchase 
financial instruments, nor a recommendation to purchase them. The information is not intended to form the basis of any contractual or other obligation, nor is it a 
substitute for legal and/or tax advice or investment advice. Moreover, Real I.S. reserves the right to make changes or additions to the information provided. The 
content and structure of the presentation are protected under copyright law. The reproduction of information or data, especially the use of texts, text excerpts or 
image material, is only permitted if the source is cited and prior written approval has been obtained from Real I.S.  
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