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Strong jobs growth fed directly into a record year for Dublin 
office lettings. As shown in Figure 2 some 345,783 sq m were 
taken up in the year, 4.7% above the 2015 record of 330,353 sq 
m. Indeed, even without the 80,826 sq m prelet to Facebook 

at Bankcentre in Ballsbridge, 2018 would have been the fourth 
strongest year of take-up in the history of the Dublin office 
market.

Total employment in Ireland rose by 3% in the 12 months to 
September. Almost half of the new jobs created were in Dublin 
where employment is now rising by 5% per annum1. Thirty-

seven percent of these (12,300 jobs) were in office-based 
activities with ICT, the public sector and professional services 
also contributing to the increased headcount.   

70 St Stephen’s Green - a new six storey office building to be completed in Q3 2020 which will provide 5,743 sq m of office space overlooking the green
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1 The quarterly employment data are predicated on place of residence rather than place of employment. As such the Dublin jobs growth figures exclude people living in other counties (e.g. Wicklow, Meath, Louth and 
Kildare) but working in Dublin. For this reason the quoted figures arguably understate Dublin’s dominance in the Irish labour market. 



2 Examples of the business-friendly environment include direct flights to various world cities, US customs pre-clearance at Dublin airport, a system of common law, and globalisation-embracing 
policies including the longstanding targeting and pursuit of Foreign Direct Investment (FDI) projects through IDA Ireland, the continued low Corporation Tax rate, and specific initiatives such as the 
establishment of the IFSC.

The Facebook deal was one of four particularly large transactions 
during 2018 – with WeWork also taking 11,205 sq m in Charlemont 
Exchange, Hubspot pre-letting 10,501 sq m in Sir John Rogerson’s 
Quay and LinkedIn taking 14,195 sq m at One Wilton Park.

While 5,000 sq m transactions were once a rarity in Dublin there 
have now been 21 deals at or above this level in the last 15 months. 
The trend towards bigger lettings reflects several factors. On one 
hand the emergence of serviced office providers and greater use 
of subletting have led to fewer companies directly leasing small 
quantities of space in the market. In the past occupiers such as 
N3 which has taken serviced office space in WeWork’s 2 Dublin 
Landings, or Pluralsight which has taken space in Iconic Offices’ 
building on Harmony Row, would have shown up as small direct 
lettings in the market. However, the availability of the serviced 
offices option, which gives them greater flexibility and enables 
them to avoid balance sheet leases and fit out costs, means they can 
lease desks through intermediaries which are taking much larger 
parcels of space and subletting. Indeed, Figure 3 shows the gradual 
reduction in direct sub-300 sq m lettings over the last six years.

More fundamentally however, the increased average lettings size 
also reflects an ongoing shift in the occupier profile in Dublin, and 
the impact that this is having on average space requirements. In the 
past Dublin’s occupational base was dominated by the public sector, 
indigenous professional services firms, the large domestic banks 
and a residual of other occupiers. To the extent that multinational 
corporates took space it was mainly to house the regional offices 
of large UK firms. And, due to the scale of Ireland’s domestic 
economy, there was a natural limit to the size of the resulting space 
requirements. 

However the rise of internationally traded services – a consequence 
of shifting global consumption patterns, the internationalisation 
of business processes and more sophisticated accounting 
practices within multinationals, has led to increased capital 
mobility throughout the world. In this context Ireland’s natural 
advantages – e.g. the use of English as the main spoken language 
and the country’s strong cultural ties with the US, in tandem with 
a business-friendly environment and policy choices that have 
consistently embraced globalisation2 – have led to the presence 
in Dublin of outward-facing corporations whose activities are 
decoupled from the size of the domestic economy.  The result has 
been a steady rise in average letting sizes over time (Figure 4a). 
Indeed the US urban campus concept is now emerging in Dublin 
as a particular manifestation of this – the Bankcentre development 
in Ballsbridge being an excellent example. Staff recruitment and 
retention is arguably a more important factor than occupation 
overheads for international firms in Dublin, thus the need to 
provide an attractive and distinctive working environment is 
becoming increasingly important and occupiers tend to take a 
larger footprint to accommodate ancillary activities. 

As shown in Figure 4b, the supply-side response to this shift in 
demand has been to build larger offices; the size of the average new 
office block in Dublin is now over 7,000 sq m compared with 2,900 
a decade ago, 2,800 in 1998 and under 1,300 sq m in 1988.

Three Haddington Buildings – 1,860 sq m of office space ready for occupation in Q2 2019
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3 WeWork was the most active serviced office provider in the market during 2018, taking 31,904 sq m of Grade A space in Dublin 2 and in the North Docks. But Regus, IWG and Us & Co. were also 
active in this space.

Headline figures show that ICT firms accounted for 191,570 sq m (55%) 
of Dublin office take-up in 2018.  However, these numbers somewhat 
understate the true scale of absorption by the tech industry, because 
flex-space providers took a further 38,115 sq m and the ultimate 
occupiers of the sublet desks are often ICT firms 3.  
 
Even if we exclude the Facebook mega-deal, Figure 5 shows that the 
absolute amount of space being taken by the ICT sector, and its share 
of total market activity, has trended strongly upwards in recent years. 
One reason for this is that the global technology industry is growing 

– there are now, simply, more tech firms and those companies are 
getting bigger. But, although Ireland has a vibrant indigenous tech 
sector, the major takers of space in Dublin are multinationals that 
have been attracted to this location by the blend of factors outlined 
above. However Ireland’s benign demography has also played a role 
– the higher proportion of young people provides a technologically 
adroit and relatively inexpensive pool of local labour and also creates 
a youthful ‘vibe’ which, notwithstanding high housing costs, makes 
Irish cities attractive to internationally mobile technology sector 
employees (Figure 6). 

Fifty-five percent of the 2018 take-up converted into absorption, 
with the amount of contracted space across the Dublin market rising 
by a net 182,189 sq m during 2018. A standard multiplier of 10 sq m 
per office-based employee suggests enough additional space was 
taken during the year to accommodate approximately 18,200 staff. 
Anecdotally we are aware that some firms are taking space in advance 

of anticipated expansion. However, considering that office-based 
employment in Dublin rose by 12,300 during the year, and that this 
figure excludes office workers in Dublin that live outside the county, it 
seems likely that office space consumption is not running dramatically 
ahead of contemporaneous jobs growth.

Twenty-seven new office blocks were completed in 2018, comprising 
189,192 sq m of space. Just over two-thirds of this (67.1%) was in the 
prime Dublin 2 postcode. In net terms, when demolitions of older space 
are accounted for, the total stock rose by 155,989 sq m.  

Table 1: Analysis of Movement in Vacant Space 2018 (Sq M)

Supply Demand Net

Net Movement in Stock 155,989   

Net Absorption  182,189

Movement in Vacant Space   -26,199

Table 1 shows the combined impact of all these movements; net 
absorption outstripped net new development and, as a result, the 
overhang of vacant space fell by 26,199 sq m during 2018. Expressing the 
remaining vacant space as a percentage of the total stock (incorporating 
new buildings developed during the year) the vacancy rate fell from 
9.2% at the end of 2017 to 8.1% as of 31st December 2018 (Figure 7) – the 
lowest vacancy rate since the turn of the century.  As ever the vacancy 
rate varies by location and building quality, with just 4.7% of Grade A 
space in Dublin’s CBD currently available.

Figure 7: Vacancy Rate Dublin Office Market
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Savills teamWith vacancy tightening rents have inevitably been 
edging higher, although rental growth flattened in 
the second half of the year as landlords became more 
focused on lease terms, covenant and securing income 

than on driving rents per se. Headline rents for prime 
buildings hovered at around €700 per sq m per annum 
throughout H2 2018, although the bulk of lettings are 
happening in the €590 - €645 per sq m range.  

Dublin is firmly established as the locomotive of the 
Irish economy. Although it remains the country’s 
administrative capital and the hub of indigenous 
commerce, Dublin has become much more deeply 
integrated in the global economy over the last 20 years. 
A defining characteristic of the Dublin office market has 
always been its diverse occupier base, and this remains 
true today. The public sector had been effectively out of 

the office leasing market during the financial crisis but 
was actually the fastest growing sector of office-based 
employment in the last 12 months. As shown in Figure 
8 it has been actively taking space again since 2016 
and we expect this trend to continue with a number of 
significant public sector requirements on the horizon in 
2019 and beyond.   

However, the weighting of US ICT firms in the occupier 
base has increased sharply and shows no signs of abating 
in the near future. This is a positive driver of the market 
but, just as the Irish exchequer has to be cognisant of 
risks associated with concentrated Corporation Tax 
revenues, office investors cannot disregard the increased 
dominance of US tech as a consumer of business space 
in Dublin. In terms of geographical concentration, US 
capital is arguably among the most internationally 
mobile, and Dublin’s dependence on US corporates 
increases the exposure to risks such as trade tensions, 
changes to the US tax code, global tax reforms, and 
a slowdown in the US economy. However, America’s 
influence is such that most business locations across the 
world have a large de facto exposure to these risk factors. 
With regard to sectoral concentration our view is that 
ICT’s increasing share of Dublin take-up is a natural 
phenomenon. In many cases the technologies that are 
taking space did not exist 15 years ago. The fact that they 
have emerged and are expanding rapidly reflects, on one 
hand, advances at the technological frontier and, on 
the other hand, changing consumer preferences. These 
factors are unlikely to reverse. Finally, it is also worth 
noting that we are beginning to see the emergence of 
occupiers from further afield either taking space or 
seeking to fulfil office requirements in Dublin. These 
include Asian companies Huawei, CDB Aviation and 
ICBC Leasing and companies such as Wix, Israel’s 
largest software company, which are paving the way for 
other occupiers from these markets. 
Dublin’s advantages as an FDI location are well proven 
and should continue to support the occupational 
demand for office space, notwithstanding an expected 

slower period of economic growth ahead. At the same 
time the supply pipeline, which remained well controlled 
through 2018, is likely to deliver even less space in 2019. 
Only around 165,000 sq m is set to complete this year, 
13% less than 2018. And, after demolitions, net additions 
to the stock will be smaller still. Furthermore it is notable 
that more than two-fifths of the space that is expected to 
deliver this year is scheduled for Q4, making it likely that 
much of it will slide into 2020.  

The combination of continued strong demand and 
moderate development activity should maintain vacancy 
rates at-or-around their current low levels through the 
remainder of 2019. A research-led view is that this will 
drive a further uptick in rents, although agents on the 
ground believe that the inflationary tendency may be 
moderated by landlord preferences for income certainty 
and stronger lease terms rather than increased headline 
rents per se. 
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