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Outlook for 2026

Single approval process for social housing takes effect

The single approval process for social housing capital projects Table 1: Social housing approval process
of up to €200 million has replaced the 4-stage and single

stage processes. This is designed to support local authorities in
scaling up delivery so that they reach 72,000 new social homes

by the end of 2030. While the previous single stage process X 4 separate approvals v 1single approval
was only applicable to projects up to €8 million, the 4-stage . Repeated department , S
process for larger schemes was time intensive and often sign-offs decision
led to delivery delays. With the new approach, projects will Cost rechecks at multiple ) i
i X stages v Earlier cost certainty

face fewer approval checkpoints and follow a more seamless 9
approval process that embeds standardisation across projects. w o Ml ke & Eteov;;i;gzlsays and
As well as speeding up delivery, the objective is to improve
cost control through greater construction cost certainty, and X  Longer time to site v Faster route to construction
to support the use of modern methods of construction. Under
the process, local authorities must be more precise about the X Bespoke designs v Standardised designs
scope of projects at the outset, helping to support cost control

. . . . . X Limited early certaint v Clearer delivery timelines
and risk minimisation which, if left unchecked, often led to & v o
re-approval submissions under the previous model. Overall, . Smaller projects fast- v Eligible for projects up to
the new process is anticipated to strengthen governance, el S0
procurement and value-for-money, with local authorities Result Result
expected to frontload their efforts so that projects can
progress smoothly. Projects exceeding €200 million will still be x Slower, more bureaucracy gf:g?;’t:g?g'e" more

subject to the Government’s Infrastructure Guidelines.

Older offices at risk of obsolescence without intervention

Source: Savills Research

Figure 1: Dublin office stock by year built While the office market faces limited availability of modern stock,
there is also a chronic shortage of residential supply, underpinning
Pre 1970s: 6% 1980s: 6% 1990s: 15% . .
the need to explore redevelopment and conversion opportunities
M 2000s: 41% 2010s: 14% 2020s: 18%

for outdated offices. However, delivering viable projects is a
challenge. Demolition may appear cost-effective, but stringent EU
carbon regulations discourage this route. Retrofitting or renovation
aligns with sustainability policy, yet such projects are technically
complex and financially constrained without targeted incentives.
International precedents, such as the 20% Historic Tax Credit
(HTC) in the US, show how policy can shift viability. Under this
initiative, developers can claim a federal tax credit equal to 20% of
qualified expenditure on the renovation of an income-producing
historic building. Similarly, the UK’s relaxation of Permitted
Development Rights has supported conversions. UK developers
can convert commercial buildings to residential units subject to

a prior approval process allowing for a change of use without
having to apply for full planning approval. Last year, nearly 8,000
homes were delivered this way. Without comparable intervention
in Ireland, we expect a growing number of outdated offices to
become stranded assets, representing a remarkably inefficient use
of centrally located land. Reviewing taxation and regulations to be
more flexible would unlock housing supply and limit the amount of
vacant space visible across Ireland’s main cities.

Source: CSO, DHLGH
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Response to S28 guidelines to become clearer

Figure 2: Units delivered per 1,000 persons At least 24 out of 31 local authorities have undertaken a
) . Chief Executive Report as part of the process to address
Dublin === Mid East Border South East i . . L . .
West = Midlands Mid West South West the Section 28 Ministerial Guidelines, designed to increase

zoned residential land. To date, only Mayo County Council
has adopted a Variation in explicit response. There are
9 also a handful of local authorities which appear to have
taken very little action, despite the Guidelines urging
them to move “as quickly as possible” on the issue. The
7 rest are caught somewhere in between calls for sites and
holding public consultations on Proposed Variations (see
page 7). The result is that the actual quantum of zoned
land by each local authority remains unclear, and this
looks likely to persist throughout the first half of the year.
4 There are two consequences of this; the first is that some
level of activity is being stifled by this lack of certainty,

3
while the second is that some development land deals are
2 being struck on a “subject to zoning” basis. This creates
- a risk that those deals will fall through if the subject site
1 . . . .
is not subsequently zoned residential. With a current
0 shortage of available land, the outlook for 2026 may be
o % 8 ‘5’ ”5’ g g % % Q S g 5 N g more muted if local authorities do not make immediate -
N & & & R 8 8 Q &« 8 L. \% ) )
and meaningful - updates to their development plans.
Source: CSO, Savills Research

More permissions needed to continue momentum

Housing delivery increased by 20% to 36,300 units last year, Figure 3: Housing supply indicators, 12-month rolling
marking the highest level of output since 2008. This uplift
was aided by a surge in commencements from mid-2024, Planning Permissions Commencements

as developers accelerated activity ahead of the expiry of Completions

development levy waivers. As planning permissions are valid 70,000
for five years, there was sufficient latent capacity within the
system to facilitate this pull-forward in housing starts. 60,000
However, following the expiry of the levy incentive,
forward indicators have moderated. New planning 50,000
permissions were less than completions last year, while
Savills data also indicated a reduction in sites traded with
full planning approval in place. It is possible that activity was
tempered by the revision to apartment design standards
introduced last year, with some developers opting to 30,000
await clarity on the final framework before progressing

40,000

Units

applications. As the updated standards bed down, this may 20,000
support a renewed flow of planning activity this year.

With the Government targeting 300,000 new homes by
end-2030, continued momentum will require a stable flow of
new permissions. Not all permissions ultimately translate into

10,000

delivery due to funding constraints, viability challenges and
timing slippage. As such, maintaining a sufficient buffer of
approvals is essential to provide resilience within the system
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and to support continued growth in annual housing output. Source: CSO, DHLGH
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Figure 4: Development land turnover
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Figure 5: Market share by sector
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Source: Savills Research

Market activity
Limited zoned land supply is restricting transactions.

Development land deals totalled €589m in 2025 across 83 transactions,
resulting in an average deal size of €7m. While the number of transactions
fell by just 1% compared with 2024, total value declined by 21%. Although
this performance appears weak relative to previous years, the headline figure
masks an important dynamic: there has been a decline in the number of deals
completing with planning approval in place. As planning permission typically
commands a premium, this shift in deal composition helps explain why
aggregate value fell despite transaction volumes remaining broadly stable.

At the same time, strong economic and population growth continues to
underpin labour market conditions, with housing demand therefore remaining
robust relative to supply. In this context, underlying market fundamentals
remain supportive. Transaction volumes consequently have scope to recover as
greater clarity emerges and as additional zoned land — which is antecedent to
planning approval flow — becomes available to the market.

ANALYSIS

Residential deals accounted for all of the top five deals in 2025, as well as 69%
of transactions overall. The biggest deal of the year was the Land Development
Agency’s (LDA) purchase of a residential site at Baldoyle, Dublin 13, from
Richmond Homes, which sold with existing planning permission for over 1,900
homes. The second biggest transaction was the €34 million sale of residential
lands in Kiltiernan, Dublin 18, to Evara with the potential for 350 homes. Notable
also was Dairygold’s sale of 8.4 acres at its former Cork Milk Producers (CMP)
site on the Kinsale Road, Co Cork, to Cairn Homes for almost €26 million. With
planning approval for 606 housing units, the approved housing body, Respond,
is lined up to take on the social and cost rental homes once they complete.

The biggest land deal recorded in the industrial sector was Lot 1 of the Dublin
Central Logistics Park at Balseskin in Finglas, which was bought by the Central
Bank of Ireland. Elsewhere, there was just one office-related land deal during
the year; the €10 million sale of 33-41 Lower Mount Street, Dublin 2. Other
notable deals include the €15 million sale of 75 acres at Maynooth West, Co
Kildare, which took place in Q3 and transacted without planning permission.
The other commercial segment accounted for a further 11% of transactions.

Table 2: Top five transactions, 2025

Quarter Property Planning Permission Sector Size (Acre) Buyer Price Price per acre
Q1 Project Shoreline, Baldoyle, Dublin 13 Yes Residential P&C LDA pP&C P&C
Q4 Lands at Kiltiernan, Dublin 18 No Residential 21.0 Evara €34.0m €1.6m
Q4 Lands at Maynooth, Co. Kildare No Residential P&C pP&C pP&C P&C
Q3 Former CMP Site, Kinsale Road, Co. Cork Yes Residential 8.4 CairnHomes €25.6m €3.0m
Q4 Lands at Fassaroe, Bray, Co. Wicklow No Residential 161.0 P&C £€25.0m €0.2m

Source: Savills Research
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Figure 6: Market share by deal size
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TRANSACTIONAL ACTIVITY

When looking at lot size, the highest number of transactions occurred in the
€1-5 million range at 41. However, this was somewhat below the long-term
trend in the number of deals at this price point, putting total sales values

in this range 27% below the five-year average. The €5-10 million range had
the second-highest number of deals at 16, which was consistent with past
trends, while the €10-20 million range was the third largest at 13 deals.
Taken together, these three size categories accounted for 84% of total deals.
Notably, there were seven deals in the €20-50 million category, although
these were skewed towards the lower end of the range. There were no deals
above €50 million, which was the first year in our series without a single
transaction of this size. This partly reflects the dominance of residential sales
last year, with deals above €50 million having a broader sectoral mix than
those below this level. Transactional activity increased towards the end of
2025; Q4 accounted for 34% of deals, compared with the second highest
share of 25% in Q1.

MARKET SHARE BY LOCATION

Dublin accounted for 56% of transaction values, which was below the five-
year average of 70%. This marked slowdown likely reflects the shortage

of land available for transaction, as well as the fact that the €500,000

ceiling for Help-to-Buy (HTB) - which can support the viability of residential
schemes - has been almost exhausted in the Dublin market. Further evidence
for this is the finding that the Greater Dublin Area counties of Kildare, Louth,
Meath and Wicklow accounted for 32% of the market share, which was above
the five-year figure of 18%, suggesting that HTB-applicable schemes may be
moving deeper into the commuter counties. Activity was also notable in Cork,
where 8% of volumes transacted, exceeding the five-year average of 7%.

TRANSACTIONS BY SITE SIZE

Typically, around 70% of deals are below 10 acres, however, this share
dropped to 60% in 2025. This reflects the fact that although the headline
number of 83 annual deals was in line with the previous year, there was a 16%
decrease in the number of deals below 10 acres. That meant there was an
increase in the larger sized categories, as shown in Figure 9 below, albeit the
total number of sites trading in these categories is much lower. Additionally,
the share of deals greater than 50 acres was 11%, which was above the five-
year average of 9%.

Figure 8: Share of deals by size of site, acres
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Source: Savills Research
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Figure 9: Inflation
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Figure 10: Construction Wages

Earnings

€55,000

€53,000

€51,000

€49,000

€47,000

€45,000

€43,000

€41,000
2022 2023

Growth (RHS)

14%

12%

10%

8%

6%

4%

2%

0%

-2%

-4%
2024 2025
Source: CSO

Figure 11: Prime net initial yields
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Macro view: Lower vield outlook
to support land deals

Land transactions have been partly stifled by slow
pricing adjustments.

A lot has changed in the macroeconomic backdrop underpinning market
conditions for development land deals in recent years. Looking back to the
start of 2022, pandemic-related supply chain issues and labour shortages
ignited record levels of price growth. Materials cost inflation peaked at
19% that year, while construction wage inflation hit a high of 10%. More
generally, consumer price inflation surged to 9%, all while the European
Central Bank’s deposit rate was in negative territory at -0.50%; a position
almost unimaginable today.

Fast-forward four years and materials cost inflation has slowed to 1%,
while the ECB rate has seesawed from a high of 4.00% to 2.00% currently.
Construction wage growth, at 2%, is now lagging general inflation of
3%. All of these factors should coalesce to make development the most
attractive it has been since the pandemic, and yet we recorded our second
slowest year in 2025 since the beginning of our series in 2017. While this
slowdown is linked to the limited amount of land available to trade, it is
also reflective of slow pricing adjustments. The net initial yields across the
main commercial property sectors remain elevated compared with 2022.

In the prime segment of the market, the average yield is almost 120
basis points (bps) higher than it was at the start of 2022, while the average
secondary yield is 130bps higher. The differential in the private-rented
sector (PRS) is stark, with the prime and secondary yields being 115bps
and 150bps higher, respectively, than in 2022. This has had a marked
impact on the PRS market; since movements in the NIY and price are
inverse, the increased yields have led to reduced prices, constraining
transactional activity as developers exit positions have been weakened and
residential construction has become less viable overall.

THE TRUMP EFFECT

At the start of 2025, expectations were for improved macroeconomic
conditions, especially lower interest rates, which would support pricing
and yield compression. Yet positive sentiment was quickly stifled by
newly elected US President Donald Trump’s decision to erect global trade
barriers, destabilising decades of trade certainty. As tariffs are typically
inflationary, it was understood that this would cause a resurgence in
inflation and, consequently, higher interest rates. However, two factors
limited this effect; firstly, producers largely absorbed the extra costs,
shielding consumers from the worst impacts and, secondly, the effective
tariffs ended up being smaller than initially proposed as US trade partners
negotiated more favourable rates, albeit Trump’s response to the 2026
Supreme Court ruling could upend this.

There is little doubt that transactional activity in the Irish commercial
property market was curtailed by this uncertainty. A year on, however,
and the term TACO has been coined in reference to Trump’s tendency to
climb down from his biggest threats. Essentially, the US administration’s
unpredictability has become more tolerable. As such, the ECB’s interest
rates are expected to remain unchanged throughout the year, meaning
markets are better positioned to transact. Taken alongside the Irish
Government’s private rental market reforms, this should facilitate the
pricing adjustments required to shore up development viability and to
support land deal activity.
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Policy Outlook: Local authorities progressing plans for

more zoned land

A number of authorities have yet to make any meaningful progress towards the S28

guidelines.

Section 28 Ministerial Guidelines, issued under the Planning
and Development Act 2000 (as amended), have replaced
the Housing Supply Target Methodology for Development
Planning published in December 2020. Providing updated
housing growth requirements to planning authorities, the
idea is to facilitate the revision and update of local authority
development plans, in line with the National Planning
Framework - First Revision. The guidelines set out the
housing demand scenario for each local authority out to
2040, incorporating the updated ESRI’s population and
housing demand estimates.

In addition, the guidelines take account of existing
unmet demand, which is aimed to be addressed by 2034.
One notable feature of the guidelines was the additional
provision of up to 50% over and above the housing growth
requirement for each local authority, which was up from
25% previously. The idea is to support choice in the location
of development sites, recognising that large swathes of
zoned land are often not activated over the lifetime of a
development plan. Planning authorities were tasked with
preparing a Settlement Capacity Audit as part of their
reviews or variation processes for their development plans,
which would differentiate between zoned land that is
serviced or has the potential to be serviced. Once their plans
were reviewed, a Chief Executive Report would be prepared,
setting out the development capacity of existing zoned
lands and making proposals on any additional measures
required to meet the S28 guidelines.

One snag is that no hard deadline has been set for local

authorities to meet the guidelines, although the Minister
has written to councils insisting that they act with more
urgency. In the meantime, developers are facing uncertainty
over the extent of land potentially zoned and suitable
for residential development. Elsewhere, the Office of the
Planning Regulator (OPR) is undertaking a plan evaluation
process, setting out which stage of the development plan
review process each local authority is at, and making
recommendations to their proposals where relevant.
Observing a lag between some of the OPR’s review updates
and the actual stage that a planning authority was at, Savills
reached out to the country’s local authorities to gain a
clearer indication of the progress made by each authority.
Alongside the OPR’s work, Savills found that 24 out of 31
local authorities have completed a Chief Executive Report.
Nine of these authorities are working on proposed variations,
while a further eight have recently closed, or a are due to
close, the public consultation on their variations. South Dublin
County Council recently issued a book of maps outlining
the sites that it intends to re-zone as part of its proposed
variation, serving as a useful guide for developers. Elsewhere,
Kerry County Council has adopted variations, although these
were not in explicit response to S28, while Waterford City
and County Council’s variation contained limited changes to
zoned land. As such, only Mayo County Council has made a
meaningful variation in response to S28. One council appears
not to have taken any action yet and did not respond to
our request for information. Meanwhile, Longford said its
development plan is considered to be already in line with S28.

Table 3: Status of Local Authority progress towards S28 guidelines

Status

B No Progress

Pre Variation Consultation

Under Consultation or Closed

Variations Adopted

*[ atest at time of publication, Longford omitted from map.

Source: Savills Research, OPR
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