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SHARP FALL IN DEVELOPMENT  
LAND SALES
€106 million worth of development  
land transacted in H1 2023, down from 
€256 million in H1 2022. 

There were no large-sized transactions 
(>€50.0m and €20.0m-€50.0m) completed 
in H1 2023, with this category accounting 
for 51% of spend in H1 2022. Mid-sized 
(€10.0m-€20.0m and €5.0m-€10.0m) and 
small-sized transactions (€1.0m-€5.0m 
and <€1.0m) comprised 62% and 38% of 
spend respectively in H1 2023, up from 
26% and 23% in H1 2022. The average 
deal size in H1 2023 was €3.5 million, a 
significant decrease compared to €6.7 
million in H1 2022.

Acquisitions have become increasingly 
difficult due to the rise in build costs 
and interest rates during the past year 
which have impacted the viability of 
many projects. Acquisitions have also 
been impacted by delays in the planning 
approval process and the increased 
incidence of judicial reviews which have 
made it more challenging to achieve 
planning permission and attract funding. 

As a result, shovel-ready sites are 
particularly sought-after. Sites with 
planning permission accounted for 67% 
of spend in H1 2023, up from 55% in H1 
2022. However, such sites are scarce and 
are currently commanding premiums in 
the order of 20%.

Despite the current challenges 
in the market, the fundamentals 
underpinning residential development 
remain favourable. Demand, which 
is benefiting from strong economic 
and population growth, continues to 
outpace supply. 
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“ Acquisitions have also been 
impacted by the ongoing 
uncertainty in the planning 
system, which is now a major 
concern for developers.”



The largest transaction of H1 
2023 consisted of the Comer Group’s 
acquisition of the Rockbrook site in 
Sandyford, Dublin 18 from IRES REIT 
for €17.0 million. This site, which has 
planning for 428 units, neighbours 
the Sentinel Building which the 
Comer Group also own and which has 
planning for a further 102 units. Aside 
from this transaction, in general, we 
have seen developers pivot away from 
sites that support the construction of 

large build-to-rent projects towards sites 
that are capable of delivering build-to-
sell schemes or where the exit is secured 
by social and affordable housing. Other 
residential development transactions 
of note included Bridgewater Home’s 
acquisition of a site at Ardarostig in 
Bishopstown, Cork from Ardstone for 
€10.4 million which has planning for 
276 units. Elsewhere, Wexford County 
Council bought lands at Ballynagee, 
Wexford for €7.5 million which are 
capable of delivering approximately 
500 social and affordable homes.

The fundamentals underpinning 
industrial and city centre office 
development also remain favourable. 
Both sectors are witnessing strong 
demand, the former being driven  
by ecommerce growth while the latter is 

benefiting from efforts by businesses to 
transition towards ESG accredited stock 
in order to meet their environment and 
sustainability targets. 

Supply of such space is limited 
however, with rental levels remaining 
elevated in both cases. There is a dearth 
of these sites on the market currently 
which has resulted in the commercial 
sector’s share of spend falling from 34% 
in H1 2022 to 18% in H1 2023. 

The largest commercial transaction 
of H1 2023 was the sale of the 
Castletown lands in Celbridge, Co. 
Kildare to Killross Properties and 
Springwood Developments for €5.0 
million. Significant zoning potential 
exists on a portion of the site which 
is located strategically near Intel’s 
Collinstown Campus, the Kildare 
Innovation Campus and the M4 
motorway. A historic planning 
permission had been granted on a 
portion of the site for a large-scale 
business park. 

ACTIVITY TO REMAIN SUBDUED IN H2
While there are signs that build costs 
are stabilising, they are doing so at an 
elevated level. The funding landscape 
will also remain challenging.

While An Bord Pleanala now 
has a full complement of board 
members and is trying to increase 
its staff headcount, it will be some 
time before it can work through the 
backlog of cases. Additionally, the new 
Planning and Development Bill has 
been delayed which will also prolong 
the uncertainties around wait times. 
Taken together, dealmaking is likely to 
remain sluggish in H2 2023.

“ Residential sites comprised 
74% of spend in H1 2023, up 
from 55% during H1 2022.”

“ While we may see some 
sites come to the market 
from landowners not willing 
or able to pay the RZLT, 
in general, we expect the 
shortage of shovel-ready 
sites to continue into H2 
2023, exacerbated by land 
zoning decisions by county 
councils, ongoing issues 
with connecting sites to 
infrastructure and planning 
delays. Premiums will 
continue to be paid for these 
sites into 2024.”

Source: Knight Frank Research

Site Acres Price Activity Type Buyer

Rockbrook, Sandyford, Dublin 18 5.0 €17,000,000 Residential The Comer Group

Ardarostig, Bishopstown, Cork 22.0 €10,400,000 Residential Bridgewater Homes

Ballynagee, Wexford 54.0 €7,500,000 Residential Wexford County Council

North King Street, Dublin 7 0.8 €7,350,000 Mixed-Use Private

Old Bray Road, Cabinteely, Dublin 18 3.2 €6,100,000 Residential Private

Top 5 development land deals, H1 2023

H2 2023 will be a crucial phase in 
the implementation of the residential 
zoned land tax (RZLT) with the final 
maps to be published in December. An 
Bord Pleanala is currently working its 
way through a large number of appeals 
against local authority decisions to 
include lands within the scope of the 
RZLT. According to the latest data, 
among the 67 cases already settled, 
An Bord Pleanala has confirmed the 
local authority determination in 52 

Value of development land sales 
by activity type - H1 2022

Value of development land sales 
by activity type - H1 2023

Source: Knight Frank Research Source: Knight Frank Research

Residential 55%

Commercial 34%

Mixed-Use 9%

Other 2%

Residential 74%

Commercial 18%

Mixed-Use 7%

Other 1%

2.
Some land may come to the market 
from those unable/unwilling to pay the 
residential zoned land tax. However, 
land with planning permission will 
remain scare and will continue to 
command a premium into 2024. 

3.
The revised Land Value Sharing 
Bill will add to the cost of 
construction and may further stall 
acquisitions and commencement 
activity until the market can digest 
how it is going to work in practice. 

1.
Development land sales will continue 
to be curtailed for the rest of 2023, 
as debt market challenges and a 
continued elevation in construction 
costs are compounded by planning 
delays and uncertainty in relation to 
government policy decisions.

Outlook
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cases. The remaining 542 cases must be 
decided by the 1st of September.

The revised Land Value Sharing Bill, 
which remains in draft form, will also 
concern developers. According to the 
revised scheme, the 30% charge on the 
difference between the existing use 
value and the market value of sites that 
have been zoned for housing will apply 

to both existing and newly zoned land. 
This will represent a significant cost  
for developers in addition to VAT, 
stamp duty, development levies, 
connection fees and Part V obligations, 
and we may see a pause on new 
acquisitions and commencements 
until the market can digest how the Bill 
will work in practise.
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OCCUPIER MARKET

Another healthy quarter of activity
60,254 sq m of logistics and industrial 
space transacted in Q2. While this was 
behind the 85,376 sq m that was recorded in 
Q1, the H1 total of 145,630 sq m is 6% ahead 
of the same period last year. 

26 deals transacted in Q2. Just one deal 
completed in the 10,001+ sq m category, 
accounting for 17% of take-up. The majority 
of activity in Q2 occurred within the 5,001-
10,000 sq m category where four deals 
signed, comprising 48% of take-up. In 
terms of the other categories, there were 
two deals between 2,501-5,000 sq m and 19 
deals under 2,500 sq m with these brackets 
accounting for 10% and 25% of take-up 
respectively. The average deal size in Q2 
was 2,317 sq m. 

Wholesale & Distribution and 3PL 
sectors particularly active
Notable deals included the letting 
of 9,005 sq m to the Rexel Group 
(distributors of electrical products) at 
Unit G, Mountpark. This is the final 
building at the Dublin 22 development 
which means that the 124,450 sq m 
campus is now fully let. In addition, 
Uppercross Enterprises (distributors 
of plumbing and heating products) let 
8,385 sq m at the former Cuisine De 
France Building in Dublin 24. Both 
deals occurred in the South-West which 
accounted for 64% of take-up in Q2.

3PLs were also active. Having let 
19,138 sq m at the Quantum Distribution 
Park last year, DHL continued 
its expansion in North Dublin by 

sub-letting 6,073 sq m at Unit 5, Dublin 
Airport Logistics Park, Co. Dublin from 
Holland & Barrett. Elsewhere, DFDS let 
5,593 sq m at Unit D, Greenogue Logistics 
Park, Co. Dublin.  

The largest deal of Q2 occurred in the 
manufacturing sector and consisted of 
the pre-let of Unit P2, Horizon Logistics 
Park, Co. Dublin – a 10,510 sq m design 
and build warehouse – by WestRock 
(Packaging products). 

The WestRock deal brought the  
North-West’s share of take-up to 33% in 

Take-up by location, Q2 2023

South-West 64%

North-West 33%

North-East 2%

South-East 1%

Source: Knight Frank Research
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Ranking Property District Size (Sq m) Tenant Type
1  Unit P2, Horizon Logistics Park, Co. Dublin North-West  10,510 WestRock Letting

2 Unit G, Mountpark Baldonnell, Dublin 22 South-West  9,005 Rexel Group Letting

3 Former Cuisine De France Building, Dublin 24 South-West  8,385 Uppercross Enterprises Letting

4 Unit 5, Dublin Airport Logistics Park, Co. Dublin North-West  6,073 DHL Letting

5 Block D, Greenogue Logistics Park, Co. Dublin South-West  5,593 DFDS Letting

Top 5 take-up deals, Q2 2023

Source: Knight Frank Research
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Definitions and data

HNWI – High-net-worth individual – someone with a  
net worth of US$1 million or more, including their  
primary residence.
 
UHNWI – Ultra-high-net-worth individual – someone  
with a net worth of US$30 million or more, including their  
primary residence.

PRIME PROPERTY – The most desirable and most 
expensive property in a given location, generally defined as 
the top 5% of each market by value. Prime markets often 
have a significant international bias in terms of buyer profile.

 THE PIRI 100 – Now in its 16th year, the Knight Frank Prime 
International Residential Index tracks movements in luxury 
prices across the world’s top residential markets. The index, 
compiled using data from our research teams around the 
world, covers major financial centres, gateway cities and 
second-home hotspots – both coastal and rural – as well  
as leading luxury ski resorts.

THE KNIGHT FRANK WEALTH SIZING MODEL – The model, 
created by our data engineering team, measures the size 
of HNWI, UHNWI and billionaire cohorts in more than 200 
countries and territories. In addition, we model the number  
of HNWIs and UHNWIs at city level for 100 global cities.

 
KNIGHT FRANK HNW PULSE SURVEY – New for 2023 
is our HNW Pulse Survey. This encapsulates the view of 
500 HNWIs across 10 countries and territories including 
Australia, Chinese mainland, France, Hong Kong SAR, Italy, 
Singapore, Spain, Switzerland, the UK and US. Conducted 
in January 2023.

THE ATTITUDES SURVEY – The 2023 instalment is based 
on responses provided during November 2022 by more 
than 500 private bankers, wealth advisors, intermediaries 
and family offices who between them manage over 
US$2.5 trillion of wealth for UHNWI clients. Special thanks 
to ANZ Bank Australia, Bank of Singapore, Citi, Citibank, 
Commonwealth Bank, Dry Associates, Genghis Capital 
Ltd, Harvest Financial, HSBC Bank, ICEA LION, Ifigest, JB 
Were, Key Capital, Komerční banka, MA Financial Group, 
Macquarie Bank, NAB, NCBA Group, Rothschild, Santander 
Bank, Stanbic Bank Kenya, Standard Chartered Bank 
Singapore, UBS, United Overseas Bank (Malaysia) Bhd, 
Walsh Bay Partners and Westpac for their participation.

How we chose our cover

Working alongside our creative 
agency, Wink, we started with a 
question: what is wealth?  
In the past, the answer might have 
focused on equities, property, 
gold, bonds and digital assets. 
Increasingly, though, we are coming 
to think of wealth in terms of the 
natural world – forests, oceans and 
climate. This year's cover visualises 
many of these concepts in a digital 
way, showing a matrix of the diverse 
range of materials that represent 
wealth today.

Attitudes  
Survey

HNW Pulse  
Survey
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Established in 1956, Otto 
Immobilien is an owner-managed, 
independent real estate agency 
in the heart of Vienna. Their 
service has grown over six decades 
to provide all major services 
around the property industry, 
including the sale, rental and 
valuation of residential homes 
and apartments, offices and 
commercial real estate as well as 
property management.
Otto employs approximately 90 
professionals with a variety of 

industry backgrounds who are 
the pillars of the company with 
their passion and expertise. Their 
experts have strong Viennese 
roots and are familiar with the 
Viennese real estate market and 
all the current conditions and 
together with their International 
partner Knight Frank will give you 
access to real estate all over the 
world. 

Find more information on  
www.otto.at
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