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Foreword

2021 was yet again hampered by COVID-19 
and lockdowns. Ireland was the only 
European Country to lock down the 
construction industry last year and it did 
not fully re-open until the 4th of May.

By this time Europe was experiencing 
shortages in key materials such as steel 
and timber due to reduced staff numbers 
and factory closures. Restarting for 
some was reasonably straight forward, 
but heavy industry can take months to 
get back to full production. Stocks have 
therefore been severely depleted or 
exhausted. Where materials need to be 
imported, the implementation of new 
rules and procedures following Brexit 
means that trades are less certain about 
delivery times. Bulk deliveries controlled 
by a single organisation are slower, but 
more predictable. Smaller deliveries that 
are amalgamated into combined loads 
for shipping purposes rely on compliant 
paperwork from all the suppliers on the 
combined load to ensure that there are 
no unpredicted delays. These shortages 
and delays of key materials have resulted 
in large cost increases for the industry. 
The lockdowns and cost increases 
have resulted in Ireland’s housing stock 
availability being at its lowest point in 
recent history.

Welcome to the Deloitte 2022 annual review of the residential and 
commercial markets in the Republic of Ireland. We will review the planning 
and development statistics from the last 12 months and share our 
expectations for the coming year. 

In addition to the planning statistics and 
outlook we will provide expert opinions 
from the wider Deloitte team in relation 
to matters that will affect the Real Estate 
industry such as;

 Planning Reform: We look at what 
the Government is doing to reform the 
planning system along with outlining 
changes between the Strategic 
Housing Development and Large Scale 
Residential Development.

 Infrastructure Trends: We look at 
some key trends that will shape the 
future of our cities.

 Sustainability Trends: COP26 and 
the Government's Climate Action 
Plan has brought sustainability to the 
forefront of the Real Estate market. 
In this section, we will look at ESG, 
Embodied Carbon, Implementing 
Green Criteria in Procurement and 
Construction Workforce Upskilling.

 The Funding Landscape: With a 
growing population, under supply of 
housing, investors chasing yields and 
a low interest rate environment the 
current macro-economic conditions 
provide for a favourable capital 
raising environment within the Irish 
Real Estate sector. Despite this 

favourable backdrop, the Real Estate 
funding market has felt the effects 
of COVID-19, however this impact 
has been varied across particular 
asset classes. We look at the funding 
appetite for Residential, Industrial and 
Logistics, Commercial, Hospitality & 
Retail.

 Tax amendments: The tax landscape 
is changing and we review the 
new Residential Zoned Land Tax, 
the Interest Limitation Rule and 
Corporation Tax changes for Non-
Resident Landlords.

 Commercial Real Estate: A Global 
View: The Deloitte Center for Financial 
Services conducted a global survey 
among 400 senior commercial 
real estate executives in finance, 
operations, talent, and technology. 
Survey respondents were asked to 
share their opinions on how their 
organisations have adapted to the 
varied impacts of the pandemic 
on their workforce, operations, 
technology, and culture. We also asked 
about their investment priorities 
and anticipated structural changes 
in the year ahead, as they pivot from 
recovery to future success.
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The Crane Survey Event – Do we Count 
Cranes?
Sadly not, the Deloitte Crane Survey 
originated in the UK 26 years ago and 
has grown to be a respected and trusted 
brand over that time. We use the Crane as 
a metaphor as it is a clear symbol on the 
skyline that activity is happening beneath, 
and therefore counting cranes is a logical 
concept for investigating construction 
activity. Over the 26 years however, 
technology and databases have been 
crucial to providing our clients with best-
in-class advice, so our practice of merely 
counting cranes has ceased and we have 
expanded our capabilities.

Our research is based on data taken from a 
variety of sources and we then check every 
statistic to ensure we deliver robust and 
reliable data and insights.
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Residential Market 2021 Key Stats

Albeit a year hampered by COVID – 19 
restrictions and supply issues, 2021
showed signs of positivity and recovery. 
Our data shows that nationally we had 
24,304 commencements on schemes 
that had 20 or more units. Historically 
there are approximately 5,000-6,000 
units commenced under this threshold 
which includes once-off house builds. 
Our adjusted figure to account for all 
developments equates to 30,304 units, 
which stacks up very well in comparison 
with previous years. 
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Total commencements of 
30,304 units represents a 
40% increase on 2020 levels 
(which is not surprising given 
the impact of COVID-19 
on 2020 levels). This also 
represents an increase 
of 16% on pre-pandemic 
levels of 2019 which in turn 
was the highest of the five 
previous years.
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Q1 
2021

Q2 
2021

Q3 
2021

Q4 
2021

Total 
2021

Applications 
Submitted  
(Schemes  
+20 units)

77 160 130 160 527

Applications 
Submitted  
(Units)

9,612 14,032 16,222 19,969 59,835

Granted Planning 
(Schemes  
+20 units)

70 102 89 109 370

Granted  
Planning (Units)

8,078 11,438 9,993 12,944 42,453

Commencement 
Notices Lodged 
(Schemes  
+20 units)

32 108 67 63 270

Commencement 
Notices Lodged  
(Units)

1,764 9,965 6,883 5,692 24,304

As to be expected, the Q1 statistics for 
2021 were curtailed by the COVID–19 
restrictions with only 32 schemes 
commencing on site. Q2 reflected the 
release of shovel-ready schemes with Q3 
showing a steadier number of units and 
Q4 slightly below which is typical given the 
time of year.
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Of the 59,835 units 
for which planning 
applications were 
submitted in 2021, 54% 
were in Dublin, 10% in Cork, 
with the remaining 36% in 
the rest of Ireland.

Of the 42,453 units 
for which planning 
applications were granted 
in 2021, 57% were in 
Dublin, 6% in Cork, with the 
remaining 37% in the rest 
of Ireland.

Of the 24,304 units for 
which commenced in 
2021, 41% were in Dublin, 
11% in Cork, with the 
remaining 48% in the rest 
of Ireland.

2021 Applications Lodged (Units):

36%

10%
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Dublin Cork Rest of Ireland 

2021 Planning Granted (Units): 

37%
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Dublin Cork Rest of Ireland

2021 Commencements (Units):

48%

11%

41%

Dublin Cork Rest of Ireland
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The average time taken for residential 
schemes to secure planning permission 
across Ireland in 2021 was 187.5 days. 
Although the time taken for grants of 
planning has been an issue for developers 
since the beginning of the COVID-19 
pandemic, Q3 and Q4 2021 represent 
an improvement on the average of 
208 days and 190 days taken to grant 
planning permissions in Q1 and Q2 of 
2021 respectively. Unfortunately, for many 
Strategic Housing Developments (SHD) 
this timeframe has been a minimum as 
there was a seven-fold increases in Judicial 
Reviews nationwide. 

The mix of unit types subject to 
commencement in 2021 indicates that, 
despite higher density on schemes 
being required and notwithstanding the 
promotion of apartment buildings in 
urban areas with the amendment to the 
apartment design standards in 2018, the 
number of housing schemes outweigh 
apartments in a 30/70 split. A further 
1,898 units are unclassified in the planning 
documents, but the majority are assumed 
as apartments within mixed-use schemes 
which would reduce the difference.

In 2020 there was 26,224 apartment 
units granted planning. Majority of 
these units should have flowed into the 
commencement notices in 2021 but our 
data shows that only 6,691 apartment 
units commenced. In comparison, 18,314 
housing units were granted planning in 
2020 but a much higher figure of 15,715 
units commenced in 2021.

Average Time to Secure Planning 
(Days)

Q1 Q2 Q3 Q4

208 190 172 180

It has been reported by 
Mitchell McDermott that a 
total of 6,969 units were 
subject to Judicial Reviews 
in 2020.

This large split is likely 
due to the number of 
apartment schemes 
being held up by Judicial 
Reviews, but also reflects 
viability issues outside of 
cities and brown field sites 
in urban areas which are 
costlier to build on.

Mix of Unit Types

Q1 Q2 Q3 Q4

Apt Hse Apt Hse Apt Hse Apt Hse

206 1492 2532 6795 2427 4104 1526 3324

Apt - Apartments Hse - Housing
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• The number of planning applications 
lodged in Dublin has remained steady 
throughout the year. 

• The number of schemes with planning 
permissions granted in Dublin 
substantially reduced over the year, with 
a noticeable decrease in Q3 and again in 
Q4. This may be due to the comparatively 
higher volumes of planning applications 
across the end of 2020.

• The rest of Ireland experienced a strong 
uptick in applications in Q2 2021, which 
tapered off throughout the rest of the 
year. 

• It is clear that Dublin remains the location 
of choice for office development with 22 
permissions granted, double the total of 
the rest of Ireland combined in 2021.

• Commencements were generally stable 
throughout the year, in both Dublin and 
the rest of Ireland, displaying a relatively 
solid demand for office development 
across the country. 
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However, we have seen 
a noticeable increase in 
schemes in the rest of 
Ireland. Interestingly, this 
was focused outside of 
the main cities. Of the 
25 applications lodged in 
2021; 11 were in Dublin,  
2 in Cork and the 
remaining 12 were 
outside these cities.  

Office Market 2021 Key Stats 
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The last year was a tale of two halves due 
to the COVID–19 restrictions. The full 
reopening of the construction industry on 
the 4th May 2021 released a lot of pent up, 
shovel-ready schemes which means the 
sector has bounced back relatively quickly; 
however, is still not at the same production 
levels as 2019. Recent CSO figures show 
that Ireland’s volume of production from 
Q3 2021 is still down 15.88% on the 
same period in 2019. That being said, the 
industry did receive a positive boost later 
in 2021 when the Government released its 
plans that will shape the sector and wider 
economy over the next decade. These 
included:
• National Development Plan, 2021–2030
• Climate Action Plan, 2021
• Housing for All - a New Housing Plan for 

Ireland

These plans, along with Budget 2022 
which contains funds for the highest ever 
investment in housing by the State, will 
need to navigate the pitfalls that have been 
widening over the last few years, most 
notably Construction Cost Inflation driven 
by material and labour shortages. Material 
cost increases have been common over 
the last few years but the European up and 
down lockdowns, the Suez Canal blockage 
and Britain formally leaving the EU in 
January 2021, have added to the price 
increases. CSO data shows that overall 
material inflation has increased in 2021.

These increases along with a shortage 
of skilled labour, are pushing up overall 
construction price inflation. The SCSI 
reported that up to June 2021 prices had 
risen 7%. This was a year-on-year increase 
of 8.6% and a total of 10% for 2021 is 
expected once the figures have been 
released. Many industry participants hope 
that the recent substantial increases will 
be temporary and somewhat tempered 
during 2022, as production and demand 
become more balanced. This would 
be good news, but inflation remains a 
problem for those trades working on fixed 
price contracts that may have been priced 
12 or 18 months ago, and it also creates a 
challenge for developers seeking to agree 
prices for new projects.

Rental Market
On the rental market, rents in the capital 
are starting to rise again due to the easing 
of restrictions. Latest quarterly data from 
daft.ie show that on average, rents are 
10.3% higher year-on-year. This is coupled 
with still very strong rental inflation in rural 
counties due to the pandemic with Leitrim, 
Cavan, Roscommon, Galway, Sligo and 
Mayo all in the 19%-25% increase bracket. 
These increases show the high demand 
for housing currently with daft.ie noting 
that as of the 1st of February, there were 
just 1,397 homes listed to rent nationwide; 
down 63% on the same date last year and 
the lowest figure in their series since 2006.

House price increases
House prices have also increased in 2021 
with a national change of 7.7% according 
to the daft.ie yearly report. Dublin City saw 
a 3.4% increase, Cork City a 5.5% increase, 
Waterford City a 7.5% increase, Limerick 
City a 5.3% increase and Galway City a 1.6% 
increase. All other counties had increases 
from 9.5% - 19.2% with the exception of 
Limerick county which had a 5.3% increase. 
Like the rental increase, the counties 
displaying the highest increases were in 
the West of Ireland with Leitrim and Mayo 
leading the charge with increases of 19.2% 
and 18.5% respectively.

Debt Financing 
The appetite to provide debt financing 
has remained strong in the residential 
sector. It has been one of the most resilient 
property sectors in terms of sales and 
rental occupancy.

• In recent years we have seen the 
emergence of a number of funding 
providers to supplement the domestic 
Pillar banks, these include.
- Irish based alternative lenders.
- Entrance of international capital from 

private equity funds and global banks; 
and

- A state entity, the HBFI. 

While the recent exit of Ulster Bank and 
KBC from the market will strengthen 
the position of the remaining banks, the 
combination of the new entrants over the 
last number of years has driven strong 
competition amongst lenders to grow 
their presence and market share in the 
residential sector. 

Private Rental Sector (PRS) and Social 
Housing have been very active asset 
classes over the past 24 months with many 
developers securing capital by removing 
the sales risk through forward-commits / 
forward-funds to Institutional Investors or 
Approved Housing Bodies (AHBs) and Local 
Authorities.

Forward funds
Whilst forward-funds have been prevalent 
in the commercial property market for 
some time, we are beginning to see more 
of these structures in the residential 
market, with one of the largest PRS 
transactions (c.€200m) in recent years 
being a forward-fund transaction. Under a 
forward-fund agreement, there is an ability 
for the purchaser to charge a coupon on 
the monies advanced to the developer 
during the construction process and also 
have more influence on the development 
process. Typically, forward-fund structures 
are only being offered to well capitalised 
developers who are highly reputable and 
have a well-established track record of 
developing high-quality product.

Material inflation for 2021 
was 8.6% but materials 
such as structural steel 
(44.7%) timber (43.1%), 
electrical fittings (14%) 
and plaster (13.9%) 
all seeing substantial 
increases.

Residential Market Overview
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We expect the residential sector to 
perform well over the next year assuming 
no further COVID-19 lockdowns.

These figures are encouraging for the
industry but as noted previously the level
of Judicial Reviews has increased. Therefore 
not all of the 42,453 units that have 
received a grant of planning will go to site. 
The delays are not just limited to getting to 
site but at completion stage where houses 
are not permitted to be occupied due to 
delays connecting to utilities and services.

The Housing for All Plan
has set a target of 24,600
new homes in 2022. 
Given the hampered level 
of completions at 
20,433 and 20,526 
across the two previous 
years, this is cause for 
optimism. The pipeline 
is also looking healthier 
with our data showing 
planning grants of 42,453 
units on schemes with 
more than 20 units over 
the last 12 months and 
24,304 commencements 
on schemes with more 
than 20 units in 2021
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Commercial Real Estate Market Overview

Office Sector 
The office sector had a very strong finish 
to 2021, with 40% of all office transactions 
taking place in Q4, partly due to sites being 
completed that had been delayed due to 
COVID-19 closures. The level of demand 
was very strong with a reported 300,000 
sq m of requirements in the last quarter of 
the year, and an overall vacancy rate of just 
8.5%. We expect this strong demand to 
continue into 2022. 
 
The strong take up of office space indicates 
that most employers still see offices as an 
essential part of a work experience and 
environment. 

Office configuration and Hybrid 
working
From discussions with our developer 
clients, it is interesting to observe that 
the overall office space that companies 
are seeking has remained reasonably 
comparable with pre COVID-19, with only 
some small decreases. What has changed 
is the office configuration, with much more 
of a trend towards open plan to include 
meeting and collaboration spaces. Hybrid 
working is definitely here to stay, but 
offices are still required, and are key to 
enabling firms to engage with colleagues 
and clients. 

Interestingly, there is a notable trend 
developing of high staff numbers attending 
the office on Tuesdays, Wednesdays 
and Thursdays. Offices will need to 
accommodate these peaks in demand for 
space, rather than just an average level of 
attendance.

Uncertainty about the implementation of 
hybrid working means flexibility becomes 
a higher priority for occupiers. Occupiers 
need the flexibility to up-scale or down-
scale their use of office space. Flexibility 
is generally achieved with shorter term 
office leases, and opting for space within a 
multi-let office often meets requirements 
more readily than taking a building on a 

sole occupier basis. However, there is a 
trade-off, as some benefits associated with 
conventional longer leases are not typically 
available with, flexible for example security 
of tenure, office branding and having one's 
own "front door"’. 

Shift in product offering 
Developers are responding with a wider 
choice of products tailored to meet the 
needs of different types of organisations. 
For example, Landsec in the UK offers 
three products with varying lease terms 
and services, which are designed to appeal 
to different segments of the occupier 
market. 

1. The longest lease is for a minimum of 
ten years on the ‘Blank Canvas’ product 
which also gives occupiers the benefit of 
a personalised workspace. This is suitable 
for occupiers looking for 100 or more 
desks. 

2. The second option is the ‘Customised’ 
product which is a managed service 
for 50 to 150 desk spaces. This gives 
occupiers a self-contained space with 
their own reception and branding on a 
minimum five-year lease. 

3. The third product is under a separate 
brand, ‘Myo’, which offers flexible 
workspaces and an onsite concierge 
team. This is targeted at occupiers 
requiring 10 to 100 desks and is offered 
on short-term leases ranging from one to 
three years.

Over the past 18 months the market 
supply had been dominated by increased 
amounts of "grey space" with many firms 
seeking to reduce their footprints and 
release floor space to the market through 
assignments and subleases. A significant 
proportion of this accommodation has 
now been reserved and there has been a 
noticeable reduction in this product being 
brought to market. 

Development Funding Landscape 
We continue to see capital providers 
targeting funding opportunities involving 
high-quality office developments in prime 
locations. While there was a delay in lease-
ups during the COVID-19 pandemic, it is 
still seen as an attractive sector to long 
term institutional investors as it has been 
the deepest and most liquid real estate 
asset class. 

Sustainability becoming a key 
influence
One of the key trends which has become 
dominant in the commercial office market 
sector is the growing demands for more 
sustainable buildings, as outlined in 
some detail in this report. Due to the 
requirement of government bodies and 
large multinational corporation occupiers 
for “best in class” sustainability and the 
most modern specification buildings, there 
will be increased demand for these spaces. 
With limited stock being delivered of this 
quality, there will naturally be a disconnect 
between the supply and demand

Outlook
Despite increases in the vacancy rate 
across 2021, it appears to have stabilised 
and is anticipated to decrease into 2022. 
However, given the number of completions 
of office schemes in recent years, due to 
delays and constraints on the delivery 
pipeline, this development cycle has 
tapered off in terms of supply coming on 
stream. Whilst it remains a tenants market 
in terms of lease incentives, it is anticipated 
that these Grade A (3rd / 4th Generation) 
buildings will continue to command a 
premium due to this continued limitation 
in terms of supply. Furthermore, the 
secondary office schemes (Grade B and 
C / 2nd Generation) will likely fall off in 

In terms of new 
development, we are still 
seeing limited appetite to 
fund new fully speculative 
office development, however 
we expect this to change 
in 2022 as vacancy rate 
continues to fall and the 
demand for new office 
increases. It is anticipated 
that rents and yields will 
therefore remain stable  
into 2022.
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demand and rental levels, creating a more 
substantial void between the top and 
bottom of the rental market. 

Retail
The greatest levels of stress in the real 
estate market are to be found in high 
street retail. By now, it is well understood 
that COVID-19 accelerated the existing 
trend towards online shopping, and the 
past few years have seen the demise of 
some high-profile names. Community 
shopping centres and retail parks have 
performed stronger than high street 
stores, we expect this to continue into 
2022. 

This sector is becoming increasingly more 
challenged as the successful performance 
of retail assets requires more pro-active 
asset management and strategic direction 
to attract and retain tenants. This has had 
a significant impact, reducing the value 
of bricks-and-mortar retail as an asset 
class, making it difficult to leverage and 
consequently unattractive from an equity 
returns perspective. While funding appetite 
for retail has been very limited, there 
are subsets of retail that have continued 
to perform well during lockdown, these 
include retail parks, neighbourhood 
centres and grocery outlets. 

Industrial and logistics 
The industrial and logistics sector is 
almost a counterbalance to the reduction 
in physical retail as it has moved online. 
Logistics has become a strong asset class 
with good levels of yield compression 
and substantial capital (reported to be 
in excess of €1 billion) looking to invest 
in these industrial and logistics assets in 
2021. There is an undersupply in the Irish 
market, so existing logistics developments 
are attracting strong valuations. There is 
strong demand and low vacancy levels for 
new buildings in or near large population 
areas such as Cork, Dublin, Limerick and 
Galway. By the end of Q3 2021, there was a 
20% reduction in available space. 

With such strong demand dynamics, we 
have seen an increase in appetite amongst 
equity, direct lenders and banks to deploy 
capital into the asset class. This is one 
the few sectors we are seeing appetite 
amongst lenders for fully speculative 
development. 

Data centres
The major data centre operators in Ireland, 
such as Microsoft, Google, and Meta 
(Facebook’s parent company) continued 
to expand and see Ireland as a significant 
player in the sector. Looking beyond this 
year, the previous rate of expansion is 
likely to be hindered by several restricting 
factors. Recent reports have laid the blame 
for increased pressure on the electricity 
grid at the door of data centres. 

The key challenge for the 
high street is that the 
strength of the covenants 
and lease terms have 
changed significantly. 
We have seen a change 
in the types of leases 
available in high street 
retail, with tenant-friendly 
terms such as short-term 
deals, increased rent-
free incentives and more 
regular break options.
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With the Irish 
Government’s plans for 
upgrading the power grid 
as part of the Planning 
and Development (Climate 
Emergency Measures) 
(Amendment) Bill 2021, 
there looks set to be 
some uncertainty on 
data centre development 
around the Dublin 
metropolitan area. This 
could deflate the market 
if data centre operators 
simply look to other 
markets for new projects 
rather than locating them 
in other parts of Ireland. 
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Hotel Market Overview
Performance Statistics
The Irish hospitality sector came full circle 
in 2021. The lockdowns of mid-winter and 
spring were followed by a renewed sense 
of optimism in summer and late autumn, 
only to be dampened by a new wave of 
uncertainty and restrictions bought upon 
by the Omicron variant. 

The impact of the above is demonstrated 
in performance statistics, in 2021 we 
continued to see the disparity between 
regional and Dublin hotels, with regional 
hotels occupancy at 52% and Dublin hotels 
at 38% for the year, but demand has been 
steadily climbing with occupancy up 7% for 
Dublin in 2021 versus 2020.

Rate has held up reasonably well across 
the country with 2021 average daily rate 
(ADR) outperforming 2019 and 2020 
levels in the Regions and Dublin achieving 
approx. 80% of 2019 ADR.
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On the supply side, Dublin 
bedroom numbers will 
grow as the pipeline of up 
to 4,000 hotel bedrooms 
reach completion in the 
medium term.

This may see tension between occupancy 
percentage and ADR, where new entrants 
will chase market share (occupancy %) at 
the expense of ADR, resulting in subdued 
RevPAR. 

There remains a level of uncertainty 
around 2022 performance, however, it is 
expected that domestic travel is likely to 
remain the key to recovery during early 
2022. 
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Across Europe we are seeing that when 
government supports come away, there 
have been business failures and stressed 
sales. There is also the challenge of wage 
inflation to secure labour and utility 
costs, these are likely to impact the level 
of profitability and repayment capacity 
of these assets. We have yet to see any 
significant deterioration of Irish hotel asset 
values.

While there is still limited 
appetite to advance 
new capital to the 
sector, we have seen a 
number of hotels trade 
in 2021 with an increased 
appetite to lend to the 
most experienced hotel 
operators with a portfolio 
of hotels. 
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Whether the proposed reforms of the 
judicial review provisions can maintain 
compliance with our EU law obligations 
on public participation under the Aarhus 
Convention remains to be seen.

The Office of the Attorney General has 
been tasked with leading a comprehensive 
review and consolidation of planning 
legislation which was a commitment 
made under Housing for All. Housing 
for All also included a policy objective 
requiring judicial review reform and the 
establishment of a new division of the 
High Court dealing with planning and 
environmental issues.

The aim of this review of planning 
legislation is to bring increased clarity 
and to streamline the Planning and 
Development Act, 2000, which was 
enacted over 20 years ago and has been 
amended multiple times since then. The 
Housing for All - Q4 2021 Progress Report 
refers to this review as a “fitness check and 
upgrade of relevant provisions of planning 
law to ensure that it is more accessible and 
streamlined from a legal perspective”.

It is intended that the consolidation of 
planning and environmental legislation 
will streamline the consenting process 
and speed up delivery of key projects. 
The review is planned to be finalised 
by September 2022 to allow updated 
legislation to be enacted by December 
2022. 

Planning Advisory Forum established 
In addition, a Planning Advisory Forum has 
been established to advise the Minister 
on the evolving policy and legal agenda 
relating to planning matters. The Forum is 
chaired by Minister of State for Planning 
and Local Government, Peter Burke, TD 
and includes representatives from public 
sector, business, planning, environmental 
and NGOs. The Forum will also input 
into the legislative review process being 
led by the Office of the Attorney General 
discussed above.

On judicial review reform, the Government 
is attempting to raise the bar in terms 
of access to justice for those opposing 
large scale housing developments 
and other critical infrastructure. The 
proposal is proving controversial among 
environmental groups and residents’ 
associations, with critics claiming its 
intention is to exclude people from seeking 
access to environmental justice, one of the 
three “pillars” of the Aarhus Convention.

The push for reform 
arises from the spike 
in judicial reviews of 
planning decisions in 
recent years and growing 
political fears that this is 
delaying the delivery of 
new housing and critical 
infrastructure and will 
continue to do so into 
the future. To emphasise 
the point, two High Court 
actions have recently 
been initiated challenging 
the planning permission 
granted for the proposed 
Galway City Ring Road.

Planning Reform
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From SHD to LRD (Large Scale 
Residential Development)

The delivery of planning permissions 
through the SHD process has been 
curtailed in recent times with an explosion 
in the number of approvals being quashed 
or stalled through Judicial Review. The only 
appeal mechanism to an SHD planning 
approval by An Bord Pleanála is by judicial 
review, as distinct from a planning decision 
made by a local authority which can be 
appealed to An Bord Pleanála.

The planning authority may only make one 
request for further information in relation 
to matters of technical or environmental 
detail that were unforeseen at the time of 
the LRD opinion and the time of lodging 
the LRD planning application, or where 
new matters were raised through the 
public participation process. The 2021 
Act provides for a transition period to 
allow those already engaged with the SHD 
process to complete that process. 

The Planning and 
Development 
(Amendment) (Large-scale 
Residential Development) 
Act 2021 became law on 
the 14th December 2021. 
The Act replaces Strategic 
Housing Developments 
(SHD) with a new planning 
process for Large Scale 
Residential Developments 
(LRDs) and restores 
planning decision-making 
to local authorities. 
The Act provides for 
mandatory timelines with 
the aim to streamline the 
overall decision-making 
process. 

The new LRD process 
includes a pre-application 
consultation process 
which is intended to 
minimise the need for 
further information 
requests at the 
subsequent planning 
application stage. 
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A Deloitte Global report (September 2021) 
on urban transformation identified 12 
trends cities need to act on as they seek 
sustainability, resilience, and prosperity 
in a post-COVID landscape. Urban Future 
with a Purpose: 12 trends shaping the 
future of cities by 2030 identifies how cities 
can use these trends as a guide to build 
back better by leveraging technology and 
innovation. 

The pandemic disrupted the very core of 
urban living: social distancing challenged 
the density in which our cities are built; 
lockdown policies reduced substantially 
the opportunities for human interactions 
that trigger innovation and creativity; the 
switch to online has destabilised local 
economies and commerce; and new 
patterns of working are shaping urban 
planning and design. On top of all of these 
changes, the pandemic has brought into 
focus the need for a sense of belonging 
and connection.

Drawing on insights from researchers, 
policy makers, and city leaders, the 12 
trends identified in the Deloitte Global 
report set the stage for what a resilient and 
sustainable urban future looks like. 

Green planning of public spaces: While traditionally 
characterised by high density of population and 
buildings, cities are now rethinking their structure and 
functions to achieve sustainable urban living.

1

15-minute city: Urban planners are aiming to design 
neighbourhoods so that amenities are within a 15-minute 
walk or bicycle ride, with a range of housing, more green 
spaces, and designated walking and bicycle routes.

2

Smart health communities: Cities are developing 
health care ecosystems that not only focus on diagnosing 
and treating sickness but also on supporting well-being 
through early intervention and prevention.

4

Mobility: Intelligent, sustainable, and as-a-service. With 
more walking and cycling spaces, cities are working 
towards offering digital, clean, intelligent, autonomous, 
and intermodal mobility.

5

Digital innovation ecosystem: Tending to attract 
talent, enable creativity, and encourage disruptive 
thinking, cities are promoting new sources of 
employment and economic growth related to 
technological innovation.

6

Inclusive services and planning: Governments 
around the world are proactively implementing inclusion-
focused solutions, with the goal of leaving no one behind.

3

The
trends include:

18

Infrastructure:  
12 Trends Shaping  
the Future of Cities
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In times of financial constraints and 
cost-cutting challenges, there is no 
‘one-size-fits-all’ solution, as local 
government authorities face their own 
issues and timelines, adjust to their 
political environments and development 
circumstances, and respond to their 
unique dynamics. Cities may pick just one 
or several of the trends or try to pursue 
them all. 

Many of the trends are already well-
established in the public consciousness in 
Ireland and feature in discussions on our 
development agenda – green planning of 
public spaces, inclusive services, circular 
economy, smart and sustainable buildings 
and infrastructure for example. Other 
trends are understandably of lower priority 
in Ireland at this point including the use of 
Artificial Intelligence and surveillance and 
predictive policing. 

While recovery from the pandemic as well 
as the pressure of growing populations are 
key factors for cities globally, other relevant 
challenges must also be addressed 
by urban planners in order to create 
sustainable cities. The report identifies 
some of these challenges affecting cities 
globally including such economic, social, 
and environmental issues as affordable 
housing, social segregation and inequality, 
and climate change – issues all too familiar 
to us in Ireland. Our opportunity is to 
address those challenges while improving 
our sustainable development, building 
back in a better, greener, more just and 
more inclusive way.

The Urban Future with a Purpose: 12 
trends shaping the future of cities by 2030 
report can be viewed by clicking here >

Circular economy and producing locally: Cities are 
adopting circular models based on a healthy circulation 
of resources and the principles of sharing, re-use and 
restoration.

7

Mass participation: Local governments are acting as 
platforms for co-creation enabled by technology and 
promoting mass participation—that is citizens working 
in a collaborative ecosystem of academia, businesses, 
NGOs, and the public sector.

8

Smart and sustainable buildings and 
infrastructure: By leveraging digital technologies, 
cities can use data to optimise energy consumption and 
the use of resources in buildings and utilities, including 
waste, water, and energy.

10

City operations through AI: Using artificial intelligence, 
technology-powered infrastructure can support cities 
in automating operations, creating efficiencies, solving 
problems, and delivering better services.

11

Surveillance and predictive policing through 
AI: Cities are aiming to carefully leverage technology 
to ensure public safety—such as automatic contact 
tracing—while paying special mind to citizen concerns 
and governance.

12

Cybersecurity and privacy awareness: To cope with 
rising cyber risks and privacy issues, cities are creating 
robust cybersecurity strategies and policies in response 
to any cyber failure, data loss, financial impact, or major 
service disruption.

9
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Sustainability Trends

Climate change has become noticeable 
in our day to day lives. It is time to start 
taking action to ensure a future generation 
is not left to deal with the effects of an 
impending climate crisis. According to 
Intergovernmental Panel on Climate 
Change (IPCC) latest report (2021), 
climate change is ‘unequivocally’ caused 
by humans and temperatures may rise 
more than 1.5°C above pre-industrial 
levels by 2050. Within this report we 

highlight that cutting emissions through 
infrastructure planning and designing for 
climate resilience will be vital. Significant 
infrastructure is needed to meet these 
targets and no doubt that every person, 
organisation, government and country will 
be integral to achieving this.

What Is ESG Reporting? 
ESG reporting encompasses both 
qualitative discussions of topics as well as 
quantitative metrics used to measure a 
company’s performance against ESG risks, 
opportunities, and related strategies.

Viewed as a form of risk, ESG – or more 
specifically, the Climate Change/Net 
Zero – agenda presents clear concerns 
with regard to accelerating rates of 
obsolescence among assets. Whether 
through reduced occupational appeal 
affecting achievable rental levels, extended 
void periods and the ‘quality’ of tenant 
(and therefore covenant strength), through 
to increased exposure to rising levels of 
capital expenditure and reduced financial 
appeal, there are clear market pricing and 
valuation challenges. Notwithstanding 
the existence of a body of academic 
research, the reflection of ESG issues 
within property valuations is in its relative 
infancy, with limited transactional evidence 
available to valuers to aid analysis and 
inform judgements. On the 31st of January 
2022, the Royal Institute of Chartered 
Surveyors (RICS) and the Irish entity, the 
Society of Chartered Surveyors Ireland 
(SCSI) have introduced a requirement 
for ESG reporting to be part of Red Book 
Valuations.

Whilst there is some market commentary 
that points to the potential to secure 
‘green premiums’ for assets with strong 
sustainability credentials, there is a 
danger that such terminology ignores the 
problem of assets whose credentials are 
less well aligned. Ultimately, ’the market’ 
has a capacity to pay a price and will do so 
for assets where credentials are robust. 
Equally, it will discount the price if those 
credentials, which now typically include 
sustainability as synonymous with ‘best in 
class’, are in any way inferior. It may sound 
less appealing, but the ‘brown discount’ 
is more pertinent terminology. This is of 
particular relevance given the increased 
likelihood that ’stranded assets’ will emerge 
− which could possibly stimulate increased 
development activity, albeit focused on 
refurbishment rather than redevelopment, 
as carbon accounting, including embodied 
carbon, and the drive to ‘net zero’ continue 
to gather momentum. 

The E, or 
environmental, 
component of 
ESG information 
encompasses how a 
company is exposed to 
and manages risks and 
opportunities related 
to climate, natural 
resource scarcity, 
pollution, waste, and 
other environmental 
factors. 

The S, or social, 
component of ESG 
includes information 
about the company’s 
values and business 
relationships. For 
example, social 
topics include labour 
and supply-chain 
standards, employee 
health and safety, 
product quality and 
safety, privacy and data 
security, and diversity 
and inclusion policies 
and efforts.

The G, or governance, 
component of 
ESG incorporates 
information about a 
company’s corporate 
governance. This could 
include information 
on the structure and 
diversity of the board 
of directors; executive 
compensation; critical 
event responsiveness; 
corporate resiliency; 
and policies on 
lobbying, political 
contributions, and 
bribery and corruption.

20
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Sustainability Trends

as transport, energy, healthcare, and 
education can be confronted. Sustainability 
and environmental criteria in goods can 
be difficult to prescribe. For example, 
while a certain good may be made from 
sustainable materials, the carbon-footprint 
of its assembly and delivery also needs to 
be considered, justified, and incorporated 
into the whole embodied carbon that may 
result from it while not comprising on 
quality. 

These materials can consume enormous 
amounts of resources to produce and 
distribute as well as creating additional 
waste when they are demolished. Many of 
the Sustainable Development Goals (SDG) 
are closely associated with construction 
activities. For example, the design of 
new a green building can - contribute to 
improving the quality of people’s lives 
(SDG 3 – Good Health & Wellbeing); create 
new jobs and enhance the economy (SDG 
8 – Decent Work & Economic Growth); 
innovative and climate proof infrastructure 
(SDG 9 – Industry, Innovation & 
Infrastructure); contribute to sustainable 
development (SDG 11 – Sustainable Cities 
& Communities); reduce GHG emissions 
(SDG 13 – Climate Action). It is important 
that we improve the understanding of 
environmental impacts from products 
across the supply chain. Through Ireland’s 
commitments it can send a clear message 
to the world, that upfront embodied 
carbon associated with construction 
materials can no longer be ignored.

Embodied Carbon and Low Impact 
Materials
Embodied carbon (the CO2 emitted from 
raw material extraction, manufacturing, 
transportation, installation, maintaining, 
and disposing of materials) is responsible 
for a significant portion of a building’s 
greenhouse gas (GHG) emissions and is 
a key challenge in decarbonizing the real 
estate and construction sectors. According 
to the World Green Building Council 
embodied carbon is expected to account 
for over half of the world’s GHGs from all 
new construction between now and 2050. 

The CAP also includes a commitment 
to introduce Life Cycle Assessment 
(LCA) requirements for buildings and 
construction products and processes, 
including Environmental Product 
Declaration (EPD) for recycled materials. 
To date, the consideration of the emissions 
associated with the production and 
transportation of construction materials 
have been disregarded. In attempting to 
reduce carbon emissions by implementing 
low impact materials and promoting 
a sustainable agenda, many of the 
environmental issues currently facing 
society across various industries such 

Within Ireland, embodied 
carbon accounts for 
almost 11% of emissions 
associated with the built 
environment. Ireland’s 
Climate Action Plan aims 
to cut the embodied 
carbon of construction 
materials by 10%, and a 
further aim of reducing 
the embodied carbon of 
construction materials by 
up to 60%. 
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Implementing Green Criteria in 
Procurement 
Green procurement has been identified by 
the EU as one channel which can greatly 
assist in achieving climate targets, but it 
seems quite unclear the extent to which 
green procurement is being practiced 
in Ireland. In green public procurement, 
policy driven environmental requirements 
are introduced with the aim to reduce the 
environmental impacts of procured goods 
and services. 

It is apparent from the publication by 
the Irish Government in 2012 of ‘Green 
Tenders’ (EPA, 2014), that there is a 
national agenda to utilise green public 
procurement, however due to its voluntary 
nature it is unclear whether green 
procurement is being implemented. In 
September 2021, the EPA released a sector 
guidance document for public bodies on 
green public procurement. This is seen as 
an important tool in Ireland transitioning 
to a sustainable and carbon neutral 
economy and society. However, green 
procurement is complicated and often 
hampered by complex public agenda’s 
such as large infrastructure projects 
and programs. Green procurement 
constitutes a significant lever for the 
public sector to accelerate a shift 
towards more sustainable production 
and consumption, and more generally to 
contribute to the achievement of SDG’s 
including SDG 9 – Industry, Innovation & 
Infrastructure; and SDG 12 – Responsible 
Consumption & Production. By embedding 
a core of sustainability into a future 
national governance arrangement, green 
procurement can promote sustainable 
development, further enhancing Ireland’s 
reputation as an innovative, eco-efficient 
and progressive country in which to do 
business all while combatting rising GHG’s. 
Driving a climate agenda and implementing 
green procurement will encourage and 
influence suppliers who tender to increase 
their green credentials to continuously 
develop and innovate.

Within Ireland there is a growing influence 
to reduce carbon emissions and promote 
sustainable practices. It is expected by 
2040 that a million more people will live in 
Ireland, with an additional two-thirds of a 
million people working here (GOI, 2018). 
This means, more people will be travelling 
to work, schools and universities, more 
buildings will be needed to accommodate 
them, cleaner water and energy will be 
needed for homes and offices, and better 
mobility and transport will be needed. 
Without this essential infrastructure, the 
potential for economic growth may stall.

By introducing a green 
procurement strategy 
and setting sustainability 
targets, procurers can 
directly balance the 
business case for the 
environmental impact 
of climate change with 
the cost of investment 
in green options and 
delivering long-term value. 

Project 2040 involves 
investment in 
infrastructure of almost 
€116 billion in the ten 
years to 2030 while 
the CAP has almost 
€118 billion worth of 
investment across 
transport, buildings and 
electricity. The potential 
for sustainability to be 
incorporated into the 
procurement process 
is large, considering the 
size of public sector 
expenditure (Ireland spent 
€71.6 billion in 2021, up 
5% on 2020). 
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Construction Workforce Upskilling 
While many reservations are still 
surrounding the impact of COVID-19 on 
Ireland’s economy, the needs set out 
in national strategies for housing and 
infrastructural development, as well as 
retrofitting and the built environment will 
be critical throughout the coming decade 
and impose consistent demands on these 
sectors and its resource pool. Building 
a strong talent base is an essential part 
of Ireland’s transition to a low carbon 
economy and supporting the CAP and NDP. 
A just transition can mean new jobs, new 
skills, new investment opportunities, and 
the chance to create a more productive 
and resilient economy. Workers need to be 
equipped with the right skills necessary to 
be able to participate in and benefit from 
the future net zero economy.

The SDGs closely associated with 
upskilling, education and opportunities 
include providing quality education for 
all (SDG 4 – Quality Education); creating 
new jobs and enhancing the economy 
(SDG 8 – Decent Work & Economic 
Growth); innovating through constructing 
climate-resilient infrastructures (SDG 9 
– Industry, Innovation & Infrastructure); 
and developing partnerships to increase 
apprenticeships, access to education and 
upskilling (SDG 17 – Partnerships for the 
Goals). The construction sector will be 
at the forefront of the transition and our 
workers will be key to solving Ireland’s 
housing, infrastructure and climate change 
challenges so it is imperative we allocate 
the necessary requirements to enable this.

Outlook
It is vitally important to realise the 
decade we are in for supporting and 
progressing climate goals and targets 
in what will underpin the resilience not 
only of infrastructure itself but also of 
society and the planet. Shifting energy 
sources from coal-fired power generation 
to renewables not only cuts GHG but 
improves quality of life in reducing air 
pollution and improving health within 
the built environment. The infrastructure 
assets we build today, will guide and define 
international development in the coming 
decades as well attracting FDI. They will 
provide the physical structure for our 
future economies and societies, having 
a profound impact on our future carbon 
footprint. Sustainability must be a driver 
for more efficient processes along the 
supply chain and not a vested obstacle to 
trade and commerce, to sustain progress 
that respects planetary boundaries and 
leaves no one behind, in line with the 
SDGs.

The Expert Group on 
Future Skills Needs 
estimated, that roles 
related to the climate 
transition could demand 
potentially 22,000 – 
27,000 new jobs by 2030. 
Not taking essentials 
steps now to future proof, 
plan, train and upskill our 
current workforce will 
leave us facing incredible 
societal challenges in the 
wake of climate change. 
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Residential Zoned Land Tax (“RZLT”)

The Department of Housing has noted that 
it expects in the region of 8,000 to 9,000 
hectares of land to be within the scope of 
the new tax. 

Broadly, the RZLT is intended to apply to 
land which is:
• zoned as being suitable for residential 

development, and 
• that is serviced and that is not affected 

in physical condition by considerations 
which may impact the ability to provide 
housing on the land. 

A number of explicit exclusions have been 
provided for in the Bill. These include:
• Existing habitable dwellings and their 

curtilage
• Land that it is reasonable to consider is 

required for, and is integral to, certain 
infrastructure or facilities 

• Land subject to a statutory designation 
that may preclude development

• Where a site is designated as a derelict 
site and liable for the Derelict Sites Levy

• Land which is zoned for residential use 
but is used to provide services consistent 
with a residential area.

Where land which is zoned for a mixture 
of residential and other uses, only land 
which is not integral to the operation of a 
business carried out on or beside it shall 
be included within the scope of the tax.

A two-year lead-in time is proposed for 
land zoned before January 2022, and a 
three-year lead in time for land zoned 
after January 2022. The valuation date is 1 
February in the first year that RZLT applies 
and for each successive 3-year period 
thereafter, 1 February in the year following 

the end of that period. Significant penalties 
can apply where land is undervalued for 
the purposes of calculating the RZLT. 

Owners of land within scope will, from 
2024 onwards, have to pay and file with 
Revenue each year (tax return to be due on 
23 May each year). In the intervening years, 
this will allow for the process of identifying 
the serviced zoned residential land by the 
Local Authorities.

Landowners may also apply to the relevant 
local authority to amend the zoning of 
their land. The lead in time is also intended 
to give scope to listen to stakeholders 
to ensure the tax is both effective and 
equitable. 

The tax may be deferred in certain 
circumstances e.g. where certain legal 
proceedings delay the commencement 
of construction or while construction of 
housing is in progress within the timeframe 
set out in the planning permission. The 
RZLT is not deductible for the purposes of 
income tax, corporation tax or capital gains 
tax. Unpaid tax and interest due on late 
payment will be a charge on the land.

The inclusion of a deferral and repayment 
of the RZLT in certain cases acknowledges 
the real difficulties some landowners face 
when trying to progress a development. It 
is key that such protections will in practice 
be sufficiently broad to ensure problems 

in operating within the current planning 
system do not inadvertently give rise to an 
additional tax cost to landowners which 
could result in marginal developments 
no longer going ahead or further upward 
pressure on property prices.

The RZLT will replace to vacant site levy 
when it comes into operation. 

Other updates of note

Interest Limitation Rule 
Financing costs of companies which 
previously have been fully tax deductible 
may now be restricted. This is due to the 
introduction of an ‘Interest Limitation 
Rule’ in Ireland. The ILR seeks to limit a 
taxpayer’s net interest expense to 30% of 
a tax defined EBITDA. The ILR derives from 
the EU’s Anti-Tax Avoidance Directive and 
at its core is intended to limit erosion of 
the tax base in Member States through the 
use of excessive tax deductions for interest 
expenses. 

The ILR applies to accounting periods 
starting on or after 1 January 2022. 
Modelling based on the new rules will be 
key to identifying any potential exposures 
and any possible mitigating actions which 
can be taken to improve the outlook. 

Finance Act 2021 signed 
into law in December 
2021 provided for the 
introduction of a 3% 
annual tax based on the 
market value of certain 
specified land. 

Each local authority will 
prepare and publish a 
map identifying land 
within the scope of the 
tax. The law provides 
that the owner of land 
included on a local 
authority map may appeal 
its inclusion to the local 
authority. 

Tax Amendments and Overview
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Non-Resident Landlords This is a significant departure from 
the tax regime which applied to such 
profits in 2021 (i.e. income tax at 20%). 
In practice, in 2022, this will mean NRLs 
need to consider both the income tax 
(2021) and corporation tax position (2022) 
with respect to current investments. This 
includes gaining an understanding of 
what this change means for ongoing tax 
registration, payment and filing obligations. 
Existing investment models may also need 
to be revisited in light of the new regime. 

Help to Buy (HTB)
The HTB will continue at its current 
enhanced rates for 2022. A full review of 
the scheme is due to take place in 2022.

Pre-Letting Expenses
Relief for landlords on certain pre-letting 
expenses with respect to residential units 
that have been vacant for 12 months has 
been extended by 3 years to 2024. 

Effective from 1 January 
2022, companies not 
resident in the State that 
are in receipt of Irish 
rental profits (NRLs) will 
be subject to corporation 
tax at a rate of 25%. 
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The Deloitte Centre for Financial Services 
conducted a global survey among 400 
senior commercial real estate executives in 
finance, operations, talent, and technology. 
Survey respondents were asked to share 
their opinions on how their organisations 
have adapted to the varied impacts of the 
pandemic on their workforce, operations, 
technology, and culture. We also asked 
about their investment priorities and 
anticipated structural changes in the year 
ahead, as they pivot from recovery to 
future success. 

Respondents were equally distributed 
among three regions—North America (the 
United States and Canada), Europe (the 
United Kingdom, France, Germany, and 
Switzerland), and APAC (Australia, China, 
and Japan). For the purposes of this report, 
all references to China apply specifically to 
China Mainland only. 

The survey included real estate companies 
with assets under management of at least 
US$100 million and was fielded in July and 
August 2021.

The CRE industry is positioned at the 
forefront of the recovery: Office employers 
are balancing productivity and safety; 
retailers face critical turning points in 
an evolving industry; residences are 
competing for tenancy amid shifting 
migration patterns and heightened 
affordability concerns. Meanwhile, 
companies face increasing demands 
to prioritise environmental, social, and 
governance (ESG) issues, aging technology 
infrastructures, a tightening labour market, 
and increasingly differentiated competition. 
How the CRE industry proceeds into early 
2022 could set the foundation for its 
success over the next several years.

Our respondents were asked what are 
the most valuable enhancements CRE 
firms could make to improve the tenant 
experience.

Respondents first recognise the 
importance of sustainability as a driver 
of tenant experience. CRE firms can 
help reduce carbon emissions by using 
a digital twin—a virtual replica of a 
building that pulls data from sensors, 
meters, and systems to track air quality, 
temperature, and electricity usage. 
With the rising cost of ground-up 
construction, most respondents felt 

that incorporating dynamic property 
design in new developments as well as 
in retrofitting existing ones could add 
value. Office and industrial respondents 
believe that firms could create additional 
value by providing flexible short-term 
leasing options that create customisable 
personalised experiences while attracting 
rental premiums, workspace efficiency, and 
operational costs.

Commercial Real Estate:  
A Global View

Enhancements Industry subsector
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Sustainable/energy-efficient 
properties 1 2 2 3 1 1 4

Dynamic building designs, 
such as reconfigurable 
spaces

2 3 1 2 3 3 2

Flexible leasing models 
(i.e., revenue sharing 
management contracts, etc.)

3 1 5 1 2 4 3

Additional amenities 4 4 2 5 5 5 5

Interactive mobile apps for 
communication and updates 5 5 4 4 4 2 1

1 2 3 4      5Most important

Important of each aspect, ranked

Least important
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Re-evaluating portfolios for greater 
differentiation
The pandemic’s impact was uneven across 
real estate subsectors, prompting CRE 
leaders to find opportunities to maximise 
their portfolio value organically and 
inorganically. Global M&A activity grew 
about 85% year over year in the first half 
of 2021.

Our respondents were asked what 
investments they would make to maximise 
portfolio value over the next 12-18 
months?

Our survey respondents are concerned 
about a rising valuation gap between 
modern and older developments, 
increasing the relevance of retrofitting. 
Global investments in hotel properties 
reached US$30 billion in the first half of 
2021, as investors banked on the sector’s 
revival and plan to upgrade amenities, 
services, and technology and add 
sustainability measures.

Social momentum: The time is now
Environmental, social, and governance 
(ESG) issues have emerged as a top 
focus, and companies need to respond 
to meet investor, tenant, and employee 
expectations. Indeed, 60% of respondents 
believe that ESG initiatives are driving 
new business opportunities for their 
organisation, and half think these initiatives 
are giving them a competitive edge. 
Companies are currently pursuing different 
routes to create a tangible impact, with 
sustainability ranking as most important to 
respondents. 

Our respondents were asked what the 
likely actions were that their firms will take 
to minimise environmental impact over the 
next 12 – months.

Overall Residential 
subsectors

Commercial
subsectors

Retrofit and upgrade 
existing properties to 
enhance their value 
proposition

1 2 1

Repurpose space for 
alternative uses 2 5 2

Convert properties to 
multipurpose uses 8 6 8

Diversity portfolio by 
maintaining only core 
assets

3 4 4

Specialise portfolio by 
maintaining only core 
assets

4 3 6

Sell underperforming or 
nonstrategic assets 5 7 5

Reallocate portfolio to 
concentrate on specific 
tenant types

6 8 3

Invest in opportunistic 
deals 7 1 8

Conduct sale-leaseback 
transactions 9 8 7
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Most important

Important of each aspect, ranked

Least important

1 2 3 4 5 6 7 8 9

Note: Residential subsectors include residential and speciality residential 
(student housing, senior care) properties Commercial sub ectors include 
office, retail, industrial, hospitality, healthcare, and digital economy (data 
centre, cell tower properties.
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62%
64%

57%
65%

58%
50%

65%
58%Stakeholder 

collaboration

Priortise green leasing Work with partners to 
decarbonise the supply chain

55%
50%

65%
57%

70%
53%

65%
63%

Invest in advanced and innovative 
climate technology solutions

Invest in standardised 
building upgrades

Decarbonisation 
investments

68%
37%

62%
53%

58%
50%

62%
57%

Align to the requirements of green building 
standards and certification systems

Procure electricity from 
renewable sources

Financing

52%
50%

73%
59%

61%
53%

59%
58%

Climate-related financing Track and publicly disclose 
carbon reduction targets

Reporting

North America

Europe

Asia-Pacific
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Future-proofing the organisation:  
Technology as the foundation for digital services

With guarded, if not solid, expectations 
for revenue growth in 2022, it should be 
no surprise that twice as many technology 
respondents plan to accelerate innovation 
(44%) than suspend new expenditures and 
investment (21%). European real estate 
companies, in particular, are increasingly 
using data aggregation tools for analysis 
and reporting. Across the industry, the use 
of alternative data, such as foot traffic and 
walkability scores, is growing and can help 
CRE companies differentiate themselves. 
Since innovation efforts require 
investments in technology, expectations 
for budget increases for technology are 
also on the rise. Our survey suggests that 
real estate company tech budgets could 
see an average increase of as much as 
10.3% in 2022. Respondents from North 
America and APAC expected the biggest 
increases (+11% and +12.3%, respectively), 
suggesting companies in those regions 
are more bullish on technology spending 
than their counterparts in Europe (+7.7%). 
But innovations like smart buildings and 
digital twins require standardisation of 
data models and integration, and core 
technologies are an important factor.

Our respondents were asked based on 
their current systems maturity levels which 
technology would they be investing in?

Technologies Overall Legacy 
system

Transition 
phase

Modernised 
system

Cloud computing and 
storage 36% 33% 38% 38%

Blockchain 29% 22% 29% 35%

Robotic process 
automation 26% 25% 29% 30%

Artificial intelligence 23% 17% 19% 32%

Data analytics 22% 31% 24% 14%

By maturity level

Least mature Most mature

Note: The transition phase includes responses of respondents transitioning 
from legacy systems to modernised core technology systems to improve 
interoperability and efficiency 
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About Us

Real Estate Tax Advisory team
Our experienced team of Tax advisors offer 
a wide range of real estate tax advisory 
services including, but not limited to, 
pre-bid support, full tax due diligence 
to identify and quantify tax risks and 
opportunities, tax advice on a suitable 
holding and financing structure and exit 
strategies. We also offer a wide range 
of post completion services including 
assistance with ongoing direct and 
indirect tax obligations, support with 
refinancing and reorganisations in addition 
to optimisation of reliefs such as capital 
allowances.

Shane Wallace
Partner 
Tax
shawallace@deloitte.ie
+353 1 417 3091

Pádraig Cronin 
Partner 
Tax
pcronin@deloitte.ie 
+353 1 417 2417

Padraic Whelan
Partner 
Tax
pwhelan@deloitte.ie 
+353 1 417 2848

Real Estate Advisory team
Our Real Estate Advisory team can provide 
you with strategic support at all stages 
throughout the property development life 
cycle. By combining property expertise and 
business advisory skills, we apply in-depth 
insight drawn from our understanding of all 
industries and sectors into one integrated 
solution. Our core Real Estate advisory 
team comprises of Chartered Quantity 
Surveyors, Chartered Valuation Surveyors, 
Chartered Town Planners and Chartered 
Arbitrators. The team is then supported 
by Deloitte Tax and VAT Advisory, Debt & 
Capital Advisory and consultancy divisions, 
to service every aspect of your property 
portfolio requirements.

David Reddy
Associate Director 
Real Estate Advisory
davreddy@deloitte.ie
+353 1 407 4829 

David Buckley 
Associate Director 
Real Estate Advisory
dbuckley@deloitte.ie
+353 1 417 3797

Real Estate Finance team
Our Real Estate Finance team help clients 
raise capital (equity and debt) for property 
development and investment. We assist 
our clients in optimising commercial 
terms, managing key risks and maximising 
business flexibility. We raise in excess of 
€2billion per annum for Irish clients and 
have a strong global network of equity 
investors, international banks and direct 
funders.

Daniel Lockley
Director 
Debt and Capital Advisory
dlockley@deloitte.ie 
+353 1 417 8835

Gavin Cullen
Director
Debt and Capital Advisory
gcullen@deloitte.ie
+353 1 417 8822

 

Michael Flynn
Global Infrastructure, Transport & Regional Government 
Leader Global Financial Advisory | Infrastructure & Capital 
Projects – EMEA Leader
micflynn@deloitte.ie 
+353 1 417 2515

John Doddy
Partner 
Real Estate Sector Leader
Head of Debt & Capital 
Advisory
jdoddy@deloitte.ie 
+353 1 417 2594

Our Sector Leaders
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Sustainability team
Our sustainability practice provides 
end-to-end support for organisations to 
systematically address the sustainability 
opportunities and threats they are 
facing. Our team is comprised of 
multi-disciplinary experts in climate 
science and decarbonisation, risk 
management, operations transformation, 
climate accounting and reporting, 
service innovation and stakeholder 
communications and engagement. 

Aoife Connaughton
Director 
Risk Advisory
aconnaughton@deloitte.ie

Audit & Assurance
Our Real Estate Audit team provide 
services to both privately owned and public 
interest entities. The team are committed 
to excellence and to enhancing the trust of 
our clients. Quality is our top priority, and 
by focusing on innovation including utilising 
our world-class technologies, we continue 
to raise the bar on quality and deliver 
greater value to our clients. 

Our experienced Real Estate assurance 
team provide a range of services to our 
clients including complex accounting 
advice, internal control assessments, 
finance function assurance services and 
ESG and sustainability reporting advice.

Brian Murphy
Partner
Audit & Assurance 
briamurphy@deloitte.ie

Brian Jackson
Partner
Audit & Assurance 
brijackson@deloitte.ie 

Government & Infrastructure Advisory 
team
Our Infrastructure and Government 
Advisory team supports businesses, 
shareholders, boards, governmental and 
public sector officials on infrastructure 
investments and projects in both the 
public and private sector. We provide 
financial, commercial, and procurement 
advice supported by a financial modelling 
team and a depth of project experience, 
both in Ireland and overseas.

Eoin O’Lideadha
Partner
Financial Advisory
eolideadha@deloitte.ie 
+353 1 417 3836

Ger Butler
Director 
Infrastructure & Capital 
Projects
gbutler2@deloitte.ie 
+353 1 417 1331
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At Deloitte, we make an impact that matters for our clients, our people, our profession, and in the wider society by delivering the solutions and insights they 
need to address their most complex business challenges. As the largest global professional services and consulting network, with over 312,000 professionals in 
more than 150 countries, we bring world-class capabilities and high-quality services to our clients. In Ireland, Deloitte has over 3,000 people providing audit, tax, 
consulting, and corporate finance services to public and private clients spanning multiple industries. Our people have the leadership capabilities, experience and 
insight to collaborate with clients so they can move forward with confidence.
 
This publication has been written in general terms and we recommend that you obtain professional advice before acting or refraining from action on any of 
the contents of this publication. Deloitte Ireland LLP accepts no liability for any loss occasioned to any person acting or refraining from action as a result of any 
material in this publication.
 
Deloitte Ireland LLP is a limited liability partnership registered in Northern Ireland with registered number NC001499 and its registered office at at 27-45 Great 
Victoria Street, Lincoln Building, Belfast, BT2 7SL, Northern Ireland.
 
Deloitte Ireland LLP is the Ireland affiliate of Deloitte NSE LLP, a member firm of Deloitte Touche Tohmatsu Limited, a UK private company limited by guarantee 
(“DTTL”). DTTL and each of its member firms are legally separate and independent entities. DTTL and Deloitte NSE LLP do not provide services to clients. Please 
see www.deloitte.com/about to learn more about our global network of member firms.
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