
The Irish Real Estate Investment Market
Over the course of 2018 c. €3.6bn of investment property 
assets were transacted in the Irish market. This figure 
represents an increase of approximately 56.5% on 2017 when 
approximately €2.3bn of assets traded. The figure is also 
in excess of the long term average of c. €2bn pa. Overseas 
investors remain active in the market, accounting for 60% 
of acquisitions, which is an important barometer of pricing 
in the Irish market and how it compares internationally. 
Core European investors are generally focused on prime 
sectors of the market. Another feature of the market in 
2018 was the growth in larger investment transactions with 
21 assets transacting for more than €50m and 11 transacting 
for more than €100m. This is compared to six large deals in 
2017 of which only three were in excess of €100m.1

In 2018 the Irish market produced a total return of 9.9%. 
This figure represented an income return of 4.4% and 
capital growth of 5.3%.2

Irish Occupational Property Markets
Office Sector
Office letting agents continue to report very strong levels 
of activity in the Dublin market with c. 3.9 million sq.ft of 
space taken-up in 2018, the highest level ever recorded in 
the city. The overall vacancy rate in Dublin offices stands 
at c. 9.1%, however, this figure masks the differential 
between the city centre, where the vacancy rate stands at 
c. 5.3% and the suburbs, where c. 10.7% of office space is 
vacant. Prime headline quoting rents for offices in Dublin 
City Centre are between €60–€65 per sq.ft per annum and 
c. €27.50–€32.50 per sq.ft per annum in the suburbs. The 
take-up of space currently under construction is also 
reportedly strong with 61% of space under construction 
or refurbishment either pre-let or reserved.3
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Figure 1: Irish Commercial Real Estate Returns
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Source: Bloomberg Finance, L.P./MSCI (Formerly IPD). 
Past performance is not a guarantee of future results.

Figure 2: Irish Equivalent Yields vs. Bond Yields
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Source: Bloomberg Finance, L.P., and MSCI (formerly IPD). 
Past performance is not a guarantee of future results.

Figure 3: Top 5 Investment Transactions of 2018
Property Sector Seller Buyer Price

Heuston South Quarter, Dublin 8 Office Northwood Overseas Investors €175m

1 Dublin Landings, Dublin 1 Office Ballymore/Oxley Triuva €164m

The Grange, Stillorgan, Co. Dublin PRS Receiver Kennedy Wilson €161m

Off Market Dublin Office Portfolio Office Confidential Confidential €160m

1 South King St., Dublin 2 Mixed/Retail LoneStar Hines €155m

Source: Jones Lang LaSalle (JLL). As at 31 December 2018.
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Retail Sector 
Dublin’s prime retail streets continued to enjoy strong 
demand with a number of new entrants opening their 
first Irish stores in 2018, including The White Company 
on Grafton Street. Other new entrants to the Irish retail 
market this year included Rituals and Hotel Chocolat 
who opened stores on Grafton Street and Henry 
Street respectively.

Prime Zone A rents on Grafton Street stand at c. 
€600 per sq. ft. ITZA while those on Henry/Mary 
Street stand at c. €420 per sq. ft. ITZA.3

Outside Dublin, and other top high street locations, 
letting activity is becoming more challenged with the 
exception of a selection of high quality schemes that are 
well managed in good locations. Uncertainty surrounding 
the implications of Brexit continues to hamper the 
expansion and relocation plans of many UK retailers in 
Ireland and, indeed, international retailers who view the 
UK and Ireland as being intertwined.4

Industrial Sector 
A shortage in the supply of well located modern warehouse 
accommodation continues to hinder overall levels of 
activity in the industrial sector. In response to a shortage 
in the supply of new space, prime rents have now grown 
from c. €7 per sq. ft. three years ago to c. €9.50 today. Prime 
rental values at these levels now justify new development 
which agents are forecasting will lead to an increase in 
development activity in the year ahead albeit on a selective 
and modest basis.3

WindWise Property Fund
The WindWise Property Fund is a sub-fund of the 
WindWise Property Unit Trust (QIAIF) which was 
established in December 1981 with the objective of 
generating capital and income returns through investment 
in real estate and real estate related investments.

Current Positioning of the Fund
The Fund offers:

• Geographic Diversification. In addition to its core Irish 
market exposure, the Fund offers investors diversification 
through its direct UK holdings. This diversified approach 
has been one of the key factors to the Fund’s performance 
over the past ten years (see Figure 9).

• Brexit Thoughts: While the implications of Brexit 
for the UK market remain an imponderable, it’s 
worth bearing in mind that the UK is the third largest 
investment property market in the world and c. 20 times 
the size of the Irish market. Also, the UK market 
continues to offer upward only rent reviews which are no 
longer available for new leases in Ireland. The Fund’s UK 
holdings benefit from long leases (typically longer than 
five years term certain) with upward only rent review 
clauses, strong tenant covenants and zero vacancy at 
end December 2018.

• Overweight to Dublin Office Sector. Strong investor 
interest in the Dublin office market has resulted in 
yield contraction, while the sector remains a focus 
for both domestic and international investors.

• Income Distribution. The Fund makes income 
distributions every six months.

Figure 4: Yield Environment
Approximate 
Equivalent Yields Dec 2011 (%) Dec 2012 (%) Dec 2013 (%) Dec 2014 (%) Dec 2015 (%) Dec 2016 (%) Dec 2017 (%) Dec 2018 (%)

Prime Retail

Grafton Street 6.50+ 6.50+ 5.75+ 4.00–4.50 3.75–4.25 3.50–4.00 3.50–4.00 3.50–4.00

Henry Street 6.50+ 6.50+ 5.75+ 4.00–4.50 3.75–4.25 3.50–4.00 3.50–4.00 3.75–4.00

Prime Office

City Centre 7.50+ 7.50+ 5.75+ 5.00–5.50 4.50–5.00 4.50–5.25 4.00–4.25 4.00–4.25

Suburban 8.50+ 8.50+ 8.25+ 6.50–8.00 6.50–7.75 5.75–7.50 5.50–7.00 5.25–6.50

Industrial

Prime Distribution 9.00+ 9.50+ 8.50+ 7.00–8.50 6.00–6.50 5.25–6.50 5.50–6.50 5.25–6.50

Source: State Street Global Advisors Ireland Real Estate and JLL. 
Past performance is not a guarantee of future results.

Figure 5: Market Pricing
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Irish Real Estate Equivalent Yield 8.3 8.16 8.75 8.91 8.35 6.50 5.80 5.80 5.50 5.30

ICE BofAML 5+ Years Euro 
Government Index

3.86 4.02 3.93 2.72 2.84 1.23 1.22 0.94 1.13 1.21

Property Yield Spread (i.e. Property 
Yield minus BofAML 5+ Yield)

4.45 4.15 4.82 6.19 5.51 5.27 4.58 4.86 4.37 4.09

Source: State Street Global Advisors Ireland Real Estate, Bloomberg and MSCI — All Property Equivalent Yield. 
Past performance is not a guarantee of future results. Index returns reflect capital gains and losses, income, and the reinvestment of dividends. 
The calculation method for value added returns may show rounding differences.
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Portfolio Analysis
The WindWise Property Fund holds a diversified portfolio of 
Irish (80%) and UK (20%) commercial real estate (ex. cash).

The Fund has a bias towards the office sector with a current 
weighting of c. 56%, while the retail and industrial sectors 
make up c. 26% and c. 18% respectively (ex. cash). 

Performance
Over the course of 2018 the WindWise Property Fund 
produced a total return of 6.38%. Rising rents and falling 
yields provided a supportive environment for growth across 
the Irish assets. The Fund’s performance reflected a number 
of favourable new lettings and rent review settlements 

across Dublin office and retail holdings, some of which 
were attributable to recent asset management initiatives, 
including refurbishments. Irish industrial holdings 
also experienced positive growth as the sector continues to 
perform strongly. In the UK the Fund’s office and industrial 
holdings also posted strong positive performance on the 
back of accretive asset management initiatives and a 
favourable yield environment. 

Please note the returns indicated here represent the performance of the net share 
class of the fund.

1 JLL.
2 MSCI (IPD).
3 JLL.
4 CBRE.

Figure 6: Characteristics of the WindWise Property Fund

Structure Qualifying Investor Alternative Investment Fund (“QIAIF”). 

Investment Manager State Street Global Advisors Ireland Limited

Base Currency Euro

Fund Size €365 million (as at 31 December 2018)

Vacancy Rate c. 1.2% (a)

Income Yield c. 5.1% (b)

Number of Properties 37

Net Initial Yield c. 4.7% (c)

Reversionary Yield c. 5.1% (d)

Weighted Average Unexpired Lease Term c. 6.5 years (e)

Source: State Street Global Advisors Ireland Real Estate. WindWise Property Fund figures shown are correct as at 31 December 2018. 
Past performance is not a guarantee of future results.
Characteristics are as of the date indicated, are subject to change, and should not be relied upon as current thereafter.
a)  This is an estimate and is based on the estimated rental value of vacant space expressed as a percentage of the total estimated rental value of 

the portfolio. 
b)  This is an estimate and is calculated on the basis of contracted rent divided by capital value of direct property holdings and does not take into account 

any of the costs associated with the fund or property acquisition costs.
c)  The Net Initial Yield is calculated by dividing the current rent roll by the value of the properties grossed up by acquisition costs. 
d)  The Reversionary Yield is calculated by dividing the estimated rental value of the portfolio by the value of the portfolio grossed up by acquisition costs. 
e)  Please be advised that the figure currently shown is for December 2018. Figures provided by MCSI (formerly IPD).
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Figure 8: Portfolio Analysis
31 December 2018

Ireland Offices
50% (13 Properties)

UK Industrial
9% (6 Properties)

UK Retail
5% (4 Properties)

Ireland Retail
21% (5 Properties)

Ireland Industrial
9% (7 Properties)

UK Offices/Mixed Use
6% (2 Properties)

Source: WindWise Property Fund. 
Figures shown exclude cash. Portfolio analysis is as of the date 
indicated, is subject to change, and should not be relied upon as 
current thereafter. 
Holdings are as of the date indicated, are subject to change, and should 
not be relied upon as current thereafter.

Figure 7: Ten Largest Holdings
31 December 2018

Building Sector Sample Tenants5

40 Molesworth Street, Dublin 2 Dublin City Centre Office Jet Engineering Technology (lease guaranteed by Wal-Mart Stores Inc.) 

Grafton Buildings, Grafton Street, Dublin 2 Dublin Prime Retail T.M. Lewin, Jigsaw, Seasons of Ireland, Grafton Medical Centre, Good & 
Murray Smith Solrs.

Ferry House, Mount Street Lower, Dublin 2 Dublin City Centre Office Sidetrade, CI Consulting, Clinch Wealth Management, Zarion, Pathfinder

7/8 Wilton Terrace (50% Interest) Dublin City Centre Office The Canadian Embassy, Philip Lee Solicitors, Markel International Insurance

67/68 Grafton Street, Dublin 2 Dublin Prime Retail Hugo Boss

6 Custom House Plaza, IFSC, Dublin 1 Dublin City Centre Office Citco

8-10 Hatton Gardens, London EC 1 London Office/Retail BI Wines & Spirits, Beverly Hills Jewellers, Smith & Green Jewellers

Units at Citywest Business Park, Naas Road, Dublin 24 Dublin Suburban Offices Applus Auto, Nestle, Diebold Nixdorf

Temple House, Blackrock, Co. Dublin Dublin Suburban Offices Zurich, Irish Life, European Cataract Society, Sodexo, Vodafone.

87 Grafton Street Dublin Prime Retail Three Ireland Services (Hutchison) 

Source: State Street Global Advisors Ireland Real Estate.
5  Tenant names shown may in some instances represent the tenant’s trading name as distinct from the corporate entity leasing the property in question. 

Buildings shown above may contain vacancies from time to time which are not shown in this document. Top Ten Assets are as of the date indicated, are 
subject to change, and should not be relied upon as current thereafter.

As at 31 December 2018 the top ten holdings accounted for 58.2% of the fund’s investments.
Holdings shown are as of the date indicated and are subject to change. This information should not be considered a recommendation to invest in a 
particular sector or to buy or sell any security shown. It is not known whether the sectors or securities shown will be profitable in the future.

Figure 9: WindWise Property Fund — Performance

Year to 
Date (%)

3 Months  
(%)

1 Year  
(%)

3 Years  
(% p.a.)

5 Years  
(% p.a.)

10 Years  
(% p.a.)

Fund6 6.38 1.74 6.38 8.13 12.09 5.54

Source: State Street Global Advisors. As at 31 December 2018.
Investing involves risk including the risk of loss of principal. 
Please note that the factsheet will be updated with the Peer Group 
Manger Average data provided by AON once publicly available. 
Performance is calculated net of management fees. Performance 
returns for periods of less than one year are not annualised. Past 
performance is not a guarantee of future results. The performance 
includes the reinvestment of dividends and other corporate earnings 
and is calculated in EUR. 
6  Please note the returns indicated here represents the performance of 

the net share class of the fund. 
Performance for the WindWise Property Fund is calculated based on 
the Offer Price. The Offer Price is the Subscription Price that would apply 
to a subscription order received for the relevant Subscription Day if no 
other unit dealing was received on that Subscription Day. It is computed 
by adding a provision of estimated costs for purchasing underlying 
investments such as solicitor fees, agent fees, stamp duty and any other 
applicable charges to the NAV per unit as at the relevant Valuation Point. 
Depending on the net amount of subscriptions or redemptions on the 
relevant Subscription Day, the actual Subscription Price applicable to 
subscription orders on the relevant Subscription Day may differ from the 
Offer Price, and the performance calculated using actual Subscription 
Prices may therefore differ from that displayed on this report.



State Street Global Advisors 4State Street Global Advisors 5

Irish Real Estate Update

PROPERTY HOLDINGS UPDATE
SALE
Deloitte House, Earlsfort 
Terrace, Dublin 2

Deloitte House is a 1980’s office building 
which occupies a prominent site on the 
corner of Hatch Street and Earlsfort 
Terrace and is let in its entirety to 
Deloitte. Having secured the renewal 
of a favourable planning permission for 
the redevelopment of Deloitte House 
and the adjoining Garryard House (in 
separate ownership) in August 2017 it 
was decided to entertain offers to 
either sell or exchange the building 
for an asset that met the Funds 
requirements. On 7th August 2018 we 
concluded the sale of Deloitte House 
and the simultaneous acquisition of 
40 Molesworth Street.
Valuation Range: €20m+ 
Lease Expiration: 5–10 Years

ACQUISITION
40 Molesworth Street, Dublin 2

40 Molesworth Street is a grade A office 
building which extends to c. 34,000 sq. ft 
and is located in a high profile location 
on the corner of Dawson Street and 
Molesworth Street. It offers modern 
office space over seven floors with a 
retail unit on ground and basement. 
The property was re-developed and 
extended in 2017 and is multi-let to Jet 
Engineering Technology Ltd (the lease 
is guaranteed by Wal-Mart Stores Inc) 
and Ireland Specsavers Ltd (lease is 
guaranteed by Specsavers Optical 
Superstore Ltd) under leases with a 
weighted average unexpired lease term 
of c. +11 years.
Valuation Range: €20m+ 
Lease Expiration: 10–15 Years

ACQUISITION
Ferry House, Mount Street 
Lower, Dublin 2

This multi-tenanted 5 storey office/
retail property with basement and 
podium car parking is situated on 
the south side of Mount Street 
Lower close to the junction with 
Warrington Place at the Grand Canal 
and c. 500 metres from Merrion Square. 
The building is of modern office 
construction with raised access floors, 
suspended ceilings and air conditioning. 
There is retail accommodation at 
ground floor level while the offices are 
laid out to the rear of the ground floor 
and on the upper floors. The property 
is multi-let to a total of nine tenants 
including Sidetrade, CI Consulting, 
Clinch Wealth Management, Zarion 
and Pathfinder.

Valuation Range: €20m+ 
Lease Expiration: 0–5 Years

SALE
Unit C1 & C2, Furry Park Industrial Estate,  
Swords Road, Dublin 9

In August 2018 the WindWise Property Fund completed 
the sale of Units C1 & C2 Furry Park in Dublin, two business 
industrial units both measuring approx. 10,000 sq. ft. Unit 
C1 is currently leased to Dunwoody Airline services Ltd 
on a lease expiring in August 2021 and Unit C2 is leased to 
Total Materials Handling Ltd on a 10 year lease expiring 
in May 2027.

SALE
15–16 Great Georges Street,  
Waterford

In June 2018 the WindWise Property Fund completed the 
sale of 15–16 Great Georges Street, Waterford. The building 
is leased to Argos Distributors (Ireland) Ltd (trading 
as Argos) under a lease which expires in October 2026.
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Marketing communication. This material is solely for the private 
use of SSGA clients and Prospects and is not intended for 
public dissemination.

State Street Global Advisors Ireland Limited is regulated by the 
Central Bank of Ireland. Registered office address 78 Sir John Rogerson’s 
Quay, Dublin 2. Registered number 145221. T: +353 (0)1 776 3000.  
F: +353 (0)1 776 3300.

Past performance is not a guarantee of future results.

Investing involves risk including the risk of loss of principal.

Investing in REITs involves certain distinct risks in addition to those 
risks associated with investing in the real estate industry in general. 
Equity REITs may be affected by changes in the value of the underlying 
property owned by the REITs, while mortgage REITs may be affected 
by the quality of credit extended. REITs are subject to heavy cash flow 
dependency, default by borrowers and self-liquidation. REITs, especially 
mortgage REITs, are also subject to interest rate risk (i.e. as interest rates 
rise, the value of the REIT may decline). 

Equity securities may fluctuate in value in response to the activities of 
individual companies and general market and economic conditions.

Actively managed funds do not seek to replicate the performance of a 
specified index. The fund is actively managed and may underperform 
its benchmarks. An investment in the Fund is not appropriate for all 
investors and is not intended to be a complete investment programme. 
Investing in the Fund involves risks, including the risk that investors may 
receive little or no return on the investment or that investors may lose 
part or even all of the investment. 

The value of any Properties acquired may rise or fall and may do so 
at different rates. The property market is cyclical and a loss could be 
incurred if any Property was to be sold during a downturn. Property 
is an illiquid asset class and delays could occur in realising the sale 
of any Property. The Net Asset Value of a Fund may fluctuate as 
property values and rental incomes rise and fall. Whilst returns from 
Property investments have the potential for attractive returns over the 
longer term, the short-term volatility of these returns can also be high. 
Property is a physical asset and as such is subject to obsolescence and 
environmental risks, such as earthquakes, pollution, flooding etc. which 
will impact on value.

The property market tends to be more volatile than the overall market 
and increases risk that events negatively affecting the property market 
could reduce returns, potentially causing the value of the Fund’s shares 
to decrease.

There are risks associated with investing in Real Assets and the 
Real Assets sector, including real estate, precious metals and natural 
resources. Investments can be significantly affected by events relating 
to these industries.

The whole or any part of this work may not be reproduced, copied or 
transmitted or any of its contents disclosed to third parties without 
SSGA’s express written consent.

This communication is directed at professional clients (this includes 
eligible counterparties as defined by the Central Bank of Ireland 
(CBI)) who are deemed both knowledgeable and experienced in 
matters relating to investments. The products and services to which 

this communication relates are only available to such persons and 
persons of any other description (including retail clients) should 
not rely on this communication. 

Investing in foreign domiciled securities may involve risk of capital loss 
from unfavourable fluctuation in currency values, withholding taxes, from 
differences in generally accepted accounting principles or from economic 
or political instability in other nations. Diversification does not ensure a 
profit or guarantee against loss.

The views expressed in this material are the views of SSGA Ireland 
Real Estate Team through the period ended 31 December 2018 and are 
subject to change based on market and other conditions. This document 
contains certain statements that may be deemed forward-looking 
statements. Please note that any such statements are not guarantees 
of any future performance and actual results or developments may differ 
materially from those projected.

The information provided does not constitute investment advice as such 
term is defined under the Markets in Financial Instruments Directive 
(2014/65/EU) and it should not be relied on as such. It should not be 
considered a solicitation to buy or an offer to sell any investment. It does 
not take into account any investor’s or potential investor’s particular 
investment objectives, strategies, tax status, risk appetite or investment 
horizon. If you require investment advice you should consult your tax and 
financial or other professional advisor. All material has been obtained 
from sources believed to be reliable. There is no representation or 
warranty as to the accuracy of the information and State Street shall 
have no liability for decisions based on such information.

The trademarks and service marks referenced herein are the property of 
their respective owners. Third party data providers make no warranties 
or representations of any kind relating to the accuracy, completeness 
or timeliness of the data and have no liability for damages of any kind 
relating to the use of such data.

The WindWise Property Fund, previously known as the State Street 
Global Advisors Property Unit Trust was authorised by the Central 
Bank of Ireland as a unit trust pursuant to the Unit Trusts Act, 1990 and 
the European Communities (Alternative Investment Fund Managers 
Directive) Regulations 2013 (as amended) as a Qualifying Investor 
Alternative Investment Fund on 31 March 2015. This document should be 
read in conjunction with its Prospectus and Supplement. All transactions 
should be based on the latest available Prospectus and Supplement 
which contain more information regarding the charges, expenses and 
risks involved in your investment. Prospective investors may obtain these 
reports free of charge from State Street Global Advisors Ireland Limited, 
who is regulated by the Central Bank of Ireland, and whose registered 
office is at 78 Sir John Rogerson’s Quay, Dublin 2. Registered number 
145221. T: +353 (0)1 776 3000. F: +353 (0)1 776 3300.

The information contained in this communication is not a 
research recommendation or ‘investment research’ and is 
classified as a ‘Marketing Communication’ in accordance with 
the Markets in Financial Instruments Directive (2014/65/EU) or 
applicable Swiss regulation. This means that this marketing 
communication (a) has not been prepared in accordance with 
legal requirements designed to promote the independence of 
investment research (b) is not subject to any prohibition on 
dealing ahead of the dissemination of investment research.

https://www.ssga.com/home.html

