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IS THE ECONOMY ON A SUSTAINABLE 
RECOVERY PATH?



The Dublin Economic Monitor is 
a joint initiative on behalf of the 
four Dublin Local Authorities, 
and is designed to be of interest 
to those living and doing business 
in Dublin or considering locating 
here. The report is produced by 
Grant Thornton with inputs from 
IHS Markit and MasterCard.

There are two special feature 
articles this quarter. The first is 
from Neil Bannon, Executive 
Chairman of Bannon, and 
focusses on Dublin City Centre’s 
retail offering post-pandemic. 
The second article is by Arnold 
Dillon of Retail Ireland, and 
centres on the nascent recovery in 
the Capital’s retail sector.

The Monitor is divided into 
the following themes for Dublin: 

Economy
Business Developments
Retail
Hospitality
Labour Market
International Rankings
Housing
Transport & Travel

For more data and insights see: 
www.dublineconomy.ie.

The next edition will be 
published in March 2022.

This document provides general information on the Dublin economy. It is not intended to be used as a basis for any par-
ticular course of action or as a substitute for financial advice. The document is produced independently by Grant Thornton 
and Packed.House; the views and opinions expressed are those of the relevant author, and do not necessarily reflect the 
views of the Dublin Local Authorities. The Dublin Local Authorities disclaim all liability in connection with any action that 
may be taken in reliance of this document, and for any error, deficiency, flaw or omission contained in it.

The December 2021 issue 
of the Dublin Economic 
Monitor

Dublin City
Council

South Dublin County
Council

Fingal County
Council

Dún Laoghaire Rathdown
County Council

Highlights
The number of recipients of 
the Pandemic Unemployment 
Payment in Dublin fell to 
30,100 in October 2021 as 
employment levels reached a 
new peak.

Business activity in Dublin 
accelerated in Q3 2021 as the 
PMI reading (62.1) was the 
strongest since 2014, and saw 
growing levels of new orders 
and employment.

Consumer retail spending 
surged in Q3 2021 with growth 
of 14.9% QoQ and 10.5% 
YoY (SA) as the Entertainment 
and Discretionary categories 
continued to post robust 
recoveries from the worst of the 
pandemic restrictions.

New house commencements 
dipped in Q3 2021 yet 
remained at a high level of close 
to 3,600 in Q3 2021, up by 
nearly 86% YoY.

Traffic volumes on Dublin’s 
road network returned to pre-
pandemic levels in November 
2021, with over 683,000 (SA) 
average daily journeys. 
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Plan which will see the largest capital investment 
programme in the State’s history.

• Hybrid working: The future of the workplace is hard 
to call but it appears that a hybrid working model is 
more likely to be the ‘norm’.  This has implications 
for city centre vibrancy – a hybrid working model 
that averages even 4 days a week in offices implies a 
significant loss of footfall.

• International travel: The tourism sector was enjoying 
great success before the pandemic and recovery is 
expected to strengthen as international travellers 
return. Supported by major events, the expectation 
is that international travel will reach pre-pandemic 
levels by 2025.

Of course, economic conditions can change quickly, and 
while strong growth this year and next is predicted, there 
are items that are on the ‘watch list’ that could derail the 
upbeat mood:
• Inflation:  As economies reopened, demand for some 

goods and services increased sharply. Coupled with 
this, supply chain issues and significant energy cost 
increases are leading to a spike in the rate of price 
inflation. Latest figures from the Central Statistics 
Office reveal that prices were 5.1% higher in October 
2021 compared to October 2020. While higher 
energy costs are driving this increase, rents were up 
by 7.5%, hotel accommodation up by 17% and DIY 
items up by over 13%.  The expectation is that the 
issues forcing inflation higher will pass through over 
the coming 12 months.

• Uncertain consumers: While consumer sentiment 
has been broadly stable over the past six months, 
there is an air of uncertainty emerging. KBC Bank’s 
consumer sentiment index is noting a decline in how 
people judge their personal finance situation in the 
12 months ahead. Should consumers ‘hunker down’ 
to see how the next 12 months evolves, growth could 
be softer than currently envisaged. 

After a tumultuous 18 months, the forecast looks more 
settled but the risks from headwinds could create another 
period of uncertainty.  Add to this the significant changes 
that will come from addressing climate commitments 
(which also create significant growth opportunities), the 
upcoming change in corporation tax, and the economic 
landscape appears anything but ordinary. 

A sustainable recovery? 

// 3

The economic recovery is underway.  That is not in 
question. A combination of the rollout of vaccinations, 
reduced restrictions, government supports and a release 
of pent-up consumer demand has contributed to 
economic gains. While the recovery’s existence is not in 
doubt, what is increasingly questioned is how long the 
recovery will last in the face of inflationary pressures, 
labour market shortages, a tentative consumer and a 
pandemic that has not gone away. While the risks on the 
horizon are mounting, they are by no means guaranteed 
to derail us.    

The IMF’s October World Economic Outlook (WEO) 
talks of challenges to the resilience of the recovery, 
characterised by pandemic-induced supply and demand 
mismatches and concerns over variants. A divergence in 
vaccine roll-outs and uptake across countries has led the 
IMF to revise down marginally (-0.1 percentage point) 
its forecast from July’s position. The global economy is 
projected to grow by 5.9% in 2021 and 4.9% in 2022. 

In a similar vein to the global economic picture, the 
Irish economy is recovering well.  The Central Bank 
expects that domestic activity will reach pre-pandemic 
levels by the end of the year. Unlike the global economy, 
where growth is expected to slow in 2022, Ireland’s 
Modified Domestic Demand growth rate is projected 
to gather greater pace. Grant Thornton’s assessment of 
the economic currents suggests the key issues affecting 
growth include:  
• Government ‘boosterism’: Globally, governments are 

injecting recovery funds into their economies.  The 
US has approved almost $2 trillion in their relief bill 
and the EU has injected over €800bn.  While not 
quite boosting it like Biden, the recent Irish budget 
shifted emphasis from dealing with the pandemic to 
improving quality of life in Ireland. Improving access 
to housing, healthcare and childcare all featured in the 
budget, as did a refresh of the National Development 

ECONOMY

The risks on the horizon are 
mounting, but are by no means 

guaranteed to derail us.    

Ireland World

SOURCE: IMF, CENTRAL BANK OF IRELAND
NOTE: WORLD RATE REFERS TO GDP, IRELAND RATE REFERS TO MODIFIED DOMESTIC DEMAND

World & Irish Economic Growth Rates, 2020-
2022 (F)
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Business Developments

The financial services sector in 
Dublin is also booming. Grant 

Thornton, EY and KPMG – to name 
but three – have announced plans 

to create hundreds of jobs as 
demand for professional services 

has increased markedly.  

Significant private sector investment projects 
boost business outlook
Business sentiment in the Dublin and Irish economies 
has recovered strongly in recent quarters, though rising 
Covid-19 rates and the increase in the State’s corporate 
tax rate pose challenges to both short and longer term 
growth.

Positive developments in the Dublin region over the 
past quarter include Ryanair’s opening of a new €50 
million aviation training centre in Santry which will 
enable the airline to recruit and train over 5,000 new 
staff from across Europe in the next five years.

The online payments company, Stripe, also announced 
plans to hire “hundreds” of extra engineers at its Dublin 
office over the coming three years. This is in addition 
to the company’s previous announcement of 1,000 new 
jobs in the Capital over the next five years.

Biopharmaceutical firm, AstraZeneca, which has 
been at the heart of Covid-19 vaccination programmes 
worldwide, is to set up a next-generation active 
pharmaceutical ingredient manufacturing facility at its 
Alexion Campus in Blanchardstown. This will involve 
the creation of 100 jobs as part of a $360 million 
investment.

Amazon is to open its first Irish “fulfilment centre” in 
Dublin in 2022. The centre, which is under construction 
at Baldonnell Business Park, will span over 58,000m² 
and generate 500 new jobs.

The financial services sector in Dublin is also booming. 
Grant Thornton, EY and KPMG – to name but three 
– have announced plans to create hundreds of jobs as 
demand for professional services has increased markedly.  

Corporate Tax Changes
In what will be a challenge to both the Irish and 
Dublin economies, the country’s corporate tax rate is to 
increase from 12.5% to 15% in 2023 as part of a long-
anticipated OECD international tax agreement. The 
existing, lower rate has been one of the critical factors in 
Dublin successfully attracting foreign direct investment 
over a number of decades, and so its amendment will 
cast a degree of uncertainty over the Capital’s future 
competitiveness. The deal will ensure a global minimum 
rate and this is expected to reduce Ireland’s corporate tax 
take by between €800 million and €2 billion per annum 
in the medium term.

Office Vacancy Remains High
Despite the re-opening of the Dublin economy, office 
vacancy rates remained above pre-pandemic times in 
Q3. As shown in the chart, vacancies in both the Dublin 
Suburbs and Dublin 2/4 increased marginally in the 
quarter and remained above the levels recorded before 
the onset of Covid-19. CBRE has noted that transactions 
in the market doubled in Q3 and this contributed to 
a decline from 9.2% to 8.8% in the Capital’s overall 
vacancy rate.

The industrial and logistics market is experiencing 
different challenges, as the Dublin vacancy rate in the 
sector hit a 20-year low in Q3. According to Cushman & 
Wakefield, Covid-19 and Brexit are causing significant 
structural demand changes in the market.

Dublin Office Vacancy Rates

SOURCE: CBRE.

Dublin 2/4Dublin Suburbs
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Business Developments

The economic recovery 
continued in full swing during 

Q3, with rates of expansion 
in activity, new orders and 

employment all quickening. The 
particularly steep growth rates 

seen since the economy reopened 
will likely prove unsustainable, but 
there’s no reason why companies 

shouldn’t settle into a solid and 
sustainable period of expansion.”   

Manufacturing sector leads continued 
recovery in Dublin business activity 
Overall Dublin IHS Markit PMI (SA) 

DublinRest of Ireland

Private sector business activity in Dublin continued 
to recover in Q3 2021 as the Capital’s economy was 
gradually re-opened. A sharp expansion in activity was 
posted for a second consecutive quarter, with the PMI 
index reaching 62.1 in the quarter. This expansion 
was more robust than that seen in Q2 (60.2) and was 
the strongest index reading since 2014. A similarly 
strong and accelerated expansion in activity (62.6) was 
registered across the Rest of Ireland in Q3.

All three monitored sectors of the Dublin economy 
posted substantial increases in activity in the quarter, 
thus underlining the balanced nature of the recovery. The 
strongest growth was in the manufacturing sector, where 
the increase (65.1) was the quickest in more than two 
decades. Dublin construction and services firms were 
also firmly in expansion mode in Q3, with respective 
index readings of 64.7 and 59.5 in the quarter.

Rising business activity was reflected in new orders 
which expanded at the strongest rate (62.6) since the end 
of 2014. This bodes well for future quarters as orders will 
ultimately feed through to new business output in Q4 
and in to 2022. A marginally softer expansion of new 
orders (60.9) was seen outside of the Capital in Q3 of 
this year.

Increased workloads and higher activity requirements 
in Q3 contributed to job creation as employment levels 
amongst firms in the Capital increased for a third quarter 
in a row. The rate of expansion (57.3) was broadly in 
line with the rest of Ireland and reflected a jobs market 
which is strengthening considerably from the depths of 
the pandemic. 

Overall PMI New Orders (SA)

DublinRest of Ireland

Overall PMI Employment (SA)

DublinRest of Ireland
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Dublin retail spending surges in Q3 2021
MasterCard Total Retail Sales Index (SA)

Retail spending in the Dublin economy surged in the 
third quarter of 2021, aided by considerable pent-
up consumer demand and the lifting of Covid-19 
restrictions. Spending by consumers in the retail sector 
expanded by 14.9% QoQ and 10.5% YoY (SA) to reach 
the highest point since the series began in 2014. The 
Entertainment and Discretionary categories benefitted 
to the greatest proportional extents in the quarter. 
Respective QoQ spending increases of 69.4% and 
64.5% were recorded in these categories – albeit from 
low bases in both instances given the tight restrictions 
which applied to retail outlets, hotels, restaurants and 
bars up until the summer time.

Spending on Necessities in Dublin continued to rise in 
Q3, with a minor 0.7% QoQ increase. This is somewhat 
surprising given the recovery in Entertainment spending 
which will have been driven by consumers taking 
advantage of opportunities to dine and drink outside the 
home. Household Goods spending fell back by 9% QoQ 
from a record high in Q2 2021, yet still remained broadly 
stable YoY in what is an ongoing signal of confidence 
amongst Dublin consumers. eCommerce also recorded a 
QoQ decline in expenditure levels. A reduction of 5.3% 
indicates a modest reversal of consumer trends towards 
online retail, though spending in this category remained 
ahead (+3.1% YoY) of the same quarter in 2020.

METHODOLOGY
A macro-economic indicator, SpendingPulse™ reports on national and Dublin retail sales and is based on aggregate sales activity in the MasterCard payments network, coupled with estimates for 
all other payment forms, including cash and cheque. This information has been grossed up to present an estimate of the total retail sales of retail businesses in Ireland and Dublin to both resi-
dents and tourists. Data is seasonally adjusted but is not adjusted for inflation. MasterCard SpendingPulse™ does not represent MasterCard financial performance. SpendingPulse™ is provided by 
MasterCard Advisors, the professional services arm of MasterCard International Incorporated. See www.dublineconomy.ie for more info on methodology.

Dublin Retail Sales Value Index (SA) Q3 2021

IrelandDublin

+6.7% 
YoY

Necessities eCommerce Household 
Goods 

Entertainment Discretionary 

+13.5% 
YoY

-0.4% 
YoY

+11.5% 
YoY

+3.1% 
YoY

RETAIL

148
+10.5%

YoY

138
+9.5% 

YoY

*ALL VALUES ARE SEASONALLY ADJUSTED BY GRANT THORNTON
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Rising vaccination rates and the easing of travel 
restrictions both within Europe and further afield have 
contributed to a relatively strong Q3 recovery in tourist 
spending in Dublin and across Ireland. Expenditure 
levels by international visitors to the Capital rose by 40% 
QoQ, outstripping the equivalent rate (+32.6%) for 
Ireland as a whole. On a YoY basis, spending by tourists 
increased by 63.5% in Dublin and 138.1% in Ireland, in 
what is an initial fillip for the beleaguered international 
tourism sector. Care must be taken with regards to base 
effects when comparing growth rates but the strength of 
the recovery in Ireland compared to Dublin may reflect a 
preference for outdoor, more socially distanced tourism.

In the Capital, the strongest QoQ expansion was 
from the French market where growth of over 71% was 
recorded. This was followed by the German (+36.8%) 
and UK (+23.3%) markets and underlines the willingness 
of European consumers to both travel to and spend in 
Dublin.

The US market, which is typically a key source of 
international tourist spending for Dublin and Ireland, 
increased from a very low base but remained subdued in 
Q3 – despite the lifting of travel restrictions for American 
visitors to Europe in mid-July. The summer season is 
usually the strongest for US tourists to Ireland and so it 
is likely to be summer 2022 and beyond before spending 
by visitors from this market stages a fuller recovery.

Expenditure by tourists from China remained at an 
extremely low ebb in Q3 and will not be expected to 
recover for some time as airlines continue to tentatively 
re-open routes between Continents.

Consumer Financing
The recovery in consumer spending at both the Dublin 
and national levels is notable as it coincides with record 
levels of saving which have shown no signs of abating. 
As demonstrated in the chart, Irish household savings 
continued to rise up to September 2021, while debt 
levels fell. The net result is that Irish consumers have 
never been wealthier. Rising wage rates have likely been a 
significant contributor to consumer savings which could 
well feed through to heightened retail spending for some 
time to come, especially if bank lending rebounds.

Irish Household Savings & Debt (€bn), 2015-2021

Easing travel restrictions boost tourist 
spending 

SOURCE: CENTRAL BANK OF IRELAND. 

133.8

RETAIL

Dublin and Ireland Tourist Spend by Origin - Q3 2021 (SA)

+249.1%
YOY CHANGE 

IN SPENDING IN 
IRELAND

+234.5%
YOY CHANGE 

IN SPENDING IN 
DUBLIN

YOY CHANGE 
IN SPENDING IN 

IRELAND

+116.9% +130.4%
YOY CHANGE 

IN SPENDING IN 
DUBLIN

YOY CHANGE 
IN SPENDING IN 

IRELAND

+68.4% +250.4%
YOY CHANGE 

IN SPENDING IN 
DUBLIN

YOY CHANGE 
IN SPENDING IN 

IRELAND

-58.3% +39.3%
YOY CHANGE 

IN SPENDING IN 
DUBLIN

YOY CHANGE 
IN SPENDING IN 

DUBLIN

+259.6% +89.5%
YOY CHANGE 

IN SPENDING IN 
IRELAND

YOY OVERALL CHANGE 
IN TOURSIM SPEND IN 

DUBLIN

+138.1% +63.5%
YOY OVERALL CHANGE 
IN TOURSIM SPEND IN 

IRELAND

Overall

DublinIreland

SOURCE: MASTERCARD SPENDINGPULSE

Household SavingsHousehold Debt
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Hotel occupancy rates break 50% as recovery 

Dublin Hotel Average Daily Rates (SA)

The Dublin hotel market experienced a modest resurgence 
in autumn 2021, yet significant further progress will be 
required before a full recovery materialises. Occupancy 
rates in the Capital stood at 55.5% (SA) in October, 
representing MoM and YoY increases of 7.6% and 
38.2% respectively. October was the first month in 
which occupancy broke 50% since the onset of Covid-19 
and the rate will be expected to rise further in 2022 as 
international travel to Dublin strengthens. The Average 
Daily Rate (ADR) for a hotel room in the Capital 
rebounded to over €110 (SA) in October yet stands 
close to 30% below the 2018 peak of €156. This is an 
indication of the financial efforts hoteliers are making to 
attract both domestic and international tourists back to 
Dublin.

Seated Diners at Dublin Restaurants 
(YoY % Change)

The lifting of the majority of Covid-19 restrictions on 
Irish hospitality outlets provided a timely boost for the 
Dublin restaurant sector in the weeks leading up to 
mid-November 2021. The number of seated diners at 
Dublin restaurants consequently rose by close to 59% 
YoY in November, thus continuing a sequence of growth 
which started in the summer of this year. Recovery at 
the national level was even stronger in the third week of 
November with an 88.2% YoY increase. The Christmas 
period, which usually provides a significant bounce for 
hospitality, appears to be threatened by the recent rise in 
Covid-19 case numbers and hence may not prove as busy 
as in previous, pre-pandemic times.

OCT '21
HOTEL OCCUPANCY RATE (SA) 55.5%
YEAR ON YEAR % AGE POINT CHANGE +38.2
INDEX OF HOTEL ROOM SUPPLY (SA, JULY 2013=100) 115.1
YEAR ON YEAR % CHANGE +7.4

SOURCE: STR GLOBAL. SEASONALLY ADJUSTED BY GRANT THORNTON.

SOURCE: OPENTABLE. NOTE: DATA ONLY INCLUDES SATURDAY DINERS.

NOV '21
YEAR ON YEAR % CHANGE IN SEATED DINERS IN 
DUBLIN +58.7

YEAR ON YEAR  % CHANGE IN SEATED DINERS IN 
IRELAND

+88.2

Index of SupplyAverage Daily Rate €

Restaurant bookings buoyant yet Covid threats 
remain

HOSPITALITY

€136
Max

72.8
Max
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The events of the last 20 months have led to widespread 
focus on the long term vitality of Dublin’s retail core. The 
past decade has seen the fallout of the Great Financial 
Crisis, Brexit, and the emergence of online shopping as 
a staple consumer habit, all of which impacted the retail 
sector before Covid-19 arrived to further shake things 
up.

Dublin City Centre was the most Covid- impacted 
retail location in Ireland due to a collapse in tourism, the 
widespread adoption of home working, and the closure 
of non-essential retail. So what is the future for Dublin’s 
retail core?

Recovery in City Centre Retail
It appears that despite the persisting narrative that we are 
all destined to stay at home with our goggles on, people 
like to go into shops. CSO statistics show that online 
retail sales in Ireland jumped from 4% of the total to 
a high of 16% during 2020, but that by July 2021 had 
fallen to 4% again. 

The reason Dublin City suffered so badly during 
Covid is clear when you look at the sales of Clothing 
& Footwear which dominates the City Centre’s retail 
offer. These collapsed by 82% in 2020. When the shops 
reopened they grew by 510% and, on an overall basis, 
retail sales are now back above 2019 levels.

The recovery in spend is not surprising when you 
consider the Irish consumer has, in aggregate, never been 
wealthier. Based upon savings and debt reduction alone, 
they are €90bn better off than in 2011.

Experiential Shopping
Dublin City Centre is well positioned to capture this 
potential retail spend and the key will be customer 
experience.

There is a shake-up in retail underway in the City 
Centre. The departure of the UK’s Brexit casualties 
(Debenhams, Top Shop, Monsoon and Coast to name 
a few) has created the opportunity to revitalise the retail 
offer with more international brands such as Lululemon 
& Canada Goose opening, further differentiating the 
City Centre from the competition. 

The other big opportunity for the City Centre is 
the fundamental shift toward experience taking place 
in the retail sector. Customers want to be engaged, and 
interesting city centres like Dublin have the ability to do 
this in a way that purpose-built shopping destinations 
cannot emulate. 

Presenting Dublin as a composite offer with an 
unrivalled mix of cultural, food & beverage, social 
and shopping offers is its winning formula and 
insurmountable advantage in the battle for shoppers’ 
attention.

A consistent focus on user experience, making sure 
that positive experiences are amplified and any negative 
experiences are confronted and dealt with is the route to 
a successful retail destination. Make Dublin City Centre 
the most pleasant place to spend time and the shoppers 
will come.

The future for Dublin’s retail core

Neil Bannon
Executive Chairman, 
Bannon 

SPECIAL REPORT

Irish Retail Sales 2015-2021

SOURCE: CSO

Proportion of turnover 
generated via online sales %Value of retail salesVolume of retail sales
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Dublin unemployment continues on a downward 
trajectory
DUBLIN & NATIONAL UNEMPLOYMENT RATE % 

Dublin's unemployment rate - which does not include 
those on the Pandemic Unemployment Payment (PUP) 
- fell in Q3 2021 but still remained above pre-pandemic 
levels. The rate for the Capital fell by 1.2% QoQ to 
stand at 6% (SA) in the quarter. This represented a YoY 
decline of 2.2% and will have been driven by significant 
and rising demand for labour in the market. Despite this 
reduction, unemployment remained above the low of 
4.4% recorded in Q3 2019. The phasing out of the PUP 
in February 2022 may place some upward pressure on 
the Capital's unemployment rate, yet the outlook for the 
jobs market remains positive.

Dublin Pandemic Unemployment Payment 
Recipients

The number of recipients of the Pandemic Unemployment 
Payment (PUP) in Dublin continued to fall through to 
October 2021 as the re-opening of the economy provided 
a stimulus for the jobs market. Just over 30,000 people 
remained in receipt of the PUP at the end of October, 
with numbers reaching new lows on a weekly basis. There 
were 8,371 fewer recipients of the support MoM, and 
this will no doubt have been aided by the recent lifting 
of many of the remaining restrictions which applied 
to the hospitality sector, in particular. PUP rates have 
been reducing since September, and the payment will be 
phased out in February, so further declines in recipient 
numbers are expected.

Q3 '21
DUBLIN UNEMPLOYMENT RATE (SA) 6.0%
YEAR ON YEAR CHANGE % POINTS -2.2
DUBLIN EMPLOYMENT '000S (SA) 745.0
YEAR ON YEAR CHANGE '000S (SA) +52.9

SOURCE: CSO. DATA IS WEEKLY.

OCT '21
TOTAL DUBLIN PUP RECIPIENTS 30,144
MONTH ON MONTH CHANGE -8,371

PUP recipient numbers decline as labour market 
recovers

LABOUR MARKET

16%
Max

175,506
Max

13.6%
Max

SOURCE: CSO. DUBLIN SEASONALLY ADJUSTED BY GRANT THORNTON

NationalDublin 
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Employment by Broad Sector '000s (SA)

Job Postings on Indeed 
(Feb 2020 = 100)

SOURCE: CSO. SEASONALLY ADJUSTED BY GRANT THORNTON.
INDIVIDUAL SECTOR VALUES MAY NOT SUM TO TOTAL DUE TO ROUNDING.

SOURCE: INDEED
NOTE: 7 DAY MOVING AVERAGE, INDEXED TO 01/02/2020.

Dublin employment levels rise in Q3 2021

Employment levels in the Dublin economy gathered 
momentum in Q3 2021. 745,000 Dublin residents (SA) 
were in employment in the quarter, a rise of 54,600 
or 7.9% YoY, though the classification of Pandemic 
Unemployment Payment (PUP) recipients as 'employed' 
will have distorted the figures. The services sector was 
the main driver of the YoY growth, with employment 
levels increasing by 47,000 or 7.8%. The construction 
sector, which is experiencing a boom at present, was also 
a source of considerable job growth with employment 
rising by 7,300 YoY (+14.4%). Even when compared to 
Q3 2019 (before the pandemic set in), total employment 
in Dublin was up by 5% in Q3 2021, thus underlining 
the rude health of the Capital's labour market. 

Q3 '21
SERVICES EMPLOYMENT '000s (SA) 653.7
YEAR ON YEAR CHANGE '000s (SA) +47.0
INDUSTRY & CONSTR. EMPLOYMENT '000s (SA) 90.6
YEAR ON YEAR CHANGE '000s (SA) +7.6

Job postings in Dublin continue to soar

The Dublin labour market continued to show high levels 
of activity through to November 2021. Job postings on 
Indeed soared to a new high by the middle of the month, 
standing 38% above the baseline (pre-pandemic) month 
of February 2020. The upward trajectory in job vacancies 
has been a consistent trend since the nadir of summer 
2020, and forms part of the global phenomenon of 'The 
Great Resignation' which has seen labour shortages 
and wage growth in a number of sectors. Job postings 
outside the Capital have grown to an even greater extent 
in recent months, standing close to 73% above pre-
pandemic times as of November.  

NOV '21
PERCENTAGE POINT CHANGE VERSUS FEB 2020 - 
DUBLIN +38.0

PERCENTAGE POINT CHANGE VERSUS FEB 2020 - 
IRELAND +72.6

Private ServicesPublic Sector

IndustryConstruction

DublinNational

LABOUR MARKET

-56.4
Min

745,000
Max
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Internationally published benchmarks are a useful means 
of measuring a city’s performance relative to its peers, 
and recent indicators for Dublin confirm the city’s 
strong showing across a range of dimensions (see table 
opposite). 

A Global Tourism Favourite
Dublin has been ranked as one of the top 10 cities in 
the world to visit in 2022. Lonely Planet placed the 
Capital at 7th in its latest rankings, and favourably cited 
Dublin’s plans to pedestrianise parts of the city centre 
in its decision. An ethical approach to tourism and a 
blossoming independent artisan shopping scene were 
also underlined as significant contributors. Overall, the 
Capital was considered by Lonely Planet to be “one of 
Europe’s most down-to-earth and friendly cities”.

EPIC, the Irish emigration museum, has provided 
further positive news for the Dublin tourism industry 
by retaining its position as Europe’s leading tourist 
attraction. The museum was recognised as the leading 
attraction for a third consecutive year at the 2021 World 
Travel Awards. 

Third Level Education
The latest QS World University Rankings for 2022 
showed mixed results for Dublin’s universities. Trinity 
College Dublin retained its place at 101st in the world, 
while UCD rose four places to 173rd. DCU’s ranking, 
meanwhile, dropped by over 50 places to 490th globally, 

while TU Dublin was ranked in the 801-1,000 bracket. 
QS highlighted that Irish universities remain respected 
by the world’s academics and are nurturing graduates 
capable of succeeding in the modern workplace, yet 
limits on teaching capacity and research impact are 
impediments to further improvement.

A new study by Studee, a website which helps 
international students find and apply to universities 
abroad, has ranked Dublin as the best city in Europe 
to be a student. The relatively high rents and cost of 
living in the Capital were more than offset by factors 
including the strong rankings of universities in Dublin, 
fast internet speeds and freedom of speech. Dublin’s 
ranking corresponded to 13th place in the world, with 
Tokyo topping the list.

Cost Challenges
Dublin is now within the top 40 most expensive cities 
in the world to live, according to Mercer. High rents 
for private accommodation, driven by a combination of 
supply constraints and strong demand, were cited as a 
key issue. The Capital rose seven places in a year, yet 
remained a distance behind the most expensive city in 
the European Union, Copenhagen (16th place globally). 
Mercer highlighted that, unlike other European cities, 
deflation in Dublin limited the increase in costs in 2020. 
Given the high inflation environment which now exists, 
this may be expected to change in 2021.

Dublin tourism & education to the fore 
in global rankings

DUBLIN'S INTERNATIONAL RANKINGS
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‡ CHANGE ON PREVIOUS PUBLICATION OF THE RELEVANT BENCHMARK. AN UPWARD-POINTING ARROW DENOTES AN IMPROVEMENT. *TCD.

DUBLIN'S LATEST INTERNATIONAL RANKINGS

Source Benchmarking Criteria Year Ranking

Condé Nast Friendliest Cities in 
Europe

Votes by readers of Condé Nast Traveller 
magazine based on experiences in European 
cities

2020 2 -

Eden Strategy Institute Top 50 Smart 
City Governments 

10 key factors covering governance, resourcing, 
smart programmes, policies and ecosystem 2021 26 ▲

IMD Smart City Index Economic and technological factors, and citizens’ 
perceptions of "smart" city credentials 2020 34 ▼

fDi x TNW European Tech Cities of 
the Future

FDI performance, connectivity, cost 
effectiveness, economic potential, innovation & 
attractiveness

2021 3 -

fDi Market Top Headquarter 
Locations (Financial Times)

Weighting of fDi Markets data (since 2015) 
against locations' population size 2020 1 ▲

fDi Global Cities of the Future
FDI performance, connectivity, cost 
effectiveness, economic potential, innovation & 
attractiveness

2021 5 ▼

EY Financial Services Brexit Tracker
Movement of services and staff at financial 
services firms in the UK since the Brexit 
referendum in 2016

2021 1 -

Global Talent Competitiveness Index

Regulatory, market and business/labour 
landscape, external and international openness, 
education and access to growth opportunities 
and sustainability and lifestyle

2020 13 ▲

Mercer Cost of Living City Rankings Cost of consumer goods and services 2021 39 ▼

Mercer Quality of Living City 
Rankings Environmental/ socio-economic 2019 33 ▲

PwC-ULI Emerging Trends in Real 
Estate Europe 

Outlook for investment and development, and 
the scale/liquidity of the city's market 2020 12 ▼

Economist Intelligence Unit Global 
Liveability Index

Stability, healthcare, culture and environment, 
education and infrastructure 2021 51 ▼

Lonely Planet Best Cities to Visit Topicality, unique experiences, ‘wow’ factor and 
sustainability 2022 7 ▲

Startup Genome Global Startup 
Ecosystem Report 

Performance, funding, market reach, 
connectedness, talent, experience 2021 36 -

Studee Best Student Cities in Europe Affordability, demographics, university rankings, 
quality of life 2021 1 -

QS World University Rankings University quality 2022 101* -

IMD World Competitiveness Ranking 332 criteria related to competitiveness, digital 
competitiveness and talent 2020 12 ▼

DUBLIN'S INTERNATIONAL RANKINGS
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Residential Property Price Index (2015 = 100)

Residential property price growth in Dublin accelerated 
at the swiftest rate in over three years in September 
2021. Prices increased by 11.5% YoY in the month. 
Price inflation for houses of 12.4% YoY was the main 
driver, with apartment price growth coming in at a not 
inconsequential level of 7.7% YoY. Prices overall have 
now increased MoM and YoY in every month in 2021, 
thus breaking the trend of low and negative price growth 
which marked much of the period between Q1 2019 and 
Q1 2021. Outside Dublin, prices rose at a more robust 
rate of 13.2% YoY in September, though growth was 
stronger for apartments (+15.1% YoY) when compared 
to houses (+13% YoY).

SOURCE: CSO. 
NOTE: 2015 = 100.

SEP '21
PROPERTY PRICE INDEX DUBLIN 137.9
YEAR ON YEAR % CHANGE +11.5
PROPERTY PRICE INDEX NATIONAL EXCL. DUBLIN 166.3
YEAR ON YEAR % CHANGE +13.2

House price growth reaches 3 year high 

DublinNational excl. Dublin

HOUSING

Residential property market activity jumps in 
September
Dublin Residential Property Transactions (SA)

Activity in the Dublin residential property market 
strengthed in September 2021. Property transactions 
increased by 13.1% MoM (SA), and more than doubled 
YoY from the low ebbs of mid-2020. The 1,893 
transactions in the month of September were also ahead 
(+12.3%) of the same month in 2019, before the onset of 
the pandemic. At the national level, activity was similarly 
robust with MoM and YoY increases in transactions of 
13.1% and 132.1% respectively. Growth in Dublin and 
nationwide is expected to continue as demand remains 
strong over the coming quarters.  
  

SEP '21

DUBLIN RESIDENTIAL PROPERTY TRANSACTIONS (SA) 1,893

YEAR ON YEAR % CHANGE +155.0
IRELAND RESIDENTIAL PROPERTY TRANSACTIONS (SA) 6,136
YEAR ON YEAR % CHANGE +132.1

SOURCE: CSO. SEASONALLY ADJUSTED BY GRANT THORNTON.

2,531
Max

137.9
Max
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Dublin House Commencements & Completions

Dublin residential rents climb, but at a weaker 
rate

Dublin housing commencements remain at a high 
level in Q3

Completions (SA)Commencements 

Activity levels in the Dublin residential construction 
market remained strong in Q3 2021, with new 
housing starts showing particular promise. Housing 
commencements in the Capital stood at 3,596 in the 
quarter, down 28.3% QoQ from the sizeable spike in Q2, 
but up by almost 86% (1,661 units) YoY. Completion 
levels in the Capital also declined QoQ (-24.2%) to 
1,230 (SA), but remained 12.1% above the same period 
in 2020. Given the surge in commencements recorded 
in Q2 and Q3 of this year, a robust increase in much-
needed supply to the Dublin housing market will be 
expected in 2022.

Q3 '21
TOTAL HOUSE COMMENCEMENTS 3,596
YEAR ON YEAR CHANGE +1,661
TOTAL HOUSE COMPLETIONS (SA) 1,230
YEAR ON YEAR CHANGE +132

SOURCE: CSO, DHLGH

HOUSING

Residential Rents € Per Month

SOURCE: RTB

Rents for residential properties in Dublin continued to 
rise, but at a weaker pace, in the second quarter of 2021. 
The average rent for a property in the Capital increased 
by 0.8% QoQ to stand at €1,832. This represented a 
significant slowdown in growth from the 5.1% QoQ 
increase recorded in Q1 of the year. Despite this, rents 
were up by 6.5% YoY as yet another new peak was 
reached, thus dispelling predictions that remote working 
would drive lasting reductions in demand and rents in 
the county. Rents inside and outside the Greater Dublin 
Area also rose at more modest rates in the quarter, 
yet respectively stood 8.3% and 8.5% above the same 
quarter in 2020.

Q2 '21
DUBLIN AVG RESIDENTIAL RENT € PER MONTH 1,832
YEAR ON YEAR € CHANGE +113

Outside GDAGreater Dublin AreaDublin

€1,832
Max

5,013
Max

2,007
Max
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Public transport usage subdued in Q3 2021

Public Transport Million Trips (SA)

Passenger journeys on Dublin's public transport system 
remained subdued in Q3 2021. Close to 24 million trips 
(SA) were recorded across the four main modes of public 
transport in the Capital in the quarter, representing a 
minor QoQ increase (+2.1%) but a more sizeable YoY 
contraction (-6.6%). A fall off of 1.6 million passenger 
journeys (-8.8%) on Dublin Bus routes was the main 
contributor to the YoY decline, as trips taken on the 
other modes of transport remained stable. This out-turn 
is somewhat surprising given the increasing capacity on 
public transport, and the return to workplaces and third 
level institutions which arose in Q3 of this year. 

Dublin Average Daily Traffic Count '000s (SA)

Traffic volumes on the Dublin road network continued 
to recover through to the third week of November 2021. 
Average daily traffic counts on the 8 roads analysed rose 
to over 683,000 (SA), broadly in line with pre-pandemic 
levels. This was the highest traffic volume recorded since 
the onset of Covid-19 and will have been stimulated by 
the phased return to schools, colleges and workplaces 
across the Capital. Peak volumes on the road network 
for the morning period increased by almost 21% YoY, 
but a more significant uplift of 38.1% was recorded for 
the evening peak. Road usage at both peak periods are 
now back to pre-pandemic volumes.

Q3 '21
PUBLIC TRANSPORT MILLION TRIPS (SA) 23.7
YEAR ON YEAR % CHANGE -6.6

SOURCE: TII. SEASONALLY ADJUSTED BY GRANT THORNTON. DATA IS WEEKLY.

Road usage returns to pre-pandemic levels

SOURCE: NTA. SEASONALLY ADJUSTED BY GRANT THORNTON.
NOTE: PROVISIONAL DATA VERIFIED BY ALL OPERATORS.

NOV '21
AVERAGE DAILY TRAFFIC COUNT (SA) 683,469
YEAR ON YEAR % CHANGE 36.4
PEAK VOLUME COUNT (AM) (SA) 46,873
YEAR ON YEAR % CHANGE 20.8
PEAK VOLUME COUNT (PM) (SA) 53,673
YEAR ON YEAR % CHANGE 38.1

Dublin City BusBus Éireann

Irish RailLuas

TRANSPORT & TRAVEL

Storm 
Emma

201,469
Min
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Dublin Airport Passengers '000s (SA)

Dublin Port Tonnage Million Tonnes (SA)

SOURCES: CSO & DUBLIN AIRPORT. SEASONALLY ADJUSTED BY GRANT THORNTON.

Nascent recovery in Dublin airport passenger 
numbers

A nascent recovery in passenger numbers at Dublin 
Airport was evident in Q3 2021. Almost 3.6 million 
passengers (SA) either arrived at or departed the airport 
in the quarter. This was the highest quarterly total since 
before the pandemic and represented YoY growth of 2.6 
million passengers (252%). Despite this marked recovery, 
passenger throughput remained down by 56.4% on the 
same quarter in 2019. A stronger Christmas period will 
be expected as international airspace re-opens, while 
the Government's announcement of €90 million to aid 
airports in reducing charges and re-establishing routes is 
a significant stimulant for the sector.

Q3 '21
TOTAL PASSENGERS '000s (SA) 3,588
YEAR ON YEAR CHANGE '000s TRIPS (SA) +2,571

Dublin Port significantly affected by new post-
Brexit trade patterns 

Cargo throughput at Dublin Port receded YoY in Q3 
2021 as post-Brexit trading patterns continued to affect 
activity. Total throughput increased by 1.8% QoQ (SA) 
but declined by 5.6% YoY in the quarter. Worryingly 
from an economic perspective, exports were the main 
contributor to the YoY reduction; shrinking by 11.1% 
which was considerably more acute than the 1.4% 
YoY decline in imports. Dublin Port has highlighted 
notable trends in declining trade activity with the UK, 
rising volumes transported to and from the Continent, 
and a significant uplift in new car imports which is an 
indication of the robust recovery of the Irish economy. 

Q3 '21
DUBLIN PORT EXPORTS MILLION TONNES (SA) 3.55
YOY CHANGE MILLION TONNES (SA) -0.44
DUBLIN PORT IMPORTS MILLION TONNES (SA) 5.53
YOY CHANGE MILLION TONNES (SA) -0.08

SOURCE: DUBLIN PORT. SEASONALLY ADJUSTED BY GRANT THORNTON.

ImportsExportsTotal Tonnage

TRANSPORT & TRAVEL

10.1
Max

8.22m
Max
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‘normal’ month was 3.56%, we expect to see about €5.4 
billion of retail spending in December this year. This is 
about €1.58 billion higher than other months of the year 
and represents an average of €832 spent per household. 
This is an increase of about 5% on last year. 

Headline figures of course mask other trends in the 
sector and not all parts of retail are experiencing the 
same uplift as others. Grocery retail, for example, has 
seen sales increase significantly during the pandemic. 
People are eating more at home, while our town and city 
centres have been quiet. 

However, on the flip side, the lack of office workers 
and tourists, along with the extended closure of bars and 
restaurants, has seen footfall drop dramatically in key 
urban retail districts. 

This has been a problem in many of our cities, but 
Dublin has been the worst affected. It is more reliant 

Arnold Dillon
Director, Retail Ireland

SPECIAL REPORT

The mood across retail remains positive if somewhat 
apprehensive. Heightened Covid concerns and the 
possibility of new restrictions have placed a dark cloud 
on the horizon. 

The last few months have seen a strong recovery across 
the sector. The easing of restrictions since early summer 
prompted a strong and steady lift in consumer sentiment. 
This, combined with significant pent-up demand, led to 
positive sales figures over recent months. 

Retail sales for September 2021, for example, were 
12.6% higher than September 2019, before Covid hit, 
and the wider economy is performing well. The hope 
is that this continues and translates into a very strong 
Christmas sales period, allowing businesses to recover 
some Covid-related financial losses and put themselves 
on a sustainable growth path.

Our initial projections for Christmas trading reflect 
this. Based on last year, when the share of annual retail 
spending that occurred in December over and above a 

We expect to see about €5.4 
billion of retail spending in 

December this year. This is an increase 
of about 5% on last year.



than others on commuters and foreign visitors, and 
while suburban shopping centres haven’t fared so badly, 
the city centre has taken a big hit. 

That trend was starting to correct itself by the end of 
October, but recent weeks have seen consumers again 
reduce their activity due to Covid concern. Reduced 
activity in the hospitality and events sector spills over 
into retail and there are simply less shoppers around 
town. 

Not only has Covid affected where people shop, it 
has also affected how people shop. Some of this is short-
term, but other trends are probably here to stay.

Visits to the city during the pandemic have been 
more purpose driven. Casual browsing has reduced 
considerably. This led to a lower number of transactions 
in stores, although they were typically higher value. 
Those parts of retail that rely on more unplanned impulse 
buying have suffered accordingly.

In the immediate term, the sustained opening and 
recovery of the city’s wider economy is needed to restore 
more normal levels of retail footfall to the city. Into the 
future, though, retailers and other city centre businesses 
will have to work harder to entice consumers back.

The acceleration of online retail and the increase in 
remote and hybrid working models demand a rethink 
of the offering, not just in retail, but across the city’s 
wider experience economy. It was always the case that 
Dublin city centre needed to develop and market itself 
as a destination retail and leisure experience, but this has 
taken on a new importance. 

There are some positive indications from the past 18 
months. When retail reopened after Covid restrictions 
eased, consumers were quick to return. A real value is 
placed on the in-person experience and the supporting 
amenities that only cities can offer, but we can’t be 
complacent. 

The city needs to not just deliver a great retail 
experience, it needs to be a great place to live and work 
-  it is all interconnected. An increasing dilemma for 
retailers is that EU workers that left during the pandemic 
are reluctant to return due to the high living costs. This 
is manifesting itself in skills shortages right across the 
sector.

Better transports links, more imaginative open spaces, 
cleaner and safer streets, quality housing and reduced 
local charges for retailers and local businesses are some 
of the initiatives that will help realise the city’s potential. 
At the same time, Dublin must continue to reinvent its 
offering to consumers wanting something more creative 
and inspiring than they can access locally.
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Dublin must continue to 
reinvent its offering to 

consumers wanting something more 
creative and inspiring than they can 

access locally.



SOURCES: CSO, PMI IHS MARKIT; SEAPORT CARGO DUBLIN PORT; PUBLIC TRANSPORT NTA; RESIDENTIAL RENTS RTB; COMMERCIAL PROPERTY CBRE RESEARCH, HOTEL OCCUPANCY STR GLOBAL. NOTE: THESE 
"PETROL GAUGE" CHARTS PRESENT THE PERFORMANCE OF THE PARTICULAR INDICATOR RELATIVE TO A RANGE OF PERFORMANCES FROM MOST POSITIVE (GREEN) TO LEAST POSITIVE (RED). EACH GAUGE PRESENTS 
THE LATEST VALUE COMPARED TO THE PEAK VALUE AND THE TROUGH VALUE OVER THE LAST DECADE (EXCEPT FOR PUBLIC TRANSPORT TRIPS, MASTERCARD SPENDINGPULSE AND STR GLOBAL WHICH COVER 
THE PAST 5 YEARS, HOUSING COMPLETIONS WHICH COVER THE PAST 6 YEARS, AND THE LIVE REGISTER WHICH COVERS THE PAST 9 YEARS).  THE COMMERCIAL PROPERTY GAUGES ARE RED AT THE HIGH AND LOW 
EXTREMES, IN RECOGNITION OF THE  UNDESIRABILITY OF RENTS THAT ARE EITHER TOO HIGH OR TOO LOW AS WELL AS VACANCY RATES.

Dublin Economic Scorecard
ECONOMY

IHS Markit Business 
PMI Q3 2021

Unemployment Rate 
Q3 2021

SpendingPulse 
Sales Index Q3 2021

3 MONTH MOVING AVERAGE (SA) % (SA) INDEX (2014 = 100) (SA)

25 63 4 14 108 148

TRAVEL
Hotel Occupancy Rate 

Oct 2021
Seaport Cargo 

Q3 2021
Public Transport Trips

 Q3 2021
% OF TOTAL ROOMS (SA) MILLION TONNES/QUARTER (SA) MILLION TRIPS/QUARTER (SA)

6 84 6.8 10.1 14.0 61.6

RESIDENTIAL PROPERTY
Average Residential  

Rents Q2 2021
Residential Property  
Price Index Sep 2021

Housing Completions 
Q3 2021

€/QUARTER INDEX (2015 = 100) UNITS/QUARTER (SA)

1,037 1,832 65 138 547 2,010

COMMERCIAL PROPERTY
Dublin City Centre  

Office Rent Q3 2021
Dublin 2/4 Office  

Vacancy Rate Q3 2021
Dublin Suburbs Office  
Vacancy Rate Q3 2021

INDEX (2006 = 100) % %

50 119 4 18 6 24

62.1 6.0 148

55.5 9.0 23.7

1,832 1,230

105 10.66.7

137.9


