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Take up

10% 
Availability 

3%
Prime Rent 

£23.00

After a record low level of take-up for the Belfast 
office market in 2020, the market has improved 
throughout the course of 2021 with a 10% uplift in 
H2 2021 over H1 2021. Whilst take-up is still 
below the 5- and  10-year average take-up, office 
enquiries  and viewings remained strong during 
the second half of the year. We are aware of              
a number of substantial deals that were agreed in 
Q4 2021 which should translate to a strong 
positive start to 2022. It has also been interesting 
to note that there were a number of major pre-let 
deals announced across the UK and Ireland 
proving that the office market is indeed alive and 
kicking. Given the competitive nature of the 
Belfast market and the strong pipeline of FDI we 
expect to see the office market enter a new 
normal in 2022 with take-up increasing.

David Wright 

Director

Prime Yield

5.5%
*Compared to H1 2021 



3 © 2022 CBRE, INC.RESEARCH

Intelligent Investment H2 MARKET REPORT Belfast Office

Take Up

Belfast recorded its highest half yearly take up in H2 2021 since the 
Covid pandemic began and increased by 10% over H1 2021 and 63% 
when compared to the same period in 2020. Also the transaction 
count increased from 18 deals in H1 2021 to 20 deals in H2 2021. 
Highlights for the six months of the year included Abbey Bond 
Lovis leasing 7,750 sq ft at City Quays 1; Rutledge Training leasing            
7,150 sq ft at 25-27 Franklin Street; DailyPay acquiring 10,500 sq ft       
at McAuley House on Castle Street and Workrise leasing 9,000 sq
ft   at the recently refurbished 35DP on Donegall Place.  In terms of 
the breakdown of quarterly take-up 49,502 sq ft was recorded 
in Q3 2021 (12 transactions) and 39,942 sq ft (8 transactions) 
in Q4 2021. 

Regarding the full year for 2021 the market recorded 170,804 sq ft      
of take-up over 38 separate transactions, this is a increase of 21%      
on 2020 which recorded 140,911 sq ft of take-up. The 5 yearly 
rolling average now stands at 429,422 sq ft (down 11% on the 2020 
5 year rolling average) with a 10-year rolling average at 391,561 sq
ft  (down 2% on the 2020 10 year rolling average).

Demand

It has been difficult to quantify the exact current level of demand 
as occupiers continue to strategically review what their 
requirements may be going forward. It has been encouraging to 
note a general increase in enquiries and viewings during the 
second half of the year which will lead to transactions in 2022. In 
addition, it was very positive to note that a number of major deals 
were agreed in December 2021 which again will translate into a 
strong start for 2022.

Many occupiers are carrying out strategic reviews of their 
operational properties to clarify their space requirements given the 
rise of working from home and hybrid working. The flip side of this       
is that if social distancing continues for the foreseeable future then 
some companies may need more space to safely accommodate 
their staff. Pre-Covid office design was about pushing design 
densities so that a building could accommodate more people, post-
Covid we will see office design be less about density and even more 
about the user experience, reducing touch points and providing 
facilities that help staff remain safe such as enhanced cycle 
facilities/outside space etc. The appetite for buildings with high 
ESG credentials (Well/Green/Sustainable buildings) will increase in 
the years to come as tenants make the flight to quality to meet 
their own ESG goals and ambitions. 

H2 2021 take-up sq ft: 

89,444 
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Buildings that meet high ESG criteria will perform  well whilst those 
buildings not deemed to be sustainable will struggle not only to 
attract tenants but also to attract funding for re-financing etc. 
Should Northern Ireland adopt Minimum Energy Efficiency 
Standards similar to England then a number of existing office 
buildings will be obsolete in the not too distant future. 

In addition, during H2 2021 we have witnessed a number of 
announcements from Invest NI clients into Belfast including 
Datactics (18 jobs), Nisos (15 jobs), ASOS (184 jobs), Agio (100        
jobs), Safety NetAccess (40 jobs), Oagletree Deakins (78 jobs),         
and Workrise with 153 new positions. 

The continued jobs announcements from Invest NI continue to 
prove that Belfast (and Northern Ireland) are extremely 
competitive when  it comes to occupational and people costs when 
compared to other major UK cities.

We believe the Belfast market is well positioned for strong growth 
over the medium to long term as companies seek to capitalise on  
Belfast’s competitive cost base, skilled workforce, excellent 
connectivity and high standard of living.

It has been 
encouraging to note a 
general increase  in 
enquiries and 
viewings during the 
second half of the 
year which will lead 
to transactions in 
2022. In addition, it 
was very positive to 
note that a number of 
major deals were 
agreed in December 
2021 which again will 
translate into  a 
strong start  for 2022. 

Olympic House, Titanic Quarter – Due to complete in H1 2022
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Supply

Supply increased substantially during 2021 as three major schemes 
were added to the supply figures. All three of these schemes – The 
Ewart, City Quays 3 and Olympic House are all due to complete 
during H1 2022. Still to be included in the supply figures is Paper 
Exchange which is due to complete towards the end of 2022.  All     
of these buildings are aiming for Breeam “Excellent” which gives 
them an advantage over existing stock with enhanced 
sustainability characteristics such as reduced running costs and 
excellent on-site amenities including bike storage, changing rooms 
and drying rooms to promote greener travel to and from the office.

In terms of future schemes TRANSLINK has formally submitted       
its outline planning application for the £400 million Weavers Cross 
development scheme in Belfast. The project, which incorporates        
the new £175m Belfast Transport Hub, proposes the redevelopment       
of around 30 acres between the Europa bus station and the West 
Link into a mixture of office, residential, hospitality, retail and         
leisure space.

Plans have been unveiled for the development of an 11-storey 
(250,000 sq ft) Grade A office scheme on a surface level car park 
next to Lanyon Place railway station in Belfast. A Proposal of 
Application Notice has been lodged ahead of the submission                
of a major planning application.

A new nine-storey office building has received planning permission 
for “The Well”  a 35,000 sq ft scheme, which will see the former 
offices of HMRC on Wellington Place transformed into a wellbeing 
centred office building which is being developed by Lotus Group.

One Grosvenor Gate Scheme on the Grosvenor Road, adjacent            
to the Westlink and new transport hub has received planning 
permission. Ossian Holdings’ proposal includes a three-tiered 
structure ranging from nine to 14 storeys on Grosvenor Road 
totalling 226,800 sq ft of Grade A office space. 

H2 end supply, sq ft: 

1,267K 
(3% decrease on H1 2021)



6 © 2022 CBRE, INC.RESEARCH

Intelligent Investment H2 MARKET REPORT Belfast Office

Rents

Prime headline rents, at the end of H2 2021, for best in class Grade A stood between £22.00 per sq ft and 
£24.00 per sq ft. Average rents for refurbished properties have been in the region of £18.00 to £20.00 per sq
ft. Headline rental rates have been maintained during 2021 and in some instances headline rental rates have 
increased as occupiers seek a flight to quality. Supply is set to increase in 2022 but we are not expecting 
headline rents to be affected as a result given the flight to more sustainable/greener buildings. Belfast still 
offers a very competitive property cost base compared to other UK and Irish cities. 

Investment 

Investment volumes for the final quarter of 2021 was weaker than expected with just over £42 million 
completing reflecting 15% of the yearly total spend of £288 million. We had expected an additional £40 million 
to complete before year end but these transactions have been delayed until 2022. There is continued lack of 
investment stock on the market, but we are expecting a number of large sales to come to the market during 
Q1 2022.

The total end of year investment volume for Northern Ireland is the highest since 2017. Offices and Retail 
remained the key investment sectors across 2021, accounting for approximately 43% and 40% respectively            
of the overall spend. Industrial and Alternatives made up around 11% and 6% of activity respectively but both 
sectors are expected to increase their market share in the coming years.

Covid-19 has not dampened investor sentiment for commercial real estate investment in Northern Ireland, 
indeed we have seen a strong increase in interest across the whole market from a wide variety of investors 
seeking opportunities. This has largely been driven by strong inflation, low interest rate environment and a 
perceived potential economic bounce for Northern Ireland given its unique geo-economic position within the 
EU and UK. Institutional investors were responsible for buying the bulk of commercial property in Northern 
Ireland across the year with more than a 38% share, while local investors bought over 33%, Prop Cos (property 
companies) over 15% and REITs (real estate investment trusts) around 14%. 

Office investments which sold during 2021 in Northern Ireland include:

– Merchant Square, Belfast sold for £87 million.

– Clarence West, Belfast sold for an undisclosed amount.

– Goodwood House, Belfast sold for an undisclosed amount.

– Laganwood House, Belfast which sold for £1.595 million. 

As previously stated in our last report overall pricing of office investments in Northern Ireland is currently 
discounted compared to GB, so a buffer exists in case there is further corrections in the market. Office 
investments in Northern Ireland are well priced when compared to bonds and other UK and European                   
City locations.
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Disclaimer: Information contained herein, including projections, has been obtained from sources believed to be reliable. While we do not doubt its accuracy, we have not verified it and make no
guarantee, warranty or representation about it. It is your responsibility to confirm independently its accuracy and completeness. This information is presented exclusively for use by CBRE clients and
professionals and all rights to the material are reserved and cannot be reproduced without prior written permission of CBRE.
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To learn more about CBRE 
Research, or to access additional 
research reports,
please visit the Global   Research 
Gateway at
www.cbre.com/researchgateway
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