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INTRODUCTION

High cost of living and increasingly solitary lifestyles are leading people to seek new ways of living.
The growing need for attractive,
affordable, and community-led
accommodation
has
been
particularly pronounced among
the younger generations in urban
locations. Co-Living is a housing
solution that is uniquely wellpositioned to meeting these
challenges as well as responding
to changing patterns of work and
consumer preferences.
Ireland’s ability to attract and
retain the world-class talent that
is needed to boost key sectors of
the economy relies on the
availability of suitable forms of
accommodation.
Phibsborough Shopping Centre Limited, in association with SQRE Living, is applying for permission to
alter its current permission for development at Phibsborough Shopping Centre to include a 321-bed
space Co-Living Development on Phibsborough Road, Dublin 7.
In this document, we aim to demonstrate that SQRE Phibsborough’s location makes it an ideal CoLiving site in regard to the criteria laid out by the planning authorities, in that it;





Is centrally located and included in the urban regeneration plan for the area
Possesses great access to public transportation
Is in close proximity to major employment centres and
Near to a broad range of community facilities.
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WHAT IS CO-LIVING?

Co-Living, also referred to as Shared Accommodation, is an emerging model of urban living that has
community at its heart. In Co-Living properties, residents rent private bed and bathrooms and share
access to other amenities including kitchens as well as dining and living areas.
While there are no age limits, Co-Living typically focuses on the needs and challenges of young
professionals.
SQRE’s Co-Living model is built around four pillars:


Community: The central appeal of Co-Living is that it provides residents with an opportunity
to make meaningful connections with like-minded individuals. Communal spaces are
designed to facilitate social interactions and SQRE provides ample programming to allow
residents get to know each other.



Quality: SQRE offers beautifully appointed, purpose-built spaces with high quality finishes.
By combining spacious private bedroom units and ample communal spaces, SQRE’s residents
have the choice between privacy when they require it and community interaction when they
want it.



Affordability: Amenity sharing makes it possible for residents to live in desirable city-centre
locations in which they would typically be priced out of the private rented sector.



Convenience: SQRE takes the hassle out of renting. Residents pay a simple monthly bill that
includes utilities, Wi-Fi, concierge, and cleaning services in addition to building maintenance
and security and participation in events.

Technology enables the SQRE Co-Living experience. Through the SQRE app, residents can manage
many aspects of their daily lives. Meanwhile, SQRE employs digital technology to continuously
improve its offering and make its properties more environmentally sustainable.
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OVERVIEW

SQRE Living is a newly formed entity that will be providing operational and management services for
several properties in Dublin which are subject to planning applications.
DOMAIN EXPERTISE
The broader SQRE Living management team has extensive experience in developing and operating
Co-Living, PRS, and Student Accommodation real estate assets across the globe.
In terms of specific numbers, the management team is involved in the following portfolios of assets:


UK
Co-living: Currently building out two sites which will house over 200 Co-Living beds
Student Accommodation: Managing over 750 beds in major student towns across the nation
PRS: Over 100 beds
Social Housing: Building out two sites with over 100 beds



U.S.A. (see Figure 1 on the following page)
Co-living / Multi-family: Over 30 sites under management which comprise over 2,200 beds
across New York, Seattle, Los Angeles, and Chicago
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Figure 1 – U.S.A. Co-Living / Multi-family assets

The involvement across these properties includes the following elements, all of which are executed
by the SQRE team:
 Site identification
 Planning
 Construction
 Marketing
 Sales
 Management
 Leasing
 Asset Management
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INTERNATIONAL EXAMPLES

The densification of cities is a natural consequence of urbanisation, with space becoming scarcer as
cities are growing more crowded. With homeownership also in decline, affordable city-centre rental
accommodation is becoming more and more difficult to find.
The Co-Living model reinvents the way in which we use existing space and infrastructure in urban
areas. Allocating space more efficiently allows for greater occupancy without compromising high living
standards.
This emerging asset class has been gaining momentum offering a solution to the accommodation
shortage in metropolitan centres in Europe, North America, and Asia with the number of Co-Living
provisions expected to significantly increase in the coming years.
Below, we have provided an overview of select Co-Living operators as well as the locations of some of
their operating and planned developments.
Table 1 – Select Co-Living Operators and Locations
A. EUROPE
OPERATOR
LOCATIONS
The Collective
Dublin (IR), London (UK), New York (US)
Colonies
Berlin (DE), Lille (FR), Marseille (FR), Paris (FR)
LifeX
Berlin (DE), Copenhagen (DK), London (UK),
Munich (DE), Paris (FR), Vienna (FR)
Node
Dublin (IR), London (UK) Manchester (UK)
Quarters
Berlin (GE), Chicago (US), The Hague (NL), New
York (US), Philadelphia (US), Rotterdam (NL)
Urbancampus
Brussels (BE), Madrid (ES), Paris (FR)
B. NORTH AMERICA

OPERATOR
Common

Ollie
Starcity
WeLive
xliving

C. ASIA

OPERATOR
lyf by Asctott
You+

Weave

LOCATIONS
Chicago (US), Los Angeles (US), New York City (US),
Seattle (US),
Washington D.C. (US), San Francisco (US)
Boston (US), Los Angeles (US), New York City (US),
Pittsburgh (US)
Los Angeles (US), San Francisco (US)
New York City (US), Washington D.C. (US)
Chicago (US), Denver (US), Fort Lauderdale (US),
Miami (US), Oakland (US),
Orlando (US), Phoenix (US)
LOCATIONS
Bangkok (TH), Cebu (PH), Fukuoka (JP), Kuala
Lumpur (MY), Shanghai (CN), Singapore (SG)
Beijing (CN), Chengdu (CN), Foshan (CN),
Guangzhou (CN), Hangzhou (CN), Nanjing (CN),
Shanghai (CN), Shenzhen (CN)
Hongkong (CN)
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DEMAND DRIVERS

Figure 2– Co-Living Interest Over Time1

Numerous market trends explain the growing popularity of Co-Living accommodation, including:

1



Shifting preferences among Millennial and Generation Z consumers, with a lower emphasis
on ownership vs. experience and an increased acceptance of the “sharing economy”. This last
development can be observed in a number of industries including car sharing in the
automotive space, peer-to-peer lending in the financial sector, and the emergence of Airbnb
and similar models in hospitality. In short, Co-Living residents are willing to trade in some
degree of personally “owned” space in exchange for access to great amenities, exciting events,
and active communities



A sense of loneliness and disconnection among young people around the world has been
drawing much attention from politics, academia, and the media. Membership in many
traditional forms of organized communities is declining and social media use, rather than
helping the young feel more connected, is actually contributing to what has been referred to
by the Washington Post as an “epidemic of loneliness”. Active communities and frequent
neighbourly interactions are important attributes of the Co-Living experience



A growing freelance, project-based or “digital nomad” workforce that is looking to rent
accommodation for periods shorter than a year and is struggling to do so within the
conventional rental market. While Co-Living is not short-term accommodation, leases starting
at 3 or 6 months are offered by several operators including SQRE



A Lack of affordable living space for young professionals in desirable centre-city locations.
While local circumstances vary, some root causes incl. urbanization, real income stagnation,
and an increasing number of single person households apply almost universally. The Co-Living
model tackles this problem head on, by spreading the cost of spaces that have lower utilization
in a typical apartment over a larger number of residents

Source: www.trends.google.com
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THE DUBLIN RESIDENTIAL MARKET

A. HOUSING DEMAND AND AFFORDABILITY
The Irish population has grown by more than 1 million people (+27%) over the past 20 years and is
forecast to grow by another 1 million people over the next 20 years.
Over 40% of this population growth has taken place in the greater Dublin Area (Dublin, Kildare, Meath,
and Wicklow) and the CSO predicts that this area will see a further increase by 400,000 additional
residents by 2031.
In the years immediately following the financial crisis, growing demand was accommodated by a
surplus of vacant properties. Even as these filled up, however, new housing construction in Dublin has
continued to fall short of the growing demand, with new deliveries over the past decade below half
of the volume required.2 As a result, vacancy rates in Dublin currently stand at 1.38%, significantly
below the expected Natural Vacancy Rate (NVR) or 5.19% and clearly indicating that the market is
undersupplied.3
Demand growth for rental units has been particularly strong, with rates of home ownership declining
both due to shifting consumer preferences and due to stricter rules (Loan-to-Value as well as Loan-toIncome limits) introduced by the Central Bank of Ireland in 2015. Over the past 20 years, the
proportion of renters in the Dublin region has increased from under 15% to over 25%. Based on these
factors, we expect that annual building requirements in the Greater Dublin Area will fall below 30,000
units per annum range and that rental demand tailwinds will remain strong for the foreseeable future.
Excess demand has put massive pressure on prices. Rents have been increasing steadily since 2011
with the average monthly rent for a newly built apartment in Dublin, including utilities, now standing
at € 2,050.4
Wage growth has not been keeping pace with growing rents (for example, last year rents in City Centre
Dublin grew by 4.2% while average earnings grew by 3.4% over the same period). As a result, the
percentage of income spent on rent in Dublin has reached an unsustainable 55%, one of the highest
levels of any city globally5.
In discussing potential solutions to this affordable housing crisis, the Irish Department of Housing,
Planning, and Local Government has stated that the Co-Living model “has the potential to emerge as
a distinct segment within the overall urban accommodation sector”

2

Source: CBRE
Source: Savills
4 Source: UBS
5 Source: Sherry Fitzgerald / Sell House Fast / Rent cafe
3
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B. DEMOGRAPHICS
Ireland has the highest proportion of 25-39-year-olds in the E.U. and, as indicated in Figure 3 below,
that share is even higher than the national average in the Phibsborough area. This demographic is
particularly well aligned with the Co-Living model both in terms of the consumer preferences
discussed in Section 4 as well as its typical rental behaviour. 65% of 25-39-year-olds in Ireland are
presently renting from private landlords, a much higher share than in any other age group.

Figure3: Phibsborough Age and Household Profiles6

Single person households, which are the primary target audience for most Co-Living schemes account
for 40% of Phibsborough’s residents as indicated in Figure 3 above.
Dublin is also home to a large expatriate population, a large share of which is employed in the
technology sector. With its simplified rental process, all-inclusive offering, and focus on community,
Co-Living can be a great initial housing option for expats who are new to the city and looking to get
their bearings and make new connections before eventually moving on to more conventional housing
options.
Over 1,000 FDI giants in ICT, Social Media, Pharmaceuticals and Finance have made Ireland the hub of
their European operations, with names such as Google, HP, Apple, IBM, Facebook, LinkedIn, Twitter,
Pfizer, GSK and Genzyme, and Ireland continues to attract a huge amount of foreign direct investment
6

Source: myhome.ie
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(FDI). In fact, Ireland is the most attractive European country for FDI. These companies account for 90
percent of all our manufactured exports, employing around 10 percent of the workforce.
Dublin is home to:
1.
2.
3.
4.
5.
6.
7.

The top 5 global software companies.
9 of the world’s top 10 pharmaceutical companies.
Half of the world’s top 50 banks.
250 global financial institutions.
12 of the world’s top 20 insurance companies.
18 of the world’s top 25 med tech companies.
The top 4 global aviation leasers.

Dublin was ranked as Europe’s 2nd most attractive city for FDI by the Financial Times in 2018, ranking
2nd in Europe for business-friendliness and 2nd for economic potential. The Dublin Region was also
named as the FDI Northern European Region of the Future, top small European Region overall, top
small region for Economic Potential and Business Friendliness.
Five of the top 10 companies on Forbes’ list of The World’s Most Innovative Companies have Dublin
operations.
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Figure 4: Dublin’s FDI Environment

Rental shortages are so severe that companies have started to rent short-term accommodation for
staff looking for urban locations before they have even been hired as part of a “hedging strategy”.
Recruiters for multinationals have reported demand for accommodation close to their city centre
workplaces for young and single staff, but a shortage of suitable accommodation has left many foreign
employees having to share three- and four-bedroom suburban semi-detached houses far from the city
centre. More than 30,000 new high-density rental properties will be needed in Dublin by 2022 to
sustain new jobs in multinational companies and the continued growth in inbound investment. CoLiving should be part of the solution to addressing this monumental challenge.
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SHARED ACCOMODATION REQUIREMENTS

The adopted Sustainable Urban Housing Design Standards for New Apartments (March 2018) set out
that:
A new format of residential accommodation described as 'Shared Accommodation; has the
potential to emerge as a distinct segment within the overall urban accommodation sector'.
This format, also known as ‘Shared Living’ or ‘Co–living’, comprises professionally managed
rental accommodation, where individual rooms are rented within an overall development that
includes access to shared or communal facilities and amenities.

The Guidelines go on to further state that:
Shared Accommodation’ has characteristics similar to student accommodation, including the
appeal to a specific renter cohort with specific needs or requirements from their housing
provision. In particular, the usefulness of such an accommodation type to the dynamics in the
urban employment market is important – for example their use by new employees arriving in
urban areas and seeking short term accommodation during an establishment or local
acclimatization period that may be longer than a few weeks.
Due to the distinct nature and features of Shared Accommodation type development, it is only
appropriate where responding to an identified urban housing need at particular locations.
In assessing proposals for Shared Accommodation, the planning authority shall therefore have
regard to the need for such a type of accommodation in an area with reference to the need to
cater for particular employee accommodation needs. The prevailing context of the proposed
site shall also be considered, with city centres being the appropriate location for such
developments.

Section 5.18 of the Guidelines states that:
The obligation will be on the proposer of a shared accommodation scheme to demonstrate
to the planning authority that their proposal is based on accommodation need and to provide
a satisfactory evidential base accordingly.

The rationale for providing for Shared Accommodation/Co-Living on this site is set out in this report
and in the accompanying planning application documentation.
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SQRE PHIBSBOROUGH LOCATION ANALYSIS

A. CENTRAL LOCATION - THE PHIBSBOROUGH AREA
The intersection of Phibsborough Road and North Circular Road marks the centre of the village of
Phibsborough. The latter forms the Northern boundary of Dublin’s Inner City as defined in the Dublin
City Development Plan 2016-2022
The Phibsborough Shopping Centre site is ideally located at the juncture of these two arteries at the
heart of the village and close to several major public transport connections. From here, the
O’Connell Street General Post office, which is considered the central point of the City of Dublin is
approx. 20 minutes walking distance / 10 minutes biking by bike away.
Behind the Phibsborough Shopping Centre lies the Dalymount Park Stadium. Home of the League of
Ireland team Bohemian F.C., the stadium was the venue for international association football prior to
Aviva Stadium. There are plans to redevelop Dalymount park into a state-of-the-art soccer stadium.
Together, these two sites form the centre of the Phibsborough urban village centre, which also
features a library, a post office, a school, and a church, as well as a host of other amenities including
cafés and retail outlets, forming a healthy urban centre.
Blessington Street Basin, which formerly used to supply water to the city and to the Jameson and
Powers distilleries, is located nearby adjacent to the Royal Canal Bank Road and remains a haven for
wildlife.
Croke Park, located a 20-minute walk away on Jones Road, has been headquarters of the GAA for over
one hundred years. This world-renowned cathedral of sport can attract up to 82,300 fans to witness
the pinnacle of Gaelic games.
The GAA Museum celebrates the history of Ireland’s national games, and vividly brings to life how the
GAA has contributed to Ireland’s cultural, social, and sporting heritage.
The National Botanic Gardens are situated nearby on Botanic Avenue.
Other local amenities include the Phibsborough boxing club and Claremont Lawns tennis club.
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B. URBAN REGENERATION
SQRE Phibsborough embraces the Phibsborough Shopping Centre as a central part of the fabric of
the area and an essential component to creating vibrant street life.
SQRE Phibsborough will form part of a wider scheme responding to the city’s living and workplace
trends and providing an innovative solution aimed at revitalising underutilised spaces and turning
them into locations where people want to live, work, and play. Our goal is to provide spaces that are
functional, enjoyable, and foster genuine connections between individuals.

Figure 6: Overview of the proposed development showing the plaza and the link to Dalymount Park

This urban development (which is an alteration planning application to that which was granted by ABP
in August 2018) will provide the following:






New modern Co-living accommodation across two blocks
New connectivity to Dalymount Park
New roads and pavement access linking the South Circular Road to Phibsborough Road
New civic space
New landscaped areas
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C. ACCESS TO PUBLIC TRANSPORT
LUAS
The Phibsborough LUAS stop (highlighted in Figure 7) is within a 6-minute walk from the scheme
with the ride on the Luas to O’Connell Street taking 9 minutes.

Cabra Stop

SQRE Phibsborough

Phibsborough Stop

Figure 7: LUAS Stops and Network
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METRO LINK
SQRE Phibsborough is conveniently located regarding the Metro Link Emerging Preferred Route.
The proposed Glasnevin stop is located approx. 4 minutes walking distance from the site and the
proposed Mater stop is located approx. 6 minutes walking distance from the scheme.

Glasnevin Stop

SQRE Phibsborough

Mater Stop

Figure 8: Metro Link Emerging Preferred Route

BUS SERVICE
SQRE Phibsborough is served by bus routes and bus stops on both the Phibsborough Road
(Phibsborough SC stop 198) and The North Circular Road (Phibsborough stop 797, 81, 82 and the North
Circular Road stop 188).
These bus routes provide routine bus services to the city centre and to the Northern outer city
environs.

SQRE Phibsborough

Figure 9: Bus Stop Locations Near SQRE Phibsborough

16

The site is further located along the proposed BusConnects Core Bus Corridor #3, connecting Ballymun
and the City Centre. Figure 10 below demonstrates the vision and plan for this new transport project,
which is currently in consultation stage.

Figure 9: Impression of the Proposed BusConnects Streetscape

CYCLING INFRASTRUCTURE
The Royal Canal Greenway
The Royal Canal passes along Phibsborough’s Northern boundary, separating the area from
neighbouring Glasnevin. The canal's current mainline runs South-East to Spencer Dock at the North
Wall.
The Royal Canal Greenway is a planned cycling route from Dublin to Longford, over 100 km of which
are already operational. The S2S link, which links central Dublin with the North Strand, is already open
and is the second busiest commuter road for cycling in the city.

Figure 10: Existing and Planned Cycle Routes Along the Royal Canal Greenway
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Dublin Bikes
Dublin Bikes let riders rent bikes to travel through the city centre, commute between home and
work, or get out and about in Dublin. Dublin Bikes, which is run by Dublin City Council, have stations
located throughout the city centre. Located in close proximity to each other, each station has a
minimum of 15 stands, making it easy to use the service. There nearest bike stations to the site are
located on Phibsborough Road and Avondale Road.

SQRE Phibsborough

Figure 11: Dublin Bikes Station Locations

Bleeperbike
Bleeperbike provides private bike sharing solutions to corporates, hotels, business parks, state bodies
and any other clients wishing to control access to their fleets. Bleeper bike authorized bike stands are
located on Phibsborough Road outside the shopping centre.

SQRE Phibsborough

Figure 12: Bleeperbike Parking Area and Authorized Bike Stands
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D. PROXIMITY TO EMPLOYMENT
SQRE Phibsborough is located in close proximity to several of Central Dublin’s principal employment
centres. Several of the “WorkPlace Zones” featuring more than 500 workers per hectare identified by
the CSO are located within a 20-minute walk/ bike ride of the site as indicated in Figure 13 below.

SQRE Phibsborough
1
SQRE Phibsborough

3

2

5

4

Figure 13: High intensity employment within Walking / Cycle Distance of SQRE Phibsborough

Additional detail on some of the areas highlighted in Figure 13 above:
1. The Mater Misericordiae University Hospital
The Mater Misericordiae University Hospital is a major teaching hospital (for the University
College Dublin) featuring 665 beds. The Hospital is managed by the Ireland East Hospitals Group
and employs over 2,900 people. The hospital is located within a 6-minute walk / 2-minute bike
ride from SQRE Phibsborough.
2. The IFSC
The importance of the International Financial Services Centre to the Irish economy is indisputable.
It has become one of the leading hedge fund service centres in Europe, and many of the world's
most important financial institutions have a presence here. There are nearly 40,000 people
employed in the IFSC, which is located within a 10-minute bike ride from the Phibsborough site.
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3. TU Dublin Grangegorman
The Technological University is the second-largest third-level institution in Ireland based on
student population of 28,500. The Grangegorman campus, which is currently under development,
will be home to over 20,000 students and employ over 3,000 staff members across academic,
professional management and support services. The campus is located within a 14-minute walk /
5-minute bike ride from SQRE Phibsborough.
4. The Silicon Docks Area
The area around Grand Canal Dock, stretching to the IFSC, city centre east, and city centre south
near the Grand Canal is sometimes referred to as the Silicon Docks, a name adopted because of
the high concentration of technology firms employing approximately 7,000 professionals in the
area. The area is located within a 12-minute bike ride from SQRE Phibsborough. Overall, the
technology sector employs over 37,000 people in Dublin
5. The Grafton Street Shopping area
Located in central Dublin, between Trinity College and St Stephen’s Green public park, Grafton
Street is one of the main shopping streets with many international and national brands. It is
located within a 15-minute cycle from SQRE Phibsborough. This area is the hub of Dublin’s city
centre activity employing tens of thousands of people in the retail, hospitality, entertainment, etc.
Figure 14 below provides a more detailed overview of individual employers that can be reached within
a 20-minute walk / bike ride from SQRE Phibsborough.
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SQRE Phibsborough

Figure 14: Selected Employers within Walking / Biking Distance of SQRE Phibsborough
Within a 20
minute walk

Within a 20
minute bike ride

1. Mater Misericordiae Hospital

8. An Garda Síochána HQ

27. Verizon Media

2. CHI at Temple Street

9. St. Bricins Military Hospital

28. New Relic

3. Grangegorman Primary Care

10. Criminal Courts of Justice

29. Squarespace

4. TU Dublin Grangegorman

11. Transport Infrastructure

30. Quantcast

5. Rotunda Hospital

12. Four Courts

31. Indeed

6. Brown Bag Films

13. Storm Technology

32. KMPG

7. Workday

14. Etsy

33. McKinsey & Company

15. Dept. of Education & Skills

34. EY

16. Aon Centre for Innovation

35. Booking.com

17. The Custom House

36. Dropbox

18. SAS institute Limited

37. Slack

19. Pivotal Software

38. Deloitte

20. Hubspot

39. Twitter

21. The Irish Times

40. The Nat’l Maternity
Hospital

22. Riot Games

41. Stripe

23. Oracle

42. Google

24. Activistion Blizzard

43. LinkedIn

26. Deutsche Bank
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E. PROXIMITY TO COMMUNITY FACILITIES
SQRE Phibsborough also has great access to cultural, social, and athletic facilities. Figure 15 outlines
some of the facilities that can be accessed within a 20-minute walk / bike ride of the scheme.

SQRE Phibsborough

Figure 15: Selected Community Facilities Within Walking / Biking Distance of SQRE Phibsborough

Within a 20
minute walk

Within a 20
minute bike ride

1. Glasnevin Cemetery

16. Dublin Zoo

31. Bord Gáis Energy Theatre

2. National Botanic Gardens

17. Commercial Rowing Club

32. 3 Arena

3. Cross Guns Snooker Club

18. Kilmainham Gaol

4. Phibsboro Library

19. Nat’l Museum of Ireland

33. Shelbourne Park Greyhound
Stadium

5. Croke Park

20. Wood Quay Amphitheatre

6. St. Brendan’s GAA Club

21. Smock Alley Theatre

7. Blessington Street Basin

22. Olympia Theatre

8. Lighthouse Cinema

23. Abbey Theatre

9. Cinema World

24. The National Wax Museum

10. The Hugh Lane

25. The Gaiety Theatre

11. O’Reilly Theatre

26. National Concert Hall

12. Mountjoy Square Park

27. Royal Hibernian Academy
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13. Gate Theatre

28. Nat’l Museum of Ireland

14. James Joyce Centre

29. Nat’l Gallery of Ireland

15. Savoy Cinema

30. Dublin City Library & Archive
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CONCLUSION

This report has provided a comprehensive justification for the development a Co-living / Shared
Accommodation scheme at this central location.
We have demonstrated that the site is highly suitable for Co-Living according to the standards laid out
in the Sustainable Urban Housing Design Standards for New Apartments (March 2018) by virtue of its
central location, proximity to a range of high-intensity employment areas, and public transport
connectivity.
We believe Co-Living will not only enrich residents lives from a social aspect, but also help alleviate
rental affordability pressures in the area and bring more flexibility to the rental market. Finally, this
thoughtfully designed and operated Co-Living scheme will help bring new vibrancy and economic
benefits to Phibsborough’s urban centre.
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