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This quarter’s MyHome Property Report, in association with Bank of Ireland, shows that 

easing back from the summer peak.

identical to the previous quarter. Although this is still a solid rate of 

growth, it marks a noticeable step down from the sharper increases 

seen earlier in the cycle.

These trends reinforce the sense that the market is “pausing for breath” 

after a prolonged period of elevated activity. Bidding pressure has 

also eased slightly. The typical home is now selling for 7.4% above the 

asking price, still high by historical standards, but down from the 8.6% 

This softening aligns with mortgage approval trends: the average 

approval reached €336,800 in October, up 4.8% annually, but 

representing a slower pace of leverage growth than earlier in the year.

Supply conditions remain tight, with just 12,200 properties listed on 

MyHome at the end of December. This scarcity continues to underpin 

competitive market behaviour. However, there are encouraging signs 

on the construction front.

Residential completions are on track to reach 34,000 this year, the 

build transaction growth underlines the crucial role of construction in 

improving medium-term market balance.

As the market transitions into 2026, early indications point toward 

availability, the cooling evident in rate of asking price increases and 

hold.

As ever, MyHome will continue to provide detailed, data-driven 

insights into these evolving trends. We hope you enjoy our latest 

report.

Joanne Geary 
Managing Director, MyHome
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buyers with mortgage debt may also have played out. 

However, the average mortgage approval in October 

was €338,000, up 4.8% on the year. So the mortgage 

data also points to more sedate mid-single digit gains 

years according to both the Residential Tenancies 

So the overall impression from this quarter’s MyHome 

data is of the market pausing for breadth after sub-

There had been some speculation that a

glut of ‘buy-to-let’ property sales ahead of

So the MyHome asking price data clearly suggest the 

RPPI, will soon slow from the 7.6% annual rate record-

ed in September. This shouldn’t be too surprising, as 

That said, the market is still very tight. In December 

there were just 12,200 properties listed for sale on 

transactions agreed during the summer are complet-

ed. The median time-to-sale-agreed remains low at 

snapped up quickly. 

However, the froth in the market is subsiding a little. 

The median premium over asking has fallen back from 

a peak of 8.6% in July, to 7.4% in October and Novem-

Commentary
MyHome reports shows momentum in Irish house prices softening
This quarter’s MyHome report adds to the evidence that the pace of Irish house price 
inflation is starting to soften. Asking prices were flat in Q4 2025, up just 0.1% on the 
usually quiet winter months, with the annual rate of inflation slowing to 5.4%. Asking 
price inflation is now 5.4% in Dublin and 5.5% in the rest of Ireland.
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reforms to the private rented sector (PRS) might 

However, we have not yet seen any improvement in 

new listings for sale. 

Rather, a small 1.2% rebound in residential transac-

completions now look set to equal 34,000 units 

the same period of 2024, set to contract for a third 

consecutive year. 

This illustrates the lack of ‘chains’ in the housing 

market (so it is necessary for movers to sell their 

own home before buying another) remain an im-

pediment to housing market liquidity. There are no 

signs as yet this situation will improve in 2026.

Conall MacCoille                       
Chief Economist 
Bank of Ireland Group

House price-to-

The median premium 
over asking has fallen 
back from a peak 
of 8.6% in July to 
7.4% in Oct & Nov

Housing completions look set to 

7.4%
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Asking prices
This quarter’s MyHome report shows that 

the relatively quiet winter months, with the 

end of 2023. 

down for the second consecutive quarter, 

6.2% in Q3. 

The MyHome asking price data clearly signal 

months. 

It is worth remembering there was an 

unseasonably sharp rise in the RPPI towards 

the end of Q4 2024, 0.8% in both October 

and November and 0.6% in December. As 

these sharp gains fall out of the annual 
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Steady premium over asking 
prices points to softer 
transaction price gains
We are acutely conscious that our MyHome 
asking price data may give a poor steer on likely 
developments in transaction prices, if there are 
sharp movements in the premium/discount 
paid vis-à-vis the original asking price. In recent 

However, since July the median premium over 
asking prices has fallen back to 7.4% in October 
and November. This is still higher than recorded 
up to 2024. In November, 41% of transactions 

However, that the premium has been steady in 
recent months indicates the slowdown in asking 
prices is giving a clear signal a similar softening in 
transaction prices will emerge in early 2026. 

In November 41% of 
transactions were settled at a 
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There were 12,200 properties listed for sale on 

MyHome in December, up 6% on the year, but 

pandemic. This signals the market is stable, albeit 

The Property Price Register (PPR) indicates that 

rebound in transaction volumes, following the 3% 

fall in 2024. 

volumes for new build properties were up 17% 

contract for a third consecutive calendar year. 

In recent months, speculation has grown that 

new regulations on rental properties due to be 

implemented in 2026, have led to buy-to-let 

properties being put on the market in increasing 

numbers. This may be true. However, Figure 3 

actually down on 2024. So whatever pick-up 

in sales of buy-to-let properties has occurred, 

housing availability. 



MyHome Property Report    Q4 |

Mortgage market points 

growth in 2026
Mortgage lending for house purchase equalled 

growth was driven by lending on new build homes, 

homes was down slightly by -0.2% to 17,000 
drawdowns. The average mortgage drawdown in 

However, looking forward the latest mortgage 
approvals data point to a more sedate rise in Irish 
house prices in 2026. In October, the average 
mortgage approval was €336,800, up 4.8% on 
the year. This suggests that the process of rising 

mortgage lending rules is starting to draw to a 
close. Hence, house prices are likely to rise more 
closely in line with pay growth in 2026.

of rising leverage has now largely played out. 
 



The Residential Tenancies Board (RTB) measure 

tenancies fell to 4.7%, the weakest pace in four 
years. This slowdown was particularly pronounced 
in Dublin, falling to 2.8%. Average rents on new 
tenancies are now €1,731 per month nationally 

pandemic. 
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tenancies fell to 4.7%

than the 7.6% rise in the Residential Property Price 

downward pressure on rental yields. However, 

given mortgage interest rates on new lending 

to buy than to rent, with implied rental yields still 
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on track to rise to 
34,000 in 2025

completions totalled 33,000 in the previous 

even contract from the 30,000 completions in 
2024, has proved too pessimistic. Rather, housing 

completions look set to rise to 34,000 this year. 

clear signal from recent housing starts data. 

4% on the year

waivers on local authority and water infrastructure 
charges.

Alternatively, the 4Dublin Housing Supply 

were still 22,700 units under construction in the 

After compensating for new local authority and 
Land Development Agency (LDA) developments 

units under construction in the capital were up 

completions in 2026. 
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The Property Price Register (PPR) indicates that 
rebound in transaction volumes , following the 3% 
fall in 2024. 

Property Price 

Summary

SO FAR IN 2025, €23.5BN, 
OR 52,000 RESIDENTIAL 
TRANSACTIONS RECORDED, 
UP 1.2% ON THE YEAR IN 
VOLUME TERMS.

THIS IS ONLY A GRADUAL 

FALL IN TRANSACTIONS IN 
2024. 

UNFORTUNATELY, THE 
IMPROVEMENT IN NEW 
LISTINGS FOR SALE HAS 
TAILED OFF THROUGH THE 
SUMMER SO WE DON’T 
ANTICIPATE ANY MARKED 

IN LATE 2025.

€453,0001.2% -3%
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in Fingal (4.0%), followed by Dun Laoghaire-
clear signal on whether the pace of house price 

premium in transaction prices, over the original 

ASKING PRICE 
INFLATION DUBLIN

UP 0.5% IN Q4, UP 5.4% ON THE 
YEAR

5.4%
Q4 REGIONAL ANALYSIS

6.1%
year to Sepember



€350,000
7.7%

€375,000
7.1%

€275,000
2%

€190,000
2.7%

MEATH

8.3%
at €325,000 in Q4

WATERFORD

Amongst the commuter belt counties median 

months, but still registered high mid-single digit 
annual increases. The median asking price in 

still up 8.3% on the year. In Wicklow, the median 

was up 7.6% year-on-year. 

prices stood at 

on the year.

Figure 7 
Median asking price, annual % change Q4

Source: MyHome
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Figure 8 

price,  % change Q4 2025

Source: MyHome

Leinster 
Most counties in Leinster still recorded substantial price gains 

prices were up by 8.1% to €280,000 and by 7% in Longford to 

  

Munster 

Elsewhere price gains were more subdued. Tipperary prices were 

double-digit gains still being recorded in a number of counties. 

prices were up 12.8% to €220,000. The median price in 
both Roscommon and Sligo was €220,000 up 18% and 13% 

Price gains in the Ulster counties were more subdued. 

WEXFORD

3.5%
to €295,000

11.5%
to €340,000

9.2%
to €355,000



The median price of four-bedroom semi-detached houses in Dublin 

COUNTY Q2 2025 Q/Q % ANNUAL %

Louth 7.23%

Mayo 6.00%

Meath 0.00%

Monaghan 267,000 4.71% 6.80%

Roscommon 11.11% 13.64%

1.84%

Tipperary 2.08%

Waterford 0.00% 4.42%

Westmeath -0.02%

Wexford -0.77%

2.73% 10.78%

0.00%

County  
€575,000
The median price of a four-bedroom semi-

COUNTY Q2 2025 Q/Q % ANNUAL %

280,000 0.00% 0.18%

Cavan 230,000 2.22% 2.22%

4.66% 4.66%

Cork 1.80%

2.23%

-2.67%

Kerry 3.77%

0.00% 6.77%

-0.78%

Laois 277,000 0.73% 11.02%

Leitrim -3.63%

Limerick -4.11% 0.00%

Longford -4.28%

Four-bedroom 
semi detached

4.5%
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COUNTY Q3 2025 Q/Q % ANNUAL %

Louth 2.70%

Mayo

Meath 0.00% 2.38%

Monaghan 0.00%

3.33%

Roscommon 0.00% -16.23%

2.76% 18.02%

Tipperary -3.02% 11.20%

Waterford 0.00%

Westmeath 2.70% 10.14%

Wexford 0.00%

0.00% 8.33%

0.00% 1.72%

County  

Two-bedroom 
apartments

 
APARTMENT

1.7%

€295,000
The median price of a two-bedroom 

COUNTY Q3 2025 Q/Q % ANNUAL %

0.00% 0.00%

Cavan 4.83%

6.06% 6.06%

Cork 0.00% 6.38%

-0.30% 14.62%

7.27%

Kerry 210,000 20.00%

0.00% 2.41%

0.00%

Laois 2.20% 8.33%

Leitrim 3.13% 8.23%

Limerick 13.16% 16.22%

Longford
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necessary, and only full market value prices were 
used.

Report 

Graham is an independent financial analyst who 
specialises in investment consulting services. He 

previously managed portfolios for an international 
mutual organisation in London with over £14 billion 

in assets under management and one million members 
across Canada, the US and the UK. He has eight years 
of financial marketplace experience, holds a degree in 

mathematics from Trinity College Dublin, and is a CFA 
Charterholder (Chartered Financial Analyst).

Graham Neary                      
CFA, Dublin

Our data is collected 

of active, available 
properties on MyHome.
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% changeQ4 2024 Q4 2025

Number of properties 
sold from PPR (As of 
November 30th)

Number of new 
properties on the market

National average 
time to sale agreed

National average 
asking price

Number of 
Properties on site
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