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Introduction 
 
We’re Not Leaving is a campaign aiming to unite young people, students, precarious workers and the unemployed to 
stand together against the causes of youth emigration.  
 

Background to the Report 
 
We’re Not Leaving was initially the name of a public meeting held to publicise the youth bloc at the 2013 Dublin May 
Day march. Over 300 people attended the meeting to express their growing concerns and frustrations about the youth 
crisis. It was clear that something needed to be done; similar public meetings were held in Galway and Maynooth, 
leading to a Young People’s Assembly taking place in Liberty Hall in November 2013.  
 
The output of the Young People’s Assembly was the Youth Charter, which lists a series of demands centred on five 
main themes: forced emigration and youth unemployment; rising education fees and grant cuts; precarious work and 
internship culture; mental health; and housing.  
 
The Youth Charter now forms the basis of We’re Not Leaving’s campaigns. We have been involved in campaigns 
against forced emigration, against JobBridge and on housing and Direct Provision. We have joined protests against cuts 
to the community sector, to social workers, and to nurses’ pay. We have also been involved in directly supporting 
campaigns like the Marks & Spencers strike, the Paris Bakery occupation, and the Greyhound dispute.   
 
The demands of the Youth Charter in relation to housing are very clear on the importance of regulation and placing 
housing as a right guaranteed by the State.  
 
Housing 
 
We demand: 

1. That quality, accessible housing be recognised as a universal social right – free from distinction based on 

gender, sexual orientation and/or ethnicity – and that this right is guaranteed by the state. 

2. Strong regulation of landlords and developers in order to control housing costs and ensure access to 

adequate housing. 

3. That the state utilise the existing social housing stock, as well as properties belonging to NAMA and the 

bailed-out banks, in the interest of the public.  

 
The Youth Charter 

November 2013 
 
The impetus for the present study came out a meeting between We’re Not Leaving and a representative of Housing 
Action Now in July 2014. Following the initial discussion, an outline of the current housing situation in Ireland was 
presented to We’re Not Leaving in August. This led to a refinement of the scope of the report and further discussion of 
possible solutions to the housing crisis. 
 
The report has been compiled through desk-based research and has been aided through discussion with experts in the 
field. A presentation on the private rented sector and proposals for the improvement of the sector were given to a 
joint-meeting of We’re Not Leaving and Housing Action Now in late October 2014. Decisions were made at that meeting 
about giving support for particular proposals and possible issues with some of the proposals were teased out. These 
discussions led to the current form that this report has taken.  
 

The Housing Crisis 
 
In the months following the Youth Assembly the extent of the housing crisis became increasingly clear. Rising rents, 
lack of regulation and lack of security for renters have all been leading towards a situation where the private rented 
sector is becoming increasingly unaffordable and inaccessible. Coupled with the lack of social housing and households 
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losing trust in home ownership or not being able to access home ownership, unaffordability and inaccessibility of the 
private rented sector has huge ramifications.  
 
It was also becoming obvious that the housing crisis is inextricably linked to the other work We’re Not Leaving engages 
in. It is not happening in a vacuum but is occurring alongside the cuts to social welfare (especially for young people), 
increases in low-paid, temporary, and precarious work, the growth of internships and free labour scams like JobBridge 
and Gateway, the increasing inaccessibility of higher level education, and mass emigration.  
 
In other words, households are affected by the problems inherent in a low-wage economy and lack any of the social 
benefits (such as accessible housing, childcare, health, or education) which could protect them in this situation.  
 
There are many results of the housing crisis. One is the number of adults who are still living with their parents. In 
Census 2011 over half of 20-24 year olds, a quarter of 25-29 year olds, and one in ten 30-34 year olds were living with 
their parents. 41% of adults living with their parents are in work. For many young adults, particularly in Dublin and its 
commuter belt, emigration is the first time they are able to move into their own home. 
 
Another result of the housing crisis is the increase in homelessness, especially the increase in families becoming 
homeless. Homelessness takes on many forms; although it is often thought of as those sleeping rough it also includes a 
variety of situations from staying on couches to emergency accommodation. In May 2013 there were 58 adults with 
children in emergency accommodation in Dublin. Before Christmas the number had more than doubled, to 128 adults 
with children in hotels, bed and breakfasts or other emergency accommodation. By May 2014 the number had risen to 
184 and in October 421 adults with 680 children were living in emergency accommodation in Dublin (Holland, 2014). 
 
Although there are many other consequences of the housing crisis, one which must be addressed is the transfer of 
wealth from the State to private hands. Unemployment and a lack of social housing have resulted in a leap in the 
number of households relying on Rent Supplement to support their accommodation in the private rented sector. 
According to the PRTB (2014), there are 73,500 households reliant on Rent Supplement or Housing Assistance Payment, 
22,707 on the Rental Accommodation Scheme, and 2,557 in dwellings let by local authorities. This makes up 96,207 
households or 32% of the private rented sector receiving direct housing support from the State.  
 

Housing as Necessity, Housing as a Right 
 
Housing plays an important role in any economy. In Ireland up to now the role housing has played has been in finance 
and in the use of construction to cover fundamental deficiencies in the economy. So far, the benefit of housing policy 
has been felt firstly by developers, bankers, stockbrokers, accountants, and lawyers. 
 
We’re Not Leaving believes that housing can play a more vital role than that. Improved security of tenure affects not 
only tenants themselves but the wider community; it allows households a sense of stability in their living situation and 
the ability to engage in the social and economic life of their community. Improving the affordability of private rented 
accommodation increases the income available to households and so has a positive feedback into the local economy.  
 
It is clear that we are not alone in this. The past year has seen the growth of a huge number of groups directly dealing 
with problems in housing in Ireland, with many of the groups looking towards alternatives and solutions which have 
been tried and tested in other countries. In 2014, 85% of members of the Constitutional Convention voted in favour of 
strengthening the protection of social, economy and cultural rights in Bunreacht na hÉireann. The Constitutional 
Convention voted that housing should be expressly stated in the constitution. 
 
With just under one in five households currently in the private rented sector, it is clear that any housing policy must 
involve that sector. Housing Policy Statement 2011 commits the current government to “building this [a strong, vibrant 
and well regulated private rented sector], and to making the rented sector a stable and attractive housing option for 
all, delivering true choice across tenures”.  
 
Different problems within the private rented sector become important at different times in the media cycle and even 
within a tenancy itself. Of the many issues in the private rented sector, we have highlighted four: illegal deposit 
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retention; standards and conditions; security of tenure; and rent increases. Not mentioning other issues, such as 
discrimination within the sector, is not to say they do not exist or are not significant. 
 
The solutions which are proposed in this document are based on two general beliefs. The first is the understanding that 
all people have a right to housing. The other is the use to which housing is currently being put is not equitable, 
profitable to the vast majority of people, nor sustainable and that new solutions must be sought.  
  
 
 

Aideen Elliott 
Áine Mannion 

November 2014 
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Executive Summary 
 
The Private Rented Sector in Ireland Today 
The nature of tenure in Ireland is changing. The owner-occupied sector rose from 53% of households in 1946 to a high of 79% in 
1991. Since then, there has been a decrease in the proportion of households in the sector. According to Census 2011, just under 
28% of households rent: 7.82% from local authorities, 18.5% in the private rented sector, and the rest from voluntary and 
cooperative bodies. 
 
Landlords 
With two-thirds of landlords owning one property, 85% owning one or two properties, and 90% with less than four properties, 
being a landlord in Ireland is very rarely a day job. In fact, 65% of landlords work fulltime and 16% part-time. It is also often an 
unofficial job. 
 
Landlords are more likely to be male (61%) than female (36%) and to be married, in a civil partnership or a long-term 
relationship (83%) than single (10%). They are generally older (average age is 51 years) and Irish (95%, with the majority of the 
remainder coming from the UK). The average time spent as a landlord in 2014 is 9 years. 
 
61% became landlords because they considered property a good investment or because they were looking for an additional 
source of income. Just over a third are what the PRTB terms ‘accidental landlords’: 19% had to move as their first home is in 
negative equity and they could not sell it; 8% moved in with a partner and rent out the first property; and 7% inherited the 
property. According to the PRTB, 29% of current landlords plan to sell the property as soon as possible, 62% plan to remain as 
landlords but not buy any properties, 4% plan to stay on as landlords and increase their portfolio of properties, and 5% are 
undecided. 
 
There has been relatively little large-scale residential property investment in Ireland. However, this could change with the 
legislation for Real Estate Investment Trusts (REITs) in the Finance Act 2013. A REIT is a property investment vehicle that sells like 
a share on the stock exchange and invests in real estate directly. REITs are not liable for capital gains tax, the sales of property 
tax, or corporate profit tax on income. Questions have been raised about the longevity of REITs if other, better-performing, 
investment opportunities re-open, how REITs will tackle the issue of supply, and the advisability of tying residential tenancies to 
the financial markets. 
 
Tenants 
The profile of tenants is generally young: the largest cohort (35.5%) is those aged between 25 and 34 years of age, with the 
next largest group (15%) aged 35 to 44. However, the profile of those renting is far from homogenous and is changing. This is 
reflected in increases in demand for certain types of properties, such as family homes as many who might have once gone into 
the owner-occupied sector feel reluctant to gamble their savings on a mortgage. There are also what are termed ‘DOODs’ 
(Don’t Own or Drive), which are ‘well-educated, well-travelled, demanding, employed people’ (Sirr, 2012) who choose to rent 
rather than own. 
 
The reasons for choosing renting include: the relative cost (of particular importance for those aged 25-34); the user cost less 
average rent; and individual traits, such as education, marital and family status (61% of those in private rented accommodation 
are single compared to 35% of owner occupiers), labour market status (28% of heads of households in the private rented sector 
are classified as professional, managerial or technical, compared to 37% in owner-occupied and 10% in local authority housing), 
migration status, and region.  
 
32% of households in the private rented sector rely on direct housing supports from the State. 

 
Deposit Protection 
In 2013, 32% of applications received by the PRTB were from tenants claiming that some or all of their deposit had been unfairly 
withheld by their landlord. The problem of deposit retention is likely to be more serious: a survey by USI showed that 40% of 
students have had their deposit withheld but only 9% of those had pursued their landlord through the PRTB. Landlords are 
treating deposits as their own personal income rather than as a security. Illegal deposit retention can have a particular impact 
on low-income tenants as it can stop them from moving on and put them at a risk of homelessness when they don’t have a 
deposit to rent a new home.  
Recommendations 
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 The tenancy deposit protection scheme based on the custodial model, which the Government committed to in the 

Programme for Government  and which the Minister for Environment, Community & Local Government stated was soon 

to be introduced in legislation, should be brought in as an amendment to the Residential Tenancies (Amendment) 

(No.2) Bill 2012. The scheme should be fully run by the PRTB, based on the knowledge of the sector which that body 

has built up over the past decade. The Bill must legislate for a specific timeframe within which the landlord (or agent) 

must hand over the deposit to the PRTB, as well as a specific timeframe for the return of the deposit. 

 An accessible dispute resolution mechanism should be made available to landlords and tenants. 

 Fines and sanctions against landlords who do not register tenancies with the PRTB must be followed through. 

 
Standards & Conditions 
Only 46% of tenants survey by RED C for the PRTB were satisfied with the condition of the property they lived in. Minimum 
standards are regulated for and are supposed to be enforced by the local authorities. However, local authorities rarely carry out 
inspections and, even when they are carried out, inspections rarely lead to conviction: there were 21,223 inspections carried out 
in 2013, 47% of properties did not meet minimum standards but legal action was initiated in just 11 cases.  
 
Recommendations 

 Enforce the legal obligation of landlords in regards minimum standards through the issuing of a Certificate of 

Compliance with Minimum Standards, which can be funded through an increase in the fee paid by landlords when 

registering the tenancy. 

 Enforce the legal requirement for a property to have a BER (energy efficiency) rating in order to be advertised for rent. 

 Present free workshops for landlords explaining the rights and responsibilities of their position. 

 
Security of Tenure 
Only 45% of tenants surveyed for the PRTB were satisfied with the security of their rental situation. RED C surveyed estate 
agents for the PRTB and found that, while 7-12 month rental agreements are the most common in Ireland, agreements for longer 
leases are in demand. 46% of estate agents said that tenants wanting a longer lease was one of the most common issues they 
have to deal with. Security of tenure also presents itself in the knowledge of how much the tenant will be paying; 45% of 
tenants surveyed by the RED C agreed they would be more likely to rent long-term if there was a possibility of rent stability. 
 
Arrears and receiverships for Buy-to-Let (BTL) mortgages are another, more recent, cause of the lack of security for tenants. As 
of March 2014, there are 39,000 BTL mortgages in arrears (27% of all BTL mortgages). The recent PRTB report found BTL 
mortgage arrears to be one of the biggest challenges to housing supply. Threshold has found that receivers are ignoring the 
Residential Tenancies Act 2004 (RTA)  by treating tenants as illegal occupiers, seeking to remove tenants without giving 
appropriate notice, collecting rent but refusing to honour obligations, and informing tenants to approach the former landlord for 
return of deposits. There is currently no resolution strategy in place to deal with this and the RTA is not protecting tenants. 
 
Recommendations 

 Tenancies should be normally unlimited, with fixed-term tenancies permitted in specific situations, for instance where 

the landlord has legitimate future plans for the building (as in Germany). Unlimited tenancies should only be terminated 

by landlords for a small number of reasons, e.g. in cases where the tenant endangers the property or where there is 

default on three successive rent payments. 

 The landlord should be obliged to give three months’ notice of termination of a tenancy. 

 Security of tenure should be guaranteed in cases where the property is sold to a third party. 

 A Code of Conduct for Mortgage Arrears for BTL mortgages should be introduced, as suggested by Threshold. It should 

include a clear timetable, sanctions for bank non-compliance, and independent oversight. Further reporting by banks on 

BTL mortgages should also be included. 

 There should be a write-down on mortgage debt for both primary residences and BTL properties, with the aim being to 

protect the home of the sitting resident. 

 A system whereby BTL mortgage properties can be brought into public ownership should be introduced. 
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Rising Rents 
It is unsurprising that only 37% of tenants in the private rented sector surveyed by RED C said they were satisfied with the 
amount of rent they are paying relative to the property. According to the PRTB Rent Index, in the first quarter of 2014 the annual 
rate of increase nationally was 3.5%. The annual increase in Dublin was 8.4%, showing a stark regional divide. 
 
Some commentators have explained away the increases as a ‘return to normalcy’ after the economic crash. This is based on the 
assumption that rents up to 2008 were ‘normal’, a strange belief seeing  as the entire housing market at that time is now 
recognised to have been vastly over-inflated as a result of speculation. 
 
Another assumption is that rents are rising in line with the cost of living. According to the PRTB, a sustainable rent is about 30% 
of net income. The PRTB has found that the current proportion of their income that tenants are spending on rent is the highest 
proportion of income allocated to rent since 2008, when rents were at their peak. This has led to an issue of affordability, 
especially for low-paid workers. Workers in wholesale and retail, admin and support services, arts, entertainment, and 
recreation, and accommodation and food have experienced the worst affordability problems. 
 
Rent increase have many and varied results, including the large number of adults still living with their parents. In Census 2011 
over half of 20-24 year olds, a quarter of 25-29 year olds and one in ten 30-34 year olds were living with their parents. 41% of 
adults living with their parents are in work. 
 
Rising rents, the cap on rent supplement, and the lack of suitable rented accommodation are being blamed on the rising number 
of people becoming, and staying, homeless. Recent months have also seen a rise in families becoming homeless. 
 
Recommendations 

 Rent should be controlled between, as well as within, tenancies, with the initial rent in new contracts regulated. 

 The initial rent should be set according to a points system, as operated in the Netherlands. The PRTB should extend 

their current rent index to include a ‘quality points’ system, with properties being awarded for facilities, square metre, 

and local amenities. The initial rent for a unit should be calculated based on this index. Rent can be increased more 

than the sanctioned amount if the landlord has increased costs or has undertaken maintenance work on the unit. 

 Rent increases should be capped at a maximum of 15% over a 3 year period. 

 Rent should be reviewed no more than once in a 12-month period and tenants should be given 2 months’ notice of rent 

increases. 

 Rent controls must be coupled with increased security of tenure. 
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Section 1: 
The Lay of the Land:  

an overview of the private rented sector in Ireland today 
 
There has been an attempt over the last few months to establish the facts, trends, and possible future of the private 
rented sector in Ireland. The ESRI has published work looking into tenure choice, especially among young people. The 
Institute of Public Administration published a collection of essays (edited by Dr Lorcan Sirr) entitled Renting in Ireland. 
And at the end of October, the PRTB published reports on the Future of the Private Rented Sector and on Rent Stability 
in the Private Rented Sector. 
 
It is possible that this work is an attempt to compensate for the relative lack of interest in the private rented sector 
prior to this. It could have been caused by the realisation in Census 2011 that just under one in five households in 
Ireland now rent from private landlords. Or it could be recognition of the fact that we are living through a housing crisis 
and that the need to understand the private rented sector is now more pressing than ever.  
 
The majority of the material in this section is not new research. It is instead intended to act as an introduction to the 
private rented sector and to give context to the proposals made in the following chapters.  
 
1.1 Growth of the Private Rented Sector 
 
The greatest myth of Irish housing is that Irish people have some sort of genetic predisposition towards home 
ownership. Yet a mere glance at the census demonstrates that rather than being a natural predisposition, home 
ownership increased throughout the decades before the recent, much commented upon, decrease. At the time of the 
last census just under 28% of the population were renting: 7.82% from local authorities, 18.5% in the private rented 
sector, and the rest from voluntary and cooperative bodies.  
 

 
Source: CSO. 

 
The relationship between the private rented sector and other forms of tenure crops up throughout this report. For 
example, a RED C survey conducted in 2014 on behalf of the PRTB found that 19% of landlords had come into the 
position because their home was in negative equity but they could not sell it. The relationship also arises in debates 
over the reasons behind choice of tenure and, importantly, in the proposed solutions to the supply crisis. 
 
However, nowhere is the relationship between the private rented sector and other forms of tenure more obvious than 
in the figure of 32%. This figure represents the number of households in the private rented sector who are reliant on 
State support schemes. There are 73,500 households reliant on Rent Supplement or Housing Assistance Payment, 
22,707 on the Rental Accommodation Scheme, and 2,557 in dwellings let by local authorities. This makes up 96,207 
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households or 32% of the private rented sector.  
 
The most recent Summary of Social Housing Assessments was completed by the Housing Authority in 2013. It found 
that in 52% of cases “dependent on rent supplement” was the main reason for a household being on the local 
authority housing list. This highlights the many and varied roles that the private rented sector has taken on in recent 
years, especially since the collapse in provision of social housing by local authorities. Significantly, it also highlights the 
wholesale transfer of wealth from the state to private landlords.  
 
1.2 Landlords 
 
The private rented sector in Ireland is overwhelmingly an amateur venture. Evidence from the PRTB suggests that two-
thirds of landlords have one property, 85% have one or two properties, and 90% have less than four properties. This 
means that being a landlord is very rarely a “day job”. In fact, the RED C survey conducted on behalf of the PRTB found 
that 65% of landlords are currently working fulltime and 16% part-time.  
 
Until very recently being a landlord was also very rarely an official job: there was a 31.72% discrepancy between the 
number of tenancies registered with the PRTB in December 2010 and the number registered in the census in April 2011. 
However, since then there has been an effort made to catch up on unregistered landlords; there are now 300,543 
registered tenancies, a number catching up on the 305,377 tenancies in Census 2011.  
 
The RED C survey provides a description of landlords: they are more likely to be male (61%) than female (39%); to be 
married, in a civil partnership or a long-term relationship (83%) than single (10%); they are generally older (average 
age 51 years); they are likely to be Irish (95%), with the remainder coming from the UK; and the average time they 
have spent as a landlord is 9 years. 
 
Using the RED C survey results, the PRTB divides “accidental landlords” from those who become landlords on purpose. 
According to the PRTB, just over one-third of landlords are “accidental landlords”, i.e. they had to move as their first 
house is in negative equity and they could not sell it, they moved in with a partner and rented out the first property, or 
they inherited the property. 
 

Motivation for Becoming a Landlord 

Reason % 

Considered property as a good investment generally 39 

Additional income/source of income 22 

Had to move as first house is in negative equity and could not sell 19 

Moved in with partner and rented out first property 8 

Inherited property 7 

Source: PRTB (2014). 

 
Investigating the future plans of landlords in Ireland, the RED C found that 62% plan to remain as landlords but not buy 
any more properties, 29% plan to sell the property as soon as possible, 4% plan to stay on as landlords and increase 
their portfolio of properties, and 5% are undecided.  
 
There has been relatively little large-scale institutional residential property investment in Ireland. The majority of 
institutional property investment has been in relatively small-scale developments. For example, there have only been 
four recorded transactions in Dublin containing over 100 apartments. Research from the Society of Chartered Surveyors 
Ireland (SCSI), reproduced below, shows the breakdown of investors into the Irish residential market in 2013. The SCSI 
believes that the growth in “large multi-unit investors” in Dublin highlights a trend which could become national.  
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Source: Sirr (2014). 

 
1.2.1 Large scale investors and landlords 
 
Recent legislative changes have made the growth of large multi-unit investments more likely.  
 
According to Michelle Norris (Sirr, 2014), “the 2013 Finance Act made legislative provision for the establishment of Real 
Estate Investment Trusts (REITs) – a property investment vehicle that sells like a share on the stock exchange and 
invests in real estate directly, by purchase of either properties or mortgages. Under the terms of the 2013 Act, REITs are 
liable for neither capital gains tax nor the sales of property or corporate profit tax on income generated (although the 
individual shareholders are liable for all standard taxes).” 
 
Norris highlights the two main types of REITs: mortgage and equity. Mortgage REITs (mREITs) are prevalent in the USA 
but have not been legislated for in Ireland. 
 
Equity REITs are the form which has been legislated for in Ireland. Essentially, equity REITs involve buying a building 
and receiving rent from the tenants. The rent which the REIT receives from the tenants of the various buildings it owns 
is paid out in the form of a dividend to the shareholders, providing them with a regular income stream. As one speaker 
at the REIT forum in Dublin in January 2013 put it, “a REIT is a tax efficient way to enjoy the benefits of owning 
investment properties without the hassles of being a landlord.” (Conway, 2013) 
 
At the time of writing there are four REITs operating in Ireland: Green REIT; Hibernia REIT; Irish Residential Properties 
(Ires REIT), a subsidiary of Canadian Apartment Properties REIT; and Burlington REIT. So far, the Irish REITs have focused 
on commercial rather than residential property, with only Hibernia REIT and Ires REIT having taken on residential units. 
 
The key factors highlighted by policymakers, academics and lobbyists (see: (Nolan, 2013; DoF, 2013; Moran, 2013; Sirr, 
2014) have included: 

 The absence of heavyweight international investors up to now 
 That REITs could assist in the unwinding of NAMA 
 That REITs could provide a new source of capital to the property market, reducing dependence on bank 

financing 
 The importance of releasing bank loan capital from property into other business 
 That REITs could allow liquidity for investors without compromising security for tenants (investors can sell 

shares in a listed REIT at any time, without the costs and delays involved in selling investment properties) 
 That REITs could bring about greater security for tenants by encouraging institutional investors focused on 

long-term holdings 
 That REITs could support the professionalization of the sector 
 The REITs could complement the existing funds industry in Ireland (i.e. develop the IFSC). 
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Although these statements were made in reference to REITs in general rather than specifically residential REITs, it is 
worthwhile considering the impact that REITs as landlords could have on residential tenants. 
 
Stafford (Sirr, 2014) highlights a central tension regarding REITs: the wishes of shareholders (a regular income stream) 
and the needs of tenants (a place to live).  
 
As REITs are a relatively new phenomenon in Ireland, how the situation would develop if investors become interested 
in other sources of income or decide it is time for an asset sale and how this might affect tenants is, as yet, unknown.  
 
Neither is it clear how REITs will impact on the major issue of supply. In their presentations on the role REITs could play 
in the Irish housing market, the Dept. of Finance has focused on REITs as a means of selling off NAMA properties. It 
appears that REITs are involved in the transfer of ownership of existing property rather than the development of new 
housing units, which is what is currently needed. 
 
There are other issues to do with REITs which relate to the economy as a whole rather than specifically to tenants in 
the private rented sector. One of these is the issue of dependence on bank financing. The presentations by the Dept. of 
Finance, noted above, mention that REITs will reduce the dependence on bank financing and so release bank loan 
capital from property into other business.  
 
However, it seems that Irish REITs are reliant on the very bank loans that they are supposedly releasing for use by 
other business. According to reports in The Irish Times, Hibernia REIT entered into a €100m three year revolving credit 
facility with Bank of Ireland Corporate Banking (Reddan, 2014a) and Ires REIT entered into a two year €130m credit 
facility arranged by Barclay’s Ireland.(Reddan, 2014b) 
 
What is clear is that the characteristics of the private rented sector are changing. There is a large proportion of small 
landlords who are trying to get out of the sector while at the same time there has been a growth of institutional 
investors, connecting rental tenancies to the world of finance.  
 
1.3 Tenants 
 
The profile of tenants is generally young. The cohort of tenants aged between 25 and 34 years of age comprised 16% 
of the overall population but 35.5% of the private rented sector. The next largest group renting from private landlords 
are those aged 35 to 44, accounting for 15% (and 16% of the population overall). 
 
The ESRI has investigated tenure choice among young people in Ireland. Research by Byrne, Duffy and Fitzgerald (2014) 
shows that although the proportion of 25-29 year olds in rented and owner-occupied housing were similar in the early 
part of the 2000s, the share renting began to rise slowly from 2005, with a large increase from 2008. There were low 
levels of those aged 30-34 renting at the beginning of the millennium but, as the numbers renting increased while the 
proportion of home-owners decreased, the proportions are now converging. 
 
The ESRI has set out the reasons for tenure choice: 
 

1. Relative Cost of Tenure 
 
The ESRI found that this is of particular importance for those aged 25 – 34. It also has a particular importance on the 
rate of household formation, which essentially means what age people establish homes of their own. Byrne, et al. note 
that falling rents post-crash were significantly linked with people being able to establish homes. They explain that “we 
can attribute household formation by 17,000 individuals between the ages of 25 and 34 in 2011 to the fall in the ratio of 
rent to PDI [Personal Disposable Income].” 
 
The impact in the cost of renting can be seen in the number of adults who were still living with their parents at the 
time of the last census. Over half of 20-24 year olds, a quarter of 25-29 year olds, and one in ten 30-34 years olds 
were living at home with their parents in 2011. 31% of adults living at home were students, 22% unemployed, and 41% 
were at work.  
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Source: CSO. 

 
2. User cost less average rent 

 
The user cost is the “notional cost of owning a home, incorporating taxation, depreciation, mortgage costs and, 
importantly, price expectations” (Byrne, et al., 2014). Post-2007 homeowners could expect to experience a substantial 
loss due to falling house prices and from 2008 onwards rents began to fall. If the user cost equals average rents then 
there is no longer an incentive to favour renting. 
 

3. Individual traits 
 

a. Education 
 

The ESRI research shows that having higher means, as represented by higher education, has a “significant effect” on 
tenure choice; up to about the age of 30, higher education is related to renting while after that age it becomes more 
associated with home ownership.  
 

b. Marital and family status. 
 

According to the PRTB, 61% of those in private rented accommodation are single, while 30% are married. This is similar 
to the profile in local authorities but different to owner occupiers (35% single and 55% married).  
 
There is only a small difference in the number of households renting with children (60%) and those in other forms of 
tenure (66%).  
 

c. Labour market status 
 

The PRTB’s analysis of the composition of households renting from private landlords or voluntary bodies shows that 
28% of heads of households were classified as being professional, managerial or technical. This was lower than the 
proportion in the owner-occupied sector (37%) but higher than the proportion of households renting from local 
authorities (10%). 
 
30% are skilled or semi-skilled and 5% were unskilled.  
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Source: PRTB (2014). 

 
d. Migration status 

 
Census 2011 shows the breakdown of forms of tenure by the nationality of the head of household. Although the census 
groups tenants in the private rented sector and from voluntary and co-operative bodies together, it still highlights the 
diverse nature of renting. While the majority of households renting are Irish or from the UK (57% and 4% respectively), 
a large proportion of those renting are from non-Irish headed households. The largest single group is from Poland 
(12%), with the other EU countries comprising another 13%.   
 

 
Source: CSO. 

 
The census data not only highlights the breakdown of the private rented sector but also indicates the importance of 
rental accommodation for those from a migrant background. Although 18.5% of households in Ireland rent from private 
landlords or from voluntary and co-operative bodies, only 12% of settled Irish households do. Excluding UK nationals, 
over 75% of non-Irish headed households rent from a private landlord. Private rented accommodation is also very 
important for Travellers. 29% of Travellers are tenants in the private rented sector.  
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Source: CSO. 

 
e. Region 

 
Rented accommodation is most likely to be based in the urban centres: Galway (39.8%), Dublin (34.1%) and Cork 
(28.8%) all have considerable proportions of their populations renting.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Total

Irish

UK

Poland

EU15 (excl. Ireland & UK)

EU15-27 (excl. Poland)

Africa

Asia

America

Rest of the World

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Private Households in Permanent Housing Units, 
classified by nationality of the household 

reference person and nature of occupancy, 2011

Owner-occupier Private Rented Sector Local Authority Other 



 

16 
 

Section 2:  
Deposit Protection 

 
2.1 Illegal Deposit Retention 
 
The issue of illegal deposit retention has fallen off the public radar over recent months. However, deposit retention 
remains a serious concern for tenants.  
In 2013, 32% of applications (903) received by the PRTB were in relation to deposit retention. However, it is probable 
that the problem is more serious than the 903 applications hints at; according to a survey by USI (2011), 40% of 
students have had their deposit withheld but only 9% of those who had had their deposit withheld had pursued their 
landlord through the PRTB.  A further 46% of students were unaware that they were able to pursue their landlord to 
recover their deposit.  
 
2.2 Current legislation and its implementation 

 
Landlords may retain part or all of a deposit due to rent arrears, damage to property above normal wear and tear, or 
outstanding utility bills. Landlords must return the deposit within a reasonable timetable, though the timetable is not 
defined in the Residential Tenancies Act, 2004 (RTA). The 2014 RED C survey found that 60% of renters find it difficult to 
get their deposit back and 36% “strongly agreed” that landlords are reluctant to return deposits. Between 2007 and 
2011, 75 – 79% of deposits were either fully or partially refunded by the PRTB. 
 
The figures indicate that landlords are treating deposits as their own personal income rather than as security. Although 
all tenants who are faced with this sort of behaviour are affected, there is a particular burden on low-income tenants. 
CPAdvice (2009) recognised that unfair deposit retention can prevent low-income tenants from “moving on and [can] 
put them at risk of homelessness”. 
 
2.3 Deposit Protection Scheme  
 
The Programme for Government includes a commitment to establish a tenancy deposit protection scheme. On foot of 
this commitment, the PRTB commissioned research on the feasibility of such a scheme in Ireland. The report, submitted 
by Indecon in 2012, assessed a number of different options ranging from all elements being delivered by the PRTB to all 
elements being outsourced to a private operator. Each option was assessed in terms of both insurance and custodial 
schemes.  
 
In an insurance-based deposit protection scheme, landlords (or agents) become members of a scheme and pay a 
membership fee plus a protection fee for each deposit registered. In the case of a dispute which cannot be resolved by 
the landlord and tenant alone, they refer the dispute to the scheme, which then adjudicates. In a custodial deposit 
protection scheme deposits form part of a deposit “pool”. The interest earned on this deposit pool supports the 
operation of the scheme. In the case of dispute, the scheme adjudicates. 
 
The Indecon report (2012) supported a custodial scheme whereby the management and administration would be 
undertaken by a private sector provider. The company also emphasised that the scheme would need to be linked into 
the existing PRTB registration system. Indecon’s reasons for promoting management and administration by a private 
sector provider included the “significant costs involved in operating such a scheme including staffing costs, legal costs, 
case processing costs, compliance costs and ICT costs”. However, the report does note that the PRTB already has 
knowledge of the area which could be built upon to manage and operate a deposit protection scheme. Other 
advantages of the PRTB operating the scheme include the possibility of greater acceptance among tenants and that it 
would allow greater integration with existing systems.  
 
It was decided that the deposit protection scheme would be taken on following Indecon’s recommendations. The most 
recent PRTB report explains how the scheme will function:  
 
 “A major development and probably the most significant since the establishment of the PRTB, is the introduction of 
provisions for a Deposit Protection Scheme as an amendment to the Residential Tenancies Bill, which will be operated 
by the PRTB. The scheme will operate along the lines of a custodial model in which the PRTB will hold deposits for the 
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duration of the tenancy. Where there is no agreement between the parties, the PRTB will hold deposits for the duration 
of the tenancy. Where there is agreement between the landlord and the tenant on how the deposit is to be repaid, the 
parties may apply to the PRTB for dispute resolution. This measure is expected to reduce disputes relating to deposit 
retention” 
 
The Residential Tenancies (Amendment) (No 2) Bill 2012 was passed by Dáil Éireann in July 2013. Although there were 
amendments to include a deposit protection scheme, the Bill passed by the Dáil did not include reference to a deposit 
protection scheme. Over a year later, in September 2014 Minister of Environment, Community & Local Government, Alan 
Kelly TD, explained that legislative provision for a deposit protection scheme using the custodial model will be 
introduced at Seanad Committee Stage.1    
 
As has been mentioned earlier, the introduction of a deposit protection scheme is vital for many tenants, especially 
those on low incomes. For this reason it is of the utmost importance that the issue is not allowed to be forgotten about 
once again. 
 

 
 
 
 
  

                                                 
1 Alan Kelly, (17 September 2014). 

We’re Not Leaving Recommendations 
 

 That the tenancy deposit protection scheme based on the custodial model which the Government committed to 
in the Programme for Government and which the Minister for Environment, Community & Local Government 
stated was soon to be introduced in legislation is brought in as an amendment to the Residential Tenancies 
(Amendment)(No. 2) Bill 2012.  

 That the scheme is fully run by the PRTB, based on the knowledge of the sector which that body has built up 
over the past decade. 

 That the bill legislates for a specific timeframe within which the landlord (or agent) must hand over the deposit 
to the PRTB as well as a specific timeframe for the return of the deposit. A recognised failure of the Residential 
Tenancies Act 2004 is that the “reasonable timetable” within which the deposit is to be returned to the tenant is 
not defined.  

 That an accessible dispute resolution mechanism is made available to landlords and tenants.  
 Fines and sanctions against landlords who do not register tenancies with the PRTB are followed through.  
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Section 3: 
Conditions and Standards 

 
3.1 Tenant dissatisfaction with conditions of accommodation 
According to the RED C survey, 34% of tenants in the private rented sector believe that “as a renter in Ireland you have 
no rights and are at the mercy of your landlord”.  
 
Only 46% of tenants were satisfied with the condition of the property. As mentioned above, one third of disputes 
brought to the PRTB were in relation to deposit retention. Close to another fifth of disputes were brought in relation to 
conditions: 10% over breach of landlord obligations and 8% over the standard and maintenance of the dwelling.  
 
3.2 Current legislation 
 
As of February 2009, all rented accommodation must reach certain minimum standards. This includes: 

 the landlord must ensure that the property is in a proper state of structural repair  
 the landlord must ensure that every room has adequate ventilation and both natural and artificial lighting 
 the landlord must provide 

o a sink with hot and cold water 
o a separate room, for the exclusive use of each rented unit, with a toilet, a washbasin and a fixed 

bath or shower with hot and cold water 
o a fixed heating appliance in each room, which is capable of providing effective heating and which the 

tenant can control 
o facilities for cooking and for the hygienic storage of food (e.g. a 4-ring hob with oven and grill, 

fridge-freezer, and microwave oven) 
o access to a washing machine 
o access to a clothes-dryer if the rented unit does not have a private garden or yard 
o a fire blanket and smoke alarms 
o access to vermin-proof and pest-proof refuse storage facilities 

 in multi-unit buildings, the landlord must provide each unit with a mains-wired smoke alarm; a fire blanket and 
an emergency evacuation plan. There must also be emergency lighting in common areas.  

 
3.3 Implementing the legislation 
Responsibility for the enforcement of minimum standards lies with the relevant local authorities. However, standards of 
enforcement vary considerably across the country. In 2013, Dun Laoghaire-Rathdown, Fingal, South Dublin and Dublin 
City accounted for 28% of all inspections (PRTB, 2014a). In 2012 Threshold undertook a survey of 34 local authorities 
and found that a number indicated that, although they were aware of their obligations to carry out inspections, they 
had insufficient resources to do so. 
 
Even when inspections are carried out, they rarely lead to conviction. There were 16,759 inspections by local authorities 
in 2011, of which one third were found not to comply with minimum standards. Legal action was initiated in just eight 
cases. In 2012, 40 cases were started. However this dropped again in 2013. Out of the 21,223 inspections carried out 
that year, 47% did not meet minimum standards. Legal action was initiated in 11 cases.  
  
3.4 Certificate of Minimum Standards 
 
The Threshold report states that “it is ironic to note that someone visiting a restaurant has greater protection (as 
regards health, safety and minimum standards) than someone renting in Ireland today.”  
 
There is no point having minimum standards that are not enforced.  It is clear that new measures must be introduced in 
order to bring about compliance with minimum standards in rented accommodation.  
 
In its pre-budget submission to the Dept. of Finance in 2014 Threshold recommended the introduction of a certification 
scheme for private rented properties that requires landlords to have their property certified as legally compliant by a 
qualified professional. Local authorities would become responsible for overseeing the scheme and for engaging in 



 

19 
 

targeted inspections to complement the scheme.    
 
The funding for the implementation of the scheme by local authorities could be raised through an increase in the fees 
paid by landlords when registering the tenancy. Although it is possible that this increase in fees could act as a 
disincentive to landlords, registration could protect them from the litigation and, as such, provide a gain in the long run. 
To make landlords fully aware of the rights and responsibilities of their position, the PRTB could also present 
workshops on the topic for both new and existing landlords.  
 
In fact, the PRTB report found that “regulations on minimum standards can act as an incentive for landlords to invest in 
their property”. The report gives the examples of the Netherlands, where accommodation standards are used in setting 
rent levels, and Germany, where investing in energy efficiency can exempt landlords from rent regulations. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

We’re Not Leaving Recommendations:  
 

 Enforce the legal obligations on landlords in regards to minimum standards through the issuing of a 
certificate of compliance with minimum standards. 

 Fund the certification scheme through an increase in the fee paid by landlords when registering the 
tenancy.  

 Enforce the legal requirement for a property to have a BER (energy efficiency) rating in order to be 
advertised for rent. 

 Present free workshops for landlords explaining the rights and responsibilities of their position.  
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Section  4: 

Security of Tenure 

 
4.1 Introduction 
Security of tenure is an integral feature of an efficient and effective rental market, which does not exist, but needs to 
exist in Ireland. Renting is not solely a short term choice. The recent SCSI/Red C survey shows that 61% of renters 
would like to rent long term, if suitable property and terms are available. In order to respond to the needs of long term 
renters, and to provide basic quality of life to tenants giving them certainty for the future, enshrining security of tenure 
is of utmost importance. 
 
4.2 Tenants’ experiences and security of tenure 
According to the recent RED C (2014) report for the PRTB, only 45% of tenants were satisfied with the security of their 
rental situation. Common causes of rent insecurity include rent increases and lack of security of tenure. In recent times 
in Ireland, receiverships and repossessions have been significant causes of insecurity. 
 
The survey of estate agents conducted by the RED C shows that, although 7-12 month rental agreements are the most 
common in Ireland, agreements for longer durations are in demand. 46% of estate agents found that tenants wanting a 
longer lease was one of the most common issues they have to deal with. 61% of tenant respondents to the SCSI (2012) 
survey said they would “welcome the opportunity of a long term lease which would give me the security in knowing 
my rental home is secured for me”. 
 
Security of tenure also presents itself in the knowledge of how much the tenant will be paying. 45% of tenants in the 
RED C survey agreed that they would be more likely to rent long term if there was a possibility of rent stability. This is 
dealt with in more detail in Section 5, below.  
 
4.3 Buy to Let Mortgage arrears and their impact on security of tenure 
 
As of March 2014, 39,000 (or 27%) Buy-to-Let (BTL) mortgages were in arrears and 2,250 had receiverships in place. 
Threshold (2014a) has noted that the scale of the BTL mortgage arrears “far outstrips” that of the residential market 
and poses a serious threat to the stability of the sector.  
 
Threshold explains that “receivers are ignoring the RTA [Residential Tenancies Act, 2004] in a number of ways 
including: i) treating tenants as illegal occupiers ii) seeking to remove tenants without giving appropriate notice (i.e. 
eviction) and iii) collecting rent but stating they have no obligations to the tenant. Tenants are being told to approach 
their former landlord when they are seeking repairs or the return of the rental deposit. Clearly no tenant will obtain 
satisfaction from a destitute landlord who retains no interest in the property. 
 
“In addition, some landlords, who do not accept the appointment of the receiver, are seeking to rely on uncertainty in 
the RTA to continue to collect rent and to seek to terminate tenancies if the tenant deals with the receiver.” 
 
The breakdown of queries received by Threshold in Q1 2014 regarding receiverships were as follows: 
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Source: Threshold (2014a). 

 
Improved security of tenure impacts not only on tenants themselves but on the wider community; it allows households 
a sense of stability in their living situation and the ability to engage in the social and economic life of their community. 
For there to be equity between the forms of tenure, as set out in Housing Policy Statement 2011, private rented 
accommodation must be treated as a serious choice and measures must be put in place to ensure that tenants have 
security of tenure.  
 
Each of these aspects of security of tenure can present itself in different ways, for example in the lack of a lease.  
 
4.4 Current Legislation on Security of Tenure 
 
The rights of landlords and tenants regarding termination of a tenancy are laid out in Section 34 of the Residential 
Tenancies Act of 2004. 
 
During the first six months of the tenancy the landlord can terminate it without giving any reason. After this the tenant 
normally has the right to stay in the unit for 3 and a half years. However, the landlord can terminate the tenancy if they 
satisfy one of the 6 grounds specified in the Act and outlined below. 
 
6 reasons the landlord can terminate a tenancy: 
 

1. The tenant has failed to comply with conditions of the tenancy, has been given notice to remedy the situation but has 
failed to do so. 

2. The unit is no longer suitable to the housing needs of the tenant/people living with them. 
3. The landlord will, within 3 months, transfer all or part of their ‘interest’ in the property (ownership). 
4. The landlord or someone in their family is going to move in to the property. 
5. The landlord is going to refurbish the unit. 
6. The landlord intends to change the use of the unit or the property containing the dwelling to some other use (and, 

where planning permission is required for that change of use, that permission has been obtained). 
 

We assert that there are so many loopholes in the security of tenure that they provide quite easy methods for landlords 
to secure an eviction if they so wish. In effect, security of tenure in Ireland is more apparent than real (Drudy, 2007).  

 
4.5 Policy proposals for increased security of tenure 
 
4.5.1 We’re Not Leaving Policy Proposal  
 

1. Tenancies should be normally unlimited, with fixed term tenancies permitted in specific situations, for instance 
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where the landlords has future legitimate plans for the building, as is the case in Germany. 
2. Unlimited tenancies should only be terminated by landlords for a small number of reasons, for instance in 

cases where the tenant endangers the property, or where there is default on three successive payments of 
the rent. 

3. The landlord should be obliged to give three months’ notice of termination of a tenancy. 
4. Security of tenure should also be guaranteed in cases where the landlord sells the property to a third party 

 
These recommendations are based on German tenancy law (See: OHCHR) where the private rented sector accounts for 
36% of housing stock. As a result of the strong security of tenure provided in German law, tenants in Germany feel 
secure renting, are aware of their rights an expect that security of tenure will be provided, giving them confidence in 
the private rented market (Wharton and Cradduck, 2011). 
 
Considering the current private rented market in Ireland Lorcan Sirr (2014), in the preface to the recently published IPA 
book says that  
 

“What is lacking is an ideology of renting, a government- and society-driven  
system of ideas supporting the notion of renting being a valid economic and 
sociological choice, underpinned by appropriate legislative and financial 
measures that treat it as a equal to other tenure options, and that recognise 
the value of renting – societally, economically, culturally – to the broader 
culture of a changing Ireland” (Sirr 2014: xvii) 
 

It is clear that a key piece of legislation needed to underpin renting as a viable choice is security of tenure. 
 
4.5.2 Code of Conduct for Mortgage Arrears 
 
The proposals listed above set out a general framework for the improvement of security of tenure in the private rented 
sector in Ireland. However, as highlighted in Section 4.3, the current situation whereby tenants find themselves without 
security of tenure has been brought about not only by long-term causes (i.e. uncertainty over leases and rent) but also 
by the uncertainty caused by arrears and receiverships in BTL mortgages.  
 
Sections 4.5.2 and 4.5.3 set out We’re Not Leaving’s proposals to increase the security the tenants have about their 
homes due to problems their landlord is experiencing with repayments on a BTL mortgage.  
 
Threshold has set out a policy which would regulate BTL mortgage arrears. They are looking for the introduction of an 
amendment to the Residential Tenancies Act that would clearly place the landlord’s obligations on the receiver. Such 
an amendment would clarify that the receiver “steps into the shoes” of the former landlord in all respects. The 
suggested policy involves introducing a Code of Conduct for Mortgage Arrears (CCMA) for BTL mortgages. 
 
CCMA was introduced in 2009 and updated in 2013. The aim of the CCMA is for alternative solutions to repossession 
being presented to mortgage-holders in arrears. It is important that protection from repossession is shared both by 
those with mortgages and those renting. 
 

Code of Conduct for Mortgage Arrears – Threshold’s suggested policy 
 
A code of Conduct on Mortgage Arrears (CCMA) has been introduced by the Central Bank for residential mortgage 
arrears and Threshold is seeking the introduction of a similar code of conduct on buy-to-let mortgage arrears. Such a 
code would: 

 Introduce a transparent process for financial institutions, landlords and tenants; 
 Set out the required steps for engagement with the landlord and tenant and the forms of communication 

required; and 
 Ensure that financial institutions respect and uphold tenants’ rights. 

 
In addition to the current information provided via the Central Bank of Ireland on the scale and duration of BTL 
mortgage arrears, restructuring arrangements and repossessions, the following information should be provided on a 
quarterly basis: 
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 Total number of receiverships in place in relation to BTL properties, including the name of the financial 
institution and name of receiver(s) appointed; 

 Of those properties in mortgage arrears, the total number of properties where tenants are in occupation and 
the total number of vacant properties; 

 Of those properties in receivership, the total number of properties where i) tenants remain in occupation and 
ii) where tenants have been issued with notice of termination by the receiver. 

 
Threshold (2014) 

 
However, serious concerns have been raised about the CCMA. The Governor of the Central Bank, Patrick Honohan, 
confirmed to the Joint Committee on Finance, Public Expenditure and Reform in April 2014 that although the Central 
Bank had found breaches of the CCMA not one sanction had been imposed on banks (Dáil Éireann, 2014). Other 
critiques of the CCMA include that it is not overseen by an independent arbitrator from outside the banking world and 
the “fair and reasonable” timeframe for responses has not been clearly laid out. 
 
We’re Not Leaving suggests that any broadening of the CCMA to include Buy-to-Let mortgages must include a 
response to these critiques. 
 
4.5.3 Public Ownership  
 
Another proposal to improve tenant security, which could be introduced alongside the CCMA, is to allow the 
opportunity for BTL mortgages that are in receivership (or serious arrears) to move into public ownership. It is important 
to stress that this proposal aims to provide security for those who are using properties as homes, rather than having a 
bail-out for landlords as its primary objective.   
 
As indicated by the Threshold’s call for more information to be presented by banks on the issues with BTL mortgages, 
there is a lack of up-to-date information on BTL mortgages. A major fear is that banks are currently hiding the losses 
which will eventually materialise. A first step is for the banks to provide this information.  
 
The relevant BTL loan could then be bought at a discount by a public institution (such as a public enterprise, shared-
equity company, or NAMA). The public institution could then write-down the debt. 
 
So far, this proposal could benefit tenants, who would be assured of their home, and landlords, who could get rid of a 
BTL mortgage they cannot support. It could be said that this proposal leaves the banks in a negative position because 
the loans will have been bought at a discount. However, forcing the banks to crystalise their losses does away with 
uncertainty in the market around BTL mortgages (this was part of the initial rationale for NAMA). In the case of NAMA, 
the loans were acquired in exchange for a Government-guaranteed bond, which is being repaid. If such a model was 
copied in this situation, the bond could be repaid through income generated from rent (and thus the project would be 
revenue neutral).  
 
The asset is now in public control and the public body can directly supply the housing market. The public body could 
choose to sell-off the housing, e.g. to local authorities to provide social housing. By bringing these units under the local 
authorities, severe need for housing could be addressed while at the same time releasing pressure on the private 
rented sector. 
 
There are several issues which could form a block against this proposal, the first of which being stated government 
policy against both an increase in social housing and against a general debt write-down.  
 
Although the current Government’s housing policy recognises the increased social housing need, it states that there 
will not be development of social housing by local authorities during its term in office: 
 
 
The financial parameters within which we will be operating for the coming years rule out a return to very large 
capital-funded construction programmes by local authorities. At the same time the need for social housing supports 
– including the numbers of households in receipt of rent supplement for extended periods – is high and still rising. 
We are committed to responding more quickly and on a large scale to social housing support needs through a 
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variety of mechanisms including through increased provision of social housing.” 
DECLG (2011) 

 
We’re Not Leaving believes that both issues (a write-down on debt and an increase in social housing) should be 
reconsidered in relation to the positive benefits which they could foster. As mentioned earlier, an increase in social 
housing could deal with the most acute housing needs and also relieve pressure on the private rented sector. Direct 
public spending on housing is also preferable to the indirect subsidies of private landlords, as mentioned earlier in the 
figure of 32% of households in the private rented sector relying on state subsidies. Writing down the debt could also 
free up household spending, allowing greater spending in the local community and a boom for the economy.   
 
A benefit of this proposal is that it allows for an increase in social housing without the need for capital funding or 
construction.  
 
Another problem which arises is the capacity of local authorities. Between the final quarter of 2008 and the final 
quarter of 2013, the numbers working in the local authorities dropped by 21% from 35,007 to 27,543 . As well as this, 
local authorities have spent the last number of years selling off the existing stock of social housing, which has not been 
replaced. This raises the question of whether local authorities are in a position to take control of more housing, 
especially noting the difficulties experienced by existing local authority tenants. Added to this is also the possibility that 
the BTL mortgages in serious arrears/receivership do not match with areas where there is a social housing need or are 
not in areas with necessary services (e.g. schools, transport, and employment). 
 
 

 
 

Source: Department of Environment, Community and Local Reform 
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Source: Department of Environment, Community and Local Reform 

 
This raises serious questions about the running of any scheme where BTL mortgages are moved into the public system. 
One option which has been put forward is for the houses to move into “public housing” run by housing associations 
rather than “social housing” run by local authorities. Another is to increase the capacity of local authorities, including a 
commitment by local authorities to be responsible and accountable to their tenants. 
 
Another question which could be raised is that of the equity of the system. The purpose of purchasing the BTL 
mortgages in arrears/ receivership is to provide security of tenure for sitting tenants. If the unit is bought by the local 
authority then it should go to the household on the top of the waiting list, thereby evicting the sitting tenant(s). Another 
issue is about how equitable it is to have a write-down on debt of BTL mortgages when the equivalent has not been 
done for mortgages on primary residencies. 
 
In response to the first point, We’re Not Leaving believes that guidelines should be drawn up to ensure that sitting 
tenants are protected but that there is equality across tenures. The only adequate response to the second point is that 
there should be a write-down on the debt for all households, both on primary residencies and BTL mortgages, with the 
ability of households to stay on in their homes placed at the centre of any decision. 
 
As the tentative framing suggests, this particular proposal is a call to investigate options rather than a concrete 
demand 
 

We’re Not Leaving Recommendations:  
 

 Tenancies should be normally unlimited, with fixed-term tenancies permitted in specific situations, for 
instance where the landlord has legitimate future plans for the building (as in Germany). Unlimited 
tenancies should only be terminated by landlords for a small number of reasons, e.g. in cases where the 
tenant endangers the property or where there is default on three successive rent payments.  

 The landlord should be obliged to give three months’ notice of termination of a tenancy. 
 Introduce a Code of Conduct for Mortgage Arrears, as suggested by Threshold. 
 Include sanctions for bank non-compliance, a clear timetable, and independent oversight in the CCMA. 
 Introduce further reporting on Buy-to-Let mortgages, as suggested by Threshold. 
 Write down mortgage debt both for mortgages on primary residences and on Buy-to-Let properties, with 

the aim being to protect the home of the sitting resident. 
 Introduce a system whereby Buy-to-Let mortgages are brought into public ownership.  
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Section 5:  
Rent Control 

 
5.1 Introduction 
 
The number of individuals and families renting has rocketed in the last few years, with an increase of 86% between 
2006 and 2012 (Sirr 2012). However, government housing policy has not kept pace with this dynamic sector (Sirr 2014: 
11). While the Government’s Housing Policy Statement of June 2011 recognises the need to move away from policies so 
heavily weighted towards home ownership, and towards the objective of enabling “…all households access good 
quality housing appropriate to household circumstances…” This has not yet translated into legislative action on the 
private rental sector. This is in contrast to the international norm where laws relating to rent regulation are modified 
continuously in most countries (Lind 2001: 50). It is time that Ireland did the same. 
 
5.2 Rent Increases 
 
It is not without reason that rising rents have become an issue of particular concern in recent months.  
 
The Daft.ie National Rental Index is based on the advertised rents on Daft.ie. It shows that average advertised rent 
nationwide rose by just under €90 between the second quarter of 2013 and the same period in 2014. This is the largest 
rise since early 2007. The rise in rents was particularly acute in Dublin, where annual inflation was 15.6% to mid-2014 
(compared to 7.5% in mid-2013). In Dublin, rents are up 26% since 2011 and are now just 9% below the peak values in 
2007. 
 
In the cities of Cork, Galway and Limerick rents rose at 6-7% a year, their highest rate of inflation since early 2007. At 
2.8% higher than in mid-2013, rents in Waterford recorded their first year-on-year rise. 
 
The PRTB Rent Index, based on the PRTB’s own register of tenancies, is compiled by the ESRI on a quarterly basis. 
According to the most recently available data, Q1 2014, shows that the annual rate of increase nationally accelerated to 
3.5%. When the data are divided, they show a stark regional disparity: annual growth between Q1 2013 and Q1 2014 
was 8.4% in Dublin, compared to 0.8% outside Dublin (PRTB, 2014b). 
 
5.2.3 Impact 
 
Some commentaries explain away the increase in rents as a “return to normalcy” after the economic crash. However, 
this is based on the assumption that rents in 2007/08 were “normal”, a strange supposition as the entire housing 
market at that time is now understood to have been vastly over-inflated as a result of speculation.  
 
Another assumption that is made about the rise in rents is that they are in line with the cost of living. However, studies 
into the affordability of renting in Ireland have shown this to be false. 
 
Affordability depends on whether you are renting in Dublin or outside, as a single person or as a couple, and on the 
proportion of the household working. The PRTB notes that sustainable rent is about 30% of net income. Assuming gross 
earnings for a single person of €36,000 and a monthly rent of €957 for a one bed apartment in Dublin, the person 
would be spending 41% of their net income on their rent. The PRTB recognises that this is the highest proportion of 
income allocated to rent since 2008, when rents were at their peak.  
 
“For households earning below the average income there is an affordability issue in Dublin. In a separate analysis of 
rent affordability for different categories of employees, using published earnings data from the CSO, those sectors 
containing the lowest paid workers, notably Wholesale and Retail, Admin and Support Services, Arts, Entertainment 
and Recreation and Accommodation and Food experienced the worst affordability problems. Moreover, low income 
workers are being squeezed out by competition from medium and high income workers in supply constrained areas, a 
development which is further exacerbates by the inadequate supply of housing at rents these lower income households 
can afford.” 
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The rent hikes have been a particular burden on the third of private rented tenants who are in receipt of rent 
supplement as rent supplement limits change at a slower rate than rent and because the limits are set far below 
market rents. It is clear that the rent increases are undermining the right to housing in Ireland. 
 
Rent increases not only push those in rented accommodation out but also stops many who would like to join the sector 
to enter. One example of this is in the large number of adults who still live with their parents. As mentioned above, a 
quarter of 25-29 year olds and one in ten 30 – 34 year olds live with their parents. 41% of adults living with their 
parents are in work.  
 
Rising rents, the cap on rent allowance, and the lack of suitable rented accommodation are being blamed on the rising 
number of people becoming, and staying, homeless in Ireland today. 
 
3,808 people were recorded as homeless in Census 2011 (CSO, 2013), of which 3,744 were in accommodation and 64 
were sleeping rough. 62% were living in Dublin. It is estimated that over 5,000 people are now homeless in Ireland 
(Peter McVerry Trust, 2014). 
 
Due to the lack of official records, it is necessary to rely on the figures provided by organisations which provide “front 
line” services. The Peter McVerry Trust helped 3,586 people in Dublin in 2013, a 17% increase on 2012 (Russell, 2014b) 
In November 2013, Focus Ireland revealed that it had provided assistance to 9,237 people who were either homeless or 
at risk of becoming homeless throughout the country, a jump of almost 1,500 from the year before. 139 people were 
recorded as sleeping rough in Dublin on 12th November 2013. In April 2014, the Inner City Helping Homeless group 
logged 2,241 rough sleepers that they had fed and clothed in the space of 28 nights (Russell, 2014a) 
 
The number of families becoming homeless in the capital has jumped from 8 to 16 per month (O’Carroll, 2013). The lack 
of appropriate accommodation for families to move into has led to unsuitable and unsustainable responses by local 
authorities: the Dublin Region Homeless Executive expects to spend €4.5million on emergency hotel accommodation for 
homeless families in 2014, compared to €1.3million in 2013 and €455,000 in 2012.  
 
An issue of particular concern is that people are not able to move out of homelessness: although 2 people, in average, 
exit homelessness in Dublin each day, there are six new presentations each day.  
 
5.3.4 Causes  
 
Lack of supply is a major reason for the rise in rents, particularly in Dublin, its commuter belt, and the other cities. 
Accounting for population change, vacant units, depreciation and some level of normal rate of housing vacancy, the 
ESRI has estimated that 90,000 units (approximately 12,500 per year, assuming the previous year’s construction has 
been completed) will need to be completed by 2021. Over 60% are required in Dublin and another 26% is required in 
Louth, Meath, Kildare and Wicklow.  
 
That same ESRI report, however, notes that between 2011 and 2013 only 33% of completions were recorded in these 
counties. While it is entirely possible that developers have had their own reasons for building in areas that do not 
require more construction or that Dublin and its commuter belt have completely run out of space, it is likely that 
something else is going on.  
 
It is becoming clear that it is not only the lack of housing supply which is causing the rise in rents but the lack of 
regulation of the sector. The SCSI noted that although, based on asking prices and advertised rents on daft.ie, house 
prices and rents fell at roughly the same pace between 2007 and 2010, rents began to stabilise between 2010 and 2012 
while asking prices for houses were still falling by between 14-18%. The SCSI (2012) recognises that “asking prices are 
only a guide to market activity but they nonetheless suggest the diverging of the sector into a two-tier market, each 
driven by different factors”. 
 
Rising rents are caused by a mixture of lack of supply, lack of regulation, and speculation. 
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5.3 Types of Rent Control 
 
This situation of unaffordable rents and its associated consequences have brought the topic of rent controls on to the 
table. There has been some limited public debate about how beneficial rent controls could be in the Irish context. 
Unfortunately, some of this debate had not been very well informed and too light on the specifics of types of rent 
control to be very meaningful.  
 
A significant portion of the critiques of rent control assume rent control to mean a rent freeze. A nominal rent freeze 
that leads to a fall in real rents to a level significantly below the market rent level is called ‘first generation rent 
control’. This type of rent control was fairly popular around the World War II period but has all but disappeared now. 
The most famous example of this is New York City. It is New York City’s rent control policy that is often cited as proof 
of the failures of rent control (see: Irish Mortgage Brokers Association). However, the New York City rent control 
programme is regarded among economists as being “so idiosyncratic” as to have questionable applicability to other 
programmes (Arnott 2003: 109). In any case, very few would argue for first generation rent controls.  
 
Their descendants, second generation rent controls come in various types with diverse aims. Many countries have rent 
controls with rent increases linked to inflation or Consumer Price Index (CPI). Certain rent control models are designed 
to deal with sudden increases in demand and aim to temporarily keep rent below market level, until supply increases. 
Other, weaker rent control programmes simply aim to protect tenants from paying more than market rent (Lind 2001). 
 

5.4 Rent Controls – an International View 
 

5.4.1 Ireland 
Ireland currently has a form of third generation rent controls. A landlord can only review rent once in a 12 month period 
(unless they have done substantial refurbishments to the unit).  Both the initial rent, and any subsequent increase in 
rent must be in line with ‘market rent’ (Residential Tenancies Act 2004 Sections 19 – 20). The tenant can consult the 
PRTB Rent Index to verify what constitutes ‘market rent’. This rent control only operates within, and not between 
tenancies. That is, the landlord is free to set the initial rent. This is a weak and inadequate form of rent control that, in 
times of lack of supply, puts landlords in a very strong negotiating position (Drudy 2007:101). 
 
5.4.2 Germany 
 
Like in Ireland, landlords in Germany are free to set the initial rent with a new tenant, so long as it is in line with 
market rent. Rent can be reviewed once in a 12 month period. Germany only allows increase in rents of sitting tenants 
of up to a maximum of 20% over 3 years (European Central Bank, 2003). Last year this was changed for three cities; 
Berlin, Hamburg and Munich, where landlords will now not be permitted to raise rents by no more than 15% over 3 
years. 
 
5.4.3 The Netherlands 
 
Rent control is between and within tenancies. The initial rent for a unit is regulated. There is a maximum rent for each 
dwelling which is based on what are known as ‘quality points’. A unit is awarded points on the basis of characteristics 
like the home’s facilities, the surface area etc. A rental committee establishes the number of points for a dwelling’s 
environment such as the presence of facilities (public transport, shops, schools etc.) (Haffner et al 2008:224). Rent can 
be increased once in a 12 month period. The amount it can be increased by is tied to the rate of inflation. In 1989 a 
new law introduced an exemption from rent control for a unit with rent higher than a set ‘liberalisation threshold’. 
Liberalised or uncontrolled accommodation accounts for 5% of total rental housing stock in the Netherlands (ibid). 
 

5.5 Discussion of Rent Controls 
 
This policy paper recommends a type of second generation rent control within and between tenancies, with the initial 
rent being regulated and a percentage cap on rent increases. This recommendation was arrived at after an extensive 
review of the literature and research on rent controls. This study therefore acknowledges that rent control is not an 
unproblematic policy and we will now discuss some of the issues associated with it, and how a properly designed 
policy can avoid pitfalls. 
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5.5.1 Rent Control linked to inflation 
According to the PRTB report and the Irish Mortgage Brokers’ Association, rent controls can have adverse 
effects for tenants when they are linked to inflation or the CPI (Consumer Price Index). The PRTB report tested 
rent controls linked to inflation hypothetically from the year 2000 to 2013. They found that “rents would have 
been higher in every year, relative to the free market, except in 2001 and 2002” (2014:81).  Their testing of this 
model allowed for a lease to end every 4 years and did not contain rent controls between tenancies, so they 
assumed the new rent to be 10% higher to allow for the impact on supply. The PRTB report’s testing also 
allowed for no increase in supply. Therefore it is arguable that this was a testing of rent controls linked to CPI 
in very unfavourable terms. We would be interested to see what CPI linked rent control testing would look like 
when rents are controlled between as well as within tenancies, and in a context of greater security of tenure.  
Rent controls linked to CPI or inflation are a popular form of rent controls and function well in a number of 
jurisdictions including Belgium, France, Switzerland, Ontario and Washington D.C. 
 

5.4.2 Rent controls within or between tenancies 
When rent controls only exist within tenancies but landlords are free to set initial rents for new contracts 
(‘third generation’ or tenancy rent controls), the landlord has an incentive to get rid of their sitting tenants so 
that they can set the rent higher with the new tenant, this can lead to harassment of tenants and a preference 
for taking short term tenants, like students (Arnott 2003). Further, tenants won’t want to move from their rent 
controlled unit because they would be paying considerably higher rent on a new contract. This discourages 
mobility and encourages tenants to remain in units that are no longer fit to their needs.  This is why We’re Not 
Leaving is proposing rent controls between and not just within tenancies, in order to offset these risks. 
Furthermore rent controls must be accompanied by strong security of tenure.  
 

 5.4.3 Supply 
The worry that rent controls could cause a decrease in the supply of private rental accommodation assumes 
that the basic economic principles of supply and demand apply to the housing market. However, the housing 
market is clearly an imperfect one, and the rental market is particularly prone to market failures (DKM 2014:14). 
Further, there is insufficient evidence that the rent control policy proposed would cause a reduction in supply. 
 
In order to encourage an increase in supply or ensure that rent controls don’t impact negatively on supply of 
housing, many jurisdictions incorporate exemptions into their rent control programmes. For instance in Sweden 
newly built properties, and in France properties that are being let for the first time or have been renovated to 
a cost of more than a year’s rent, are exempt from rent control (Haffner et al 2008:25). In Washington D.C. 
where buildings constructed after 1975 are exempt from rent control you can find non-controlled units getting 
rents of more than double that for controlled units (PRTB 2014:33). Having exemptions to rent control can be 
more problematic than beneficial and can lead to situations like that in D.C. which is why the rent control 
policy proposed here does not include a list of exemptions.  
 
Almost 90,000 households in Ireland are defined as being in housing ‘need’. The majority of these are living in 
private rented sector, in receipt of rent supplement. It is unacceptable to expect, and plan for the private 
market to meet these supply needs. The Government, through local authorities and housing associations must 
address the need for more housing by increasing its social housing stock. This measure will be complimented 
by rent controls. 

 
5.4.4 Maintenance 

Rent controls that only apply within a tenancy can discourage landlords from maintaining the unit (Arnott 
2003). Measures can be taken to mitigate this risk; a rent control programme that contains cost pass-through 
provisions, which allow rents to be raised above the guideline rent increase in response to cost increases and 
expenditure on improvements offsets the risk that landlords won’t maintain rent controlled units. The issue of 
maintenance and standards of accommodation would also be dealt with by implementing a Certificate of 
Compliance with Minimum Standards Scheme (see section 3.4 of this policy proposal). 
 

5.4.5 Landlords’ points of view 
An oft cited criticism of rent controls is that they can discourage people from investing in rental properties and 
becoming landlords, with negative impacts on supply of rental accommodation. This position (often based on 
the rent freeze model as operated in New York) assumes that it wouldn’t be profitable to be a landlords under 
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rent control, and that this is a problem because we should be encouraging more private landlords to enter the 
market in order to address the supply problem. But any realistic proposals on housing must have a strong 
emphasis on state involvement in supply (in its various forms) and cannot rely on private landlords (Hearne, 
2014). 
 
Further, there are a multitude of reasons why well designed rent control policies are beneficial to landlords as 
well as to tenants. In Switzerland where 58% of housing is in the private rental sector, rent controls have 
been in operation since 1972 and have a good return on investment for landlords. Additional benefits to 
landlords are the security of income that comes from having rent regulation, and lower transaction costs 
because tenants stay longer and have more security of tenure. 
 
The rent control policy proposed here would allow investors to make a reasonable return on capital, but they 
would not however receive as income that part of the rent that reflects the scarcity of housing. The current 
situation of many young people renting involves a transfer of wealth from the younger generation to the older, 
more financially secure generation, which is unacceptable.  
 

5.4.6 Buy to Let Mortgage Arrear 
It is clear that many landlords are profiting from the current housing crisis by setting very high rents. Other 
landlords, however, are finding it difficult to pay their mortgages with the rent they receive, as they are in 
mortgage arrears. In these cases the transfer of wealth is from tenants to banks. We can accept that lower 
rents would have adverse effects for landlords in buy to let mortgage arrears. As of March 2014, 39,000 (or 
27%) of Buy-to-Let (BTL) mortgages were in arrears. The PRTB report found that mortgage arrears on BTL 
represent one of the biggest challenges to housing supply and that there are no resolution strategies in place 
to deal with this (2014:69). The BTL problem cannot however be dealt with by allowing landlords to charge sky 
high rents in an effort to meet their mortgage repayments, and a more sustainable solution must be 
implemented. We’re Not Leaving propose that these BTL properties be brought into public ownership, the debt 
written down and a payment be given to the landlord (See Section 4.5 of this policy proposal). This would free 
up ‘reluctant landlords’ from the burden of an unpayable mortgage and increase public housing supply, 
without an undue financial burden being placed on tenants to repay the landlord’s debt, and is operable in a 
context of rent control. 
 
 

 
5.6 Rent Control Policy Proposal  

  
We assert that well designed rent control measures that take into account, and offset the potential issues associated 
with such measures, would be beneficial to tenants, landlords and society in general. It is clear that the current 
situation is unsustainable and is set to spiral if unregulated. Well-designed rent control measures would alleviate some 
of the pressure on both tenants and landlords and improve Ireland’s private rented sector.  
 

5.6.1 Rent should be controlled between as well as within tenancies, with the initial rent in new contracts 
regulated. 

This protects tenants from having high transaction costs when moving house. It prevents a situation where 
‘insiders’ that is those in rent controlled units, benefit while those who are looking for a new unit to rent are 
faced with significantly higher rents. It also prevents a situation arising where landlords would be incentivised 
to have high tenant turnover in order to set higher initial rents than those they are receiving from sitting 
tenants. 
 
5.6.2 The initial rent should be set according to a points system as operates in the Netherlands 
(See section 5.4).  The PRTB should extend their current rent index to include a ‘quality points’ system with 
properties being awarded points for facilities, per square metre, and facilities in its area. The initial rent for a 
unit should be calculated based on such an index. 
 
5.6.3 Rent should be reviewed no more than once in a 12 month period. 
  
5.6.4 Rent increases should be capped to a maximum of 15% over a 3 year period. 
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This is a variant of the model that operates successfully in Germany. We’re Not Leaving’s research for this 
proposal included submissions from tenants whose rents had increased by between10% and 30% in just one 
year, a 15% rise spread over 3 years would be more sustainable for tenants and allow returns for landlords. 

 
5.6.5 Tenants should be given 2 months written notice of rent increases. 
Written notice in the form of a letter (not a text message or email) should be given to tenants. Two months 
gives tenants enough time to research the rent increase and to decide whether it is viable for them to pay the 
increased rent. 
 
5.6.6 Rents can be increased more than the sanctioned amount if the landlord has increased costs or has 

undertaken maintenance work to the unit. 
This is to encourage landlords to maintain their units to a high standard and to allow landlords to continue to 
make a fair profit in rent when their costs increase. 
 
5.6.7 Rent controls must be coupled with increased security of tenure  
High security of tenure for tenants is a key feature of a successful rent control programme and it is beneficial 
to both landlords and tenants as it reduces transaction costs associated with finding new accommodation or 
new tenants and it provides an income to landlords that is regular and predictable. 

 
5.6.8 More Public Housing 
Given the importance of housing, to individuals, and to society, and the increased demand for  
rental accommodation, the private sector cannot be relied upon to be the main supplier of housing. The 
government must increase the stock of public housing. 

 
We’re Not Leaving’s Recommendations: 
 

 Rent should be controlled between as well as within tenancies, with the initial rent in new contracts 
regulated. 

 The initial rent should be set according to a points system as operates in the Netherlands (see section 3.4.3).   
 Rent should be reviewed no more than once in a 12 month period. 
 Rent increases should be capped to a maximum of 15% over a 3 year period. 
 Tenants should be given 2 months written notice of rent increases. 
 Rents can be increased more than the sanctioned amount if the landlord has increased costs or has 

undertaken maintenance work to the unit. 
 Rent controls must be coupled with increased security of tenure  
 Rent controls should be implemented in conjunction with other measures to address the housing needs of 

people in Ireland, including an increase in public housing stock. 
 

 
 
 
 

 
 
 
 
 
 
 
. 
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