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Threshold is a national housing charity, founded in 
1978, providing frontline advice and support services 
to people with housing problems. We have offices 
in Dublin, Galway and Cork. Threshold operates a 
National Freephone Helpline (1800 454 454) from 
9am to 9pm, Monday to Friday and a webchat 
service available from 9:30am to 5pm Monday 
to Friday. Threshold’s Vision is an Ireland where 
everyone has access to affordable, secure, suitable 
and good quality housing. Our Mission is to prevent 
homelessness and to campaign for housing as a right. 

This is the fourth edition of Threshold’s Annual 
Tenant Sentiment Survey, first conducted in 2018. 
This survey allows Threshold to give a voice to the 
experience of our clients living in the private rented 
sector, their aspirations and frustrations. 

Unfortunately, each year private renters tell us that 
they do not rent by choice, and the majority would 
prefer to own their own home. This is because the 
private rented sector, in its current form, does not 
provide sufficient security, affordability or quality. 

Threshold is becoming increasingly concerned for 
the well-being and prospects of those renting long-
term. The high degree of insecurity and rent burden 
have lifelong consequences for the individual, the 
family unit and society. Tenants in the private rented 
sector in Ireland have no long-term security of tenure 
and pay over the odds in rent, for often-substandard 
properties. As home ownership, and the security it 
brings, moves further out of reach for many, renting 
into adulthood and older age will become the norm. 
This has consequences for:

 ■ a person’s decision to start a family 

 ■  a person’s ability to move out of a house share 
to have privacy and independence

 ■  a person’s ability to pay the rent, the bills and 
enjoy a decent standard of living 

 ■  people’s sense of community, belonging and 
opportunity to settle down

 ■  the State, as those who rent into old age will 
rely on state supports to pay the rent. 

These concerns are founded in the experience 
of Threshold’s clients and are reflected in their 
responses to the survey. Threshold devises its 
policies and recommendations based on the 
experience of its clients. 

The report begins with the methodology followed 
by a profile of respondents. The following section 
is an analysis of the data collected. It is broken into 
a number of areas.  Firstly, the “Aspirations and 
Expectations of Tenants” are explored, in particular 
people’s reasons for renting. The following section 
details private renters’ “Experiences of Renting”. 
This includes, private renters’ feelings of security, 
why they left their last rental home, the difficulty 
in finding a home to rent, their relationship with 
their landlord and how long they have been renting. 
“Standards and Overcrowding” are addressed in the 
next section. While definitions of overcrowding exist, 
overcrowding is a subjective experience. Questions 
were posed to determine respondents’ perceptions 
of overcrowding. The analysis goes on to examine 
the “Affordability” of rents paid and examine tenants’ 
experience of the Housing Assistance Payment (HAP) 
and rent supplement. The remaining sections detail 
the impact the Covid-19 restrictions had on private 
renters and the reasons why some renters moved 
home to live with their family. The report finishes 
with a summary of the findings and a set of policy 
recommendations. 

Respondents were asked if they were happy with 
the assistance they received from Threshold. 97% 
of respondents were happy with the assistance 
and 96% would recommended Threshold to others 
experiencing difficulties in their tenancy.

Introduction 
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Methodology 
Potential respondents were identified among 
Threshold’s clients who had closed their cases in the 
first six months of 2020 and had given their consent 
to be contacted for the purposes of research. We 
drafted a list of questions to ascertain the profile 
of interviewees, their experience of renting, their 
housing aspirations and the impact of the Covid-19 
restrictions. Eight interviewers carried out scripted 
quantitative interviews over the telephone between 
March and April 2021. 

A total of 394 clients were contacted. Of these 69% 
agreed to participate. However, 48 of these were 
not asked to continue with the survey. These were 
respondents who were experiencing homelessness, 
were couchsurfing, had secured social housing, had 
bought their own home or chose not to disclose the 
nature of their accommodation. This left a cohort of 
222 respondents. Respondents who reported living 
with their parents, 17 in total, were asked a separate, 
shorter set of questions. 

All respondents were given the opportunity to 
decline to answer a question. Where the number who 
declined to answer was sizeable, this is noted in the 
analysis and accounted for in the calculations. Where 
the number is negligible, it is taken into account in 
calculating figures but is not included in the charts. 

Throughout the surveys tenants were offered the 
support and assistance of a Threshold advisor if 
they indicated they were experiencing issues in their 
tenancy. A number of respondents availed of this 
offer and an advisor was put in touch with them. 

Profile of 
Respondents
Age Categories

Just over half, 54% of respondents were over the age 
of 34. This is reflective of the 2016 Census profile and 
indicates that renting is no longer the transitional 
tenure for young workers and students. 

Chart 1: Age Profile

■   18-24

■   25-34

■   35-44

■   45-54

■   55-64

■   65+
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There is an almost even split between female and 
male respondents: 

 ■ 58% female

 ■ 42% male. 



Family Status 

Half of those who participated are adult households 
without children and half are families with children. 
This is not reflective of the profile of Threshold 
clients in 2020, when 65% were adult households 
without children. This is likely because, in 2020, 
younger renters, who are less likely to have started 
a family, were disproportionately impacted by 
Covid-19 related job losses and were in greater need 
of Threshold’s support. The profile of respondents 
however, is reflective of Threshold’s 2019 client 
group. 

Chart 2: Family Status

13%

38%
21%

27%

■    Single no children

■    Two parent family

■    One parent family

■    Couple no children

County of Residence

Respondents’ county of residence was largely 
reflective of Threshold’s client profile and the 
Residential Tenancies Board’s Q4 2020 registration 
statistics. However, respondents from County 
Galway accounted for a larger cohort of respondents 
compared to Threshold’s 2020 client prolife and the 
RTB registrations statistics. This may be a result of the 
student population in Galway City, many of whom 
left their tenancies when the Covid-19 public health 
measures were first introduced in March 2020. 

42%

14%

6%

20%

 ■    42% live Dublin 

 ■    20% live in Galway 

 ■    14% live in Cork

 ■    6% in Limerick 

The remainder are spread across the country, 
however there were no respondents from counties 
Donegal, Leitrim, Longford, Louth, Monaghan, Offaly 
or Tipperary. 
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Income 

A third of respondents chose not to answer this 
question on income. Of those who answered: 

 ■ 27% earn less than €20,000 

 ■ 58% earn between €20,001 and €35,000 

 ■ 16% earn above €35,000

Chart 3: Income Range of Respondents
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20%
20%
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4%
6%
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■    Under €15,000

■    Between €15,000 and €20,000

■    Between €20,001 and €25,000

■    Between €25,001 and €30,000

■    Between €30,001 and €35,000

■    Between €35,001 and €40,000

■    Between €40,001 and €45,000

■    Between €45,001 and €55,000

■    Between €55,001 and €65,000

■    Greater than €65,000

The majority, 61%, are in employment, 19% in receipt 
of a social welfare payment, 6% receive a disability 
payment and 3% were receiving a student grant as 
their main source of income. This is largely in keeping 
with the profile of Threshold clients in 2020. 

Chart 4: Main Source of Income
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Each year Threshold hears from thousands of private renters experiencing difficulties in their tenancy. In recent 
years, the majority have contacted Threshold as their landlord was evicting them with the intention of selling 
the home. This means that private renters must set about searching for a new home, wondering if they will find 
somewhere they can afford, somewhere near family, friends, schools or work, housing that is suitable to meet 
their needs or possibly a home they like. This is followed by packing up belongings and moving to what may 
just be another temporary home. 

Understandably, when we asked our clients why they rent, only 26% stated that they rent out of choice. The 
majority state that they rent as they are unable to buy their own home or access social housing. 

Why do you rent your home? 

Chart 5: Reasons for Renting

By choice

Cannot access social housing

Unable to buy own home

26%

12%

56% 

The below chart shows the preference for renting is much more prevalent among those under the age of 24, 
whereas no respondents aged 55 and over expressed a preference for renting. 

Chart 6: Reason for renting by Age
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Chart 7: Aspirations and Expectations
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Siobhan is single, in her early 30s, 
living in a house share with three 
others and earns approximately €40,000 
a year. She has lived here for over six 
years but does not feel secure in the 
tenancy. She would like to buy her own 
home but cannot access a mortgage 
and expects she will still be renting in 
five years’ time. 

Those who expanded on their preferences stated 
that they want somewhere secure and preferably 
to themselves. Those seeking a home for just 
themselves were single people aged 35 to 44 years 
and living in house shares. This is understandable 
as continuing to rent a room and share communal 
spaces well into adulthood is not sustainable or 
desirable for many people. 

These results are consistent with answers to the 
same question in previous surveys. There was a 2% 
increase in the number of people who expect to 
become homeowners in five years’ time, between 
2018 and 2021. There was also a slight decline in 
those who expect to secure social housing. The 
number who expect to continue renting has also 
dropped slightly. 

Jeff is single, in his late 40s/early 50s, 
working full-time, and earning less than 
€30,000 a year. Jeff has rented his entire 
adult life. He rents a place on his own, 
but he is paying nearly 50% of his take 
home pay on rent. This is even with the 
support of HAP, as he pays a top-up to his 
landlord. Jeff has few options however. He 
could pay less to rent a room in a house 
with strangers, but at this stage in his life, 
he just wants his own space, and buying is 
not an option for him on his wages.
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When asked where they would prefer to be living in 
five years’ time, 61% of respondents stated that they 
wish to own their own home with only 20% stating 
that they wish to continue renting.  However, less 
than a third actually expect to own their own home 

in five years’ time, while 41% expect to be renting. 
Not only does this illustrate the large gap between 
people’s aspirations and their expectations, it 
illustrates people’s lack of faith in the current housing 
system to meet their expectations. 



Exploring tenants’ experiences of renting leads to a 
greater understanding of the preference for home 
ownership over renting. Tenants were asked about 
their feelings of security in the home, the reason 
they left their last home, their relationship with the 
landlord and the standard of their home. 

Security and Feelings  
of Security 
When asked “How secure do you feel in your 
current rental accommodation?”:

 ■ 31% did not feel secure

 ■ 17% feel neither secure or insecure

 ■ 47% feel secure. 

There were variations in this across age cohorts 
and family types. Feelings of security were also 
dependant on the relationship with the landlord, 
previous experiences and the length of time in 
the home. Those who reported feeling insecure in 
their rental home were more likely to have been 
forced to leave their last home on foot of a landlord 
intending to sell or requiring it for their own use. 
This likely has some bearing on their feelings of 
security now. 

Aoife rents her own place, is in her late 
30s/early 40s, is single, in receipt of 
disability payment and is supported by 
HAP. She is only in her current home 
less than a year. She had to leave her last 
home as the landlord was selling. She 
found it extremely difficult to find a new 
home to rent. She would like to move 
into social housing so she does not have 
to face moving again and looking for a 
landlord who will accept HAP. 

Chart 8: Feelings of Security

■   Insecure

■    Neither secure 
nor insecure

■   Secure

31%

17%

47%

Experiences of Renting 
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It may be surprising to see that those in their current home for more than 6 years were more likely to 
report feelings of insecurity. This is explored in a later section when we examine the tenant-landlord 
relationship. 

Chart 9: Feelings of Security by Length of Tenancy
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It was less surprising to hear that those who reported a very negative relationship with the landlord did 
not feel secure in their home.

Chart 10: Feelings of Security by Relationship with the Landlord
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One- and two-parent families were more likely to report feeling insecure in their rental home. However, 
two-parent families expressed greater feelings of security compared to one-parent families. This may be 
reflective of the stigma and discrimination experienced by one-parent families. 

Chart 11: Feelings of Security by Family Type
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Janine and Shane are in their late 40s/early 50s. They have three children and 
have been renting their current home for over six years. Both parents work part-
time and the household income is less than €40,000. They are able to afford the 
rent with the support of rent supplement and pay between 30% and 40% of their 
income on rent. Despite being in the home for over six years, they do not feel 
secure there; they do not feel it is their home. They don’t expect to be able to buy 
their own home but would really like to move into social housing to feel secure 
and at home.
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While 79% of respondents have lived in the rented 
sector for five years or more, just over one fifth 
have lived in their current home for that length of 
time. In fact, over half of respondents are in their 

current home less than two years. This points to a 
high rate of churn, instability and lack of security 
in the private rented sector with tenants facing 
frequent moves, often with little or no choice. 

Respondents were asked why they left their last rental home. Some cited more than one reason. 

Table 1: Reason for leaving previous rental home

Landlord selling

Rent too high

Needed a different location

Other

Issues with Landlord

First rental home - N/A 

Landlord moving back in

Issues with other tenants

Standards and Repairs

Rather not say

Length of Time Renting

Chart 12: Time living in the private rented sector and time in current rented home
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Overall, 42% of respondents had to leave their 
last home on account of action by the landlord. 
This included the landlord issuing a notice of 
termination on the grounds of sale, their intention 
to move in or a failure to carry our repairs in the 
home. The landlords’ intention to sell was the 
main reason a tenant had to leave their last home. 
This is not a surprise to Threshold, as the primary 
reason tenants seek the support of Threshold is 
due to their landlord having issued a notice of 
termination for the purposes of sale. 

Derek, a single dad in his late 20s, has 
rented all his adult life. He is in his current 
home less than one year. He had to leave 
his last home as the landlord was selling. 
He found it difficult to find a new home 
and despite having a good relationship 
with his new landlord he does not feel he 
has a secure home for him and his child.  

Where the tenant reported that there were issues 
with the landlord, they often cited that there 
were issues with standards in the home as well. 
They stated that they had difficulty in getting the 

landlord to carry out the necessary work or repairs. 
This eventually forced them to leave the home. 

Some tenants however, did choose to move. This 
was usually down to needing to move to a different 
location or having found somewhere more 
affordable to rent. 

A number stated they left due to issues with 
other tenants. Of this cohort, the majority were 
aged between 25 and 34, were single people or 
couples with no children and were living in house 
shares. Understandably, living in a house share 
can become increasingly difficult as one grows 
older. This was likely exacerbated by the need to 
stay and at home and practice social distancing 
during the pandemic. Despite having to move 
out due to issues in the house share, almost all of 
these respondents had to move into another house 
share. This is likely due to a combination of high 
rents and a shortage of one bed housing. 

Of those who stated that they had “other” reasons 
for leaving, half of these were due to the home 
being too small. Seven interviewees commented 
that they needed a bigger living space and in some 
cases this was because they were starting a family. 
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All respondents were asked, in their experience how easy or difficult it is to find a new home in the private 
rental sector. The overwhelming majority, 66%, stated it is extremely difficult and 22% said it is difficult to 
find a secure home.

Chart 13: Difficulty in finding rental accommodation
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Brigid is in her 30s and lost income due to 
Covid-19. She is now in receipt of social 
welfare and rent supplement. She has 
been living in the private rented sector 
for over 6 years, and left her previous 
accommodation under duress. She found 
it difficult to find her new home and she 
does not feel secure in it. Her current 
house has multiple issues with standards, 
still contains the belongings of previous 
tenants and the landlord has not provided 
an address or contact details. She spends 
over 40% of her income on rent even 
with rent supplement. It’s not an ideal 
long-term situation, and she doesn’t 
feel like it’s her home. She would like to 
buy her own home, but she is currently 
financially unable to do so.

Interviewees generally found it extremely difficult 
to find rental accommodation, and harder still 
to find accommodation that suits their needs. 
One interviewee said they contacted over 200 

landlords before securing a home. Five interviewees 
commented that they faced discrimination in trying 
to secure rental accommodation, on racial grounds 
and/or because they were eligible for HAP.

There was some variation in responses by family 
type. While all respondents indicated difficulty or 
extreme difficulty in securing a home, almost all of 
one-parent families and 83% of two-parent families 
reported it is extremely difficult to find rental 
accommodation. This may speak to a number of 
issues: a landlord’s reluctance to rent to families, the 
lack of affordable options or suitable housing close 
to schools, childcare etc. In research conducted by 
Dr. Michael Byrne and published by Threshold in 
2020, Byrne also noted this stating those “on HAP, 
parents with children, and lone parents” experienced 
extreme difficulty in finding alternative housing.1  

While a house share is not an ideal choice for many, 
single people and couples do have this option open 
to them, whereas families do not. It is worth noting 
however, that a house share is rarely an option for 
singles and couples who are reliant on HAP or rent 
supplement. 

1  Byrne, M. and McAdrle, R. (2020), “Security and Agency in the Irish Private Rental Sector”,  
https://www.threshold.ie/assets/files/pdf/security_and_agency_in_irish_private_rented_sector_july2020.pdf

Chart 14: Difficulty in finding rental accommodation by family type
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It was positive to see that 66% reported they have 
a very positive or somewhat positive relationship 
with their landlord. Only 10% reported they have 
either a very negative or a somewhat negative 
relationship with their landlord. The remainder 
stated it was neither.

What may be surprising to learn is that those renting 
their current home for less than 5 years were more 
likely to report a positive relationship than those 
who were in the home for a longer period of time. 
It could be easily assumed that a tenant who has 
rented from a landlord for an extended period of 
time would have a positive relationship. 

Byrne (2020) observed that older tenants who 
have been renting longer may be regarded as 
more ‘seasoned’ tenants and more likely to 
challenge their landlord. If this is this case, it is 
likely to negatively affect their relationship with 
their landlord. In addition, Byrne notes that nearly 
all tenants describe a positive, almost personal 
relationship with their landlord at the outset 
of the tenancy prior to any issues arising. The 
relationship deteriorates once the tenant takes 
action to address an issue in the tenancy2.  The risk 
of an issue arising increases the longer the tenancy 
is in place. 

Relationship with Landlord

Chart 15: Relationship with landlord by length of tenancy
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2  Byrne, M. and McAdrle, R. (2020), Security and Agency in the Irish Private Rental Sector,  
https://www.threshold.ie/assets/files/pdf/security_and_agency_in_irish_private_rented_sector_july2020.pdf 



Marie is in her late 30s/early 40s, is a 
single mother to one child, is working 
full-time and pays between 31% and 40% 
of her income on rent. Like many others, 
she has rented her entire adult life but 
has only been in this home less than a 
year. She had to leave her last home as 
the landlord was selling. She said that 
she found it extremely difficult to find 
a new home.  Marie doesn’t feel secure 
renting in this home despite having a very 
positive relationship with the landlord. 

Those earning between €15,000 and €20,000 were 
more likely to report a very negative relationship 
with their landlord.  Each of these respondents 
were in receipt of HAP and paying a “top-up” to 
their landlord. None reported being in arrears, 
which is a potential factor in creating a negative 
or strained relationship. However, 75% did 

report there are issues with standards in the 
home, which have been reported to the landlord 
but no action has been taken. One can surmise 
from this that these tenants have been forced to 
accept substandard housing at a high rent, from 
a landlord who does not maintain the home. 
Threshold knows from our engagement with 
tenants and research of HAP tenants that this 
is often the case, as many landlords and agents 
refuse to accept HAP leaving a tenant no choice 
but to take what is offered, which is often the 
housing that nobody else wants. In addition, the 
tenants’ complaints about the standards issues 
may have negatively impacted the relationship and 
exacerbated feelings of insecurity.

As seen in the graph, those earning between 
€45,001 and €65,000 reported a very positive 
relationship with their landlord, with greater 
variation among those earning over €65,000. It 
must be noted that the number of respondents in 
these higher income brackets was very small. 

A small number, 8%, stated that they do not have 
the address of their landlord. A landlord is required 
by law to provide their address to a tenant. Without 
the landlord’s name and address, a tenant cannot 
submit a dispute to the RTB. While this may be a 
minority of cases, it causes significant difficulties for 

a tenant who may be attempting to resolve issues in 
the tenancy and perhaps save the tenancy. 

11% of respondents do not have a written tenancy 
agreement. Of those who do have a written 
tenancy agreement 92% hold a copy of it. 

Chart 16: Relationship with landlord by income 
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Yusif and Armani are in their late 30s/
early 40s, they have one child and are 
renting a one-bed apartment. Prior to 
living here, they rented a room in a house 
share. Yusif lost his job when the Covid-19 
pandemic hit and remains out of work. 
He receives the Pandemic Unemployment 
Payment. Understandably, this has been 
a stressful time for the family. Like many 
others, he did not register with the RTB as 
a relevant person nor did he apply for rent 
supplement or HAP as he was not aware 
of the supports. Yusif did not want to 
discuss what percentage of their income 
is paid on rent but he did say they are 
struggling to pay the bills and the rent. 

Respondents were asked if they feel their current 
home is overcrowded. While there is a definition 
of overcrowding in the Housing Act 1966, this is a 
subjective experience. It was positive to see that 
77% did not feel their home was overcrowded.

Further questions on the number of occupants and 
the number of bedrooms in the home were asked 
to gain insight into what the respondents felt to be 
overcrowding.

Among those living in one-bedroom homes and 
who experience overcrowding, the majority 
indicate that adults and children are sharing a 
bedroom. Two-parent families were more likely 
to report their home is overcrowded. Closer 
inspection shows family size among this group 
tended to be larger than one-parent families. 

Those with three or four bedrooms and who 
reported the feeling of overcrowding may have a 
preference for children to have their own room as 
they age, particularly if they are a different gender. 
Again, two-parent families were more likely to 
report feelings of overcrowding. 

In three cases, four adults were sharing a three-
bedroom home, indicating that two adults were 
sharing. It would appear these are single adults 
sharing their room with another adult with whom 
they are not in a relationship. One respondent 
commented “Sharing a kitchen and bathroom with 
strangers is not an ideal long-term situation”.

A number of respondents living in four bedroom 
houses said that they felt the home was overcrowded. 
In one case, there were five adults living in the home 
and in another there were seven. A family with six 
children living in a four-bedroom home reported 
that they feel that their home is overcrowded. 
One respondent, where each adult has their own 
room, stated that they only feel the house to be 
overcrowded now due to the Covid-19 pandemic. 

When asked whether there were any issues with 
standards in their rental accommodation, 43% stated 
that there were, with some citing multiple issues. 

Standards and Overcrowding 
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Table 2: Standard and Repair Issues in the 
home 

Standard or Repair issue with: # of responses

Damp / Mould 51

Lighting / Ventilation 18

Structural Defect 16

Heating 14

Bath / Shower 9

Other 9

Hot / Cold Water Supply 6

Washing Machine / Dryer 5

Leaks 4

Cooking Facilities 3

Electric / Oil / Gas Supply 3

Fire Safety 1

Refuse / Vermin 1

The main standards issues facing tenants are 
problems with dampness, ventilation, structural 
defects and heating, all of which have a 
compounding effect on the tenant’s health and 
wellbeing. It is estimated that 55% of private 
rented dwellings have a BER of D or lower3,  so in 
addition to poor health outcomes these tenants 
have increased costs to heat their home. 

Of those who stated there are standard and repair 
issues, 64% had reported these to the landlord. 
In a quarter of these cases, the repairs had been 
undertaken. Others reported partial repairs, and 
some said that their landlord would address it after 
the Covid-19 restrictions lift. In just over a third of 
cases, however, the issues had not yet been fixed 
or the landlord had not responded. 

Respondents were also asked whether their 
property had ever been inspected by the Local 
Authority to ensure it meets minimum standards.

Chart 17: Local Authority Inspection 
Carried Out

50%

32%

18%
■   No

■    Unsure

■   Yes

Half of respondents reported that the Local 
Authority had not inspected their property within 
their tenancy and 18% were unsure. This low 
rate of inspection may help to explain why some 
landlords neglect to maintain minimum standards 
on their properties, and why some tenants 
continue to live in sub-standard conditions. 

Of those homes, which had been inspected, the 
overwhelming majority reported that they were 
satisfied with the results of this process. This 
would indicate that intervention on the part of the 
local authority is effective in resolving issues with 
standards and in bringing a property up to a the 
minimum standard. 

Marcus, who is in his late 30s/early 40s, 
rents a place with his partner. He is 
back working full time, earning nearly 
€35,000 a year. He was out of work for a 
while last year as a result of the Covid-19 
restrictions. His contribution to the rent 
accounts for between 30% and 40% of his 
income alone. Even though they pay a 
significant amount on rent and they feel 
secure in their home, there are still some 
issues in the home. The oven doesn’t 
work and despite reporting it to the 
landlord, it has never been fixed. 

3    https://www.igbc.ie/wp-content/uploads/2019/06/IGBC-SEAI-Report-Final.pdf
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Percentage of income spent on rent
As a rule of thumb, it is expected that we should pay about 30% of our income on our housing costs. 
Anyone who has applied for a mortgage knows that the bank will apply a similar affordability test. 
However, 51% of respondents are paying more than 30% of their income on rent. 

Chart 18: Percentage of take-home pay spent on rent
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Barry is single, in his late 30s, he works 
full-time and earns a good wage between 
€35,000 and €40,000 a year. He would 
like to buy his own home but he cannot 
access a mortgage. This is despite the 
fact that he is able to pay almost €1,000 
a month to rent a room in a house 
share. Barry is less than a year in his 

current rental home. This is because 
he had to leave his last place due to 
the substandard heating and lack of 
insulation. He was working from home 
due to the pandemic and could not afford 
to keep the house heated during the day. 
He said that it was very difficult to find a 
new place to rent. 

Chart 19: % of take home pay spent on rent by income range
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For those on higher incomes, paying more than 
30% of income on rent may have little impact on 
their finances and lifestyle. The below chart shows 
the percentage paid by each income cohort. It 
shows that the housing cost overburden is less 

pronounced for those earning above €35,000 with 
just under half paying more than 31% of their take 
home pay on rent. However, two-thirds of those 
earning less than €35,000 are paying more than 
31% of their take home pay in rent.



Experience of rent 
supplement and HAP
Approximately one third of respondents were 
in receipt of HAP and 14% in receipt of rent 
supplement. Of these respondents, the majority 
are working. Couples were far less likely to report 
being in receipt of either of these supports, 
accounting for only 6% of recipients, with an even 
spread across other family types.  

Chart 20: Main source of income for HAP 
and RS recipients
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Almost half of respondents reported that they pay 
a “top-up” to the landlord. Not all were willing to 
discuss the amounts they pay in “tops-ups” or the 
percentage of their income they spend on rent. 
Of those who did answer these questions, 49% 

are paying more than a third of their take home 
pay on rent, despite receiving this support. This 
points to the unaffordability of renting and the 
insufficient levels of HAP and rent supplement 
payments. These top-ups ranged from as little as 
€15 a month to as much as €750 a month. 

Peter and Angela have three children 
and they are in their current rental 
home nearly two years. They are 
in receipt of social welfare and are 
supported with rent supplement. 
Even with rent supplement, they pay a 
“top-up” of nearly €300 a month to the 
landlord. Peter said every month is a 
struggle to make ends meet. 

Only four respondents had requested assistance 
from the Local Authority or social welfare to help 
with the “top-up”. In two cases, the tenant was 
refused assistance. In both of these cases, the 
rent on the property was well above the HAP 
limit for the area. Both state they have difficulty 
meeting all their expenses. In the other two cases, 
one tenant was assisted with the full “top-up” and 
the other was assisted with part of the “top-up”. 
This latter tenant stated that they occasionally 
seek assistance from the Society of St Vincent de 
Paul to pay bills. 

Rent Arrears 
Only 6% of respondents (13 in total) stated that 
they have rent arrears: 

 ■ 31% accrued arrears on foot of income loss

 ■  31% accrued arrears due an unexpected bill 
or large payment 

 ■  15% accrued arrears when the landlord 
refused to accept rent supplement or HAP

 ■  7% accrued arrears on foot of a rent 
increase.
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Claire is a single woman, she works full 
time, and pays over 40% of her income 
on rent every month. She applied for 
HAP to help pay her rent, and despite 
having a positive relationship with the 
landlord after over a year in the tenancy, 
the landlord is refusing to sign the HAP 
papers. This is a breach of Equality 
legislation and means that Claire has 
fallen into rent arrears which puts her 
tenancy at risk.

Almost half of respondents in arrears have a 
repayment plan in place and only one third 
have received a warning from the landlord for 
these arrears. One tenant commented that she is 
receiving assistance from the Society of St Vincent 
de Paul to pay the bills and another is receiving 
help from family and friends to clear the arrears. 

None of those with arrears, who lost income on 
foot of Covid-19 restrictions, had registered with 
the RTB to avail of supports or added protections. 
The stated they were not aware of the protections. 
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Almost half, 43%, of respondents stated that 
their income reduced on foot of the Covid-19 
restrictions when non-essential retail, services, 
construction etc. shut down. Worryingly, only a 
minority, nine respondents in total, registered with 
the RTB as “relevant persons” to avail of enhanced 
protections from eviction. When asked why they 
did not register, the overwhelming majority stated 
that they did not know about the protections or 
the need to register. 

Amanda is in her late 20s, she works 
part-time and lives in a house share 
with two others. She lost her job in 
2020 due to the Covid-19 restrictions. 
She didn’t know that she could register 
with the RTB for added protections 
from eviction. She is in receipt of rent 
supplement though and she hopes that 
this will keep her out of arrears. She 
is only in this tenancy less than one 
year. She had to leave the last home as 
it was too small and crowded. She finds 
sharing with strangers increasingly 
difficult. She doesn’t expect to be able 
to buy her own home. She would like 
social housing but doesn’t expect to get 
that either. 

When asked if Covid-19 has impacted their 
housing, 37% responded that it had. These 
respondents were more likely to: 

 ■ live in a house share

 ■ be households without children

 ■  have lost income on foot of the Covid-19 
restrictions

 ■  be on a limited income (student grant, part-

time work or social welfare payment). 

The main issues arising were: 

 ■  14% stated there was an increase in 
arguments in the home 

 ■ 13% stated that housemates had moved out 

 ■  10% cited difficulties in finding new people 
to move in 

 ■  10% advised that they applied for rent 
supplement or HAP

 ■  7% stated that they had accrued rent arrears. 

The difficulty in finding new people to move 
into the home or to do viewings was repeated 
when respondents were asked to expand on their 
experience. When people move out of a house 
share, the remaining tenants are liable for the 
full rent. This caused great difficulty, particularly 
for young workers and students throughout the 
pandemic. People under the age of 34 almost 
exclusively cited this challenge, as well as a 
difficulty in finding new housemates and an 
increase in arguments. 

Robert is in his late 20s and shares with 
two others. Luckily, his income was 
not impacted by Covid-19; however, his 
housing situation was affected. Some of 
his housemates moved out at the outset 
of the pandemic, but the remaining 
tenants were unable to find new people 
to move in and so struggled to cover 
rent. As well as this, he said that there 
were increased tensions in the home 
leading to arguments. In the end 
though, they all had to move out as the 
landlord was moving back in.  

Impact of Covid-19

29        Threshold’s Annual Tenant Sentiment Survey 2021





A number of respondents were living in their 
parents’ home. These respondents were living 
in the private rented sector when they originally 
made contact with Threshold.  It was decided to 
ask those living with their parents a brief set of 
questions to determine why they had moved out 
of private rental housing. The questions centred 
on why they had moved back in with their family, 
and their housing aspirations. 

In total, 17 respondents stated that they are living 
with their parents. Some respondents selected 
more than one reason for having returned to live 
with their parents. 

Reasons for moving back in with parents: 

 ■  29% stated that they could not afford the rent 

 ■  29% stated that they had lost their job 

 ■  24% were impacted by the Covid-19 
pandemic in some way 

 ■  18% are saving for a deposit to access a 
mortgage 

 ■  12% had received a notice of termination as 
the landlord was selling 

 ■  5% reported that they had issues with their 
landlord. 

Of those who stated that they could not afford 
the rent, only one had lost income as a result of 
the Covid-19 restrictions. This indicates the more 
general affordability issues in the private rented 
sector. Similar can be said of the 18% who moved 
home to save a deposit to buy a home. It is has 
become far less common to move from renting 
straight to home ownership, as many renters are 
unable to save a sufficient deposit. This is in part 
down to the high rents, high house prices and the 
Central Bank lending rules, which require borrowers 
to have a deposit worth between 10% and 20% of 
the purchase price. 

Of those living with their parents, 59% would like 
to own their own home in five years’ time. Similar 
to the responses by the main group however, only 
29% expect to own their home in 5 years’ time, 
while the majority expect to be renting. 

Ciara moved back in with her parents 
when Covid-19 restrictions were 
put in place. This was to relieve the 
financial pressure of paying rent. This 
was possible as she was working from 
home and did not need to live within 
commuting distance of the office. She 
would like to be a homeowner, but like 
many others, expects to still be renting 
in 5 years’ time. 

Respondents Living with the Parents
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As we have seen, the majority of private renters 
do not rent out of choice. This has been one of the 
key messages from Threshold clients since the first 
Annual Tenant Sentiment Survey in 2018. 

Only a quarter of tenants rent by choice, whereas 
61% wish to buy their own home and 13% wish 
to secure social housing. The reasons for this, 
summarised below, came to light in the course of 
the survey. 

One third of renters state that they feel insecure in 
their rental home. This is likely a result of having 
been forced to move in the past when a landlord 
decided to sell and/or their relationship with their 
current landlord is poor. Families, and one-parent 
families more so, were less likely to report feelings 
of security in the home. This may be a reflection of 
the stigma experienced by one-parent families. 

As in the survey of 2020, the figures reveal what 
can only be described as churn in the private rental 
sector. Over three-quarters of respondents have 
rented for more than five years, while only a fifth 
have been in their current home that length of 
time. Almost half are in their current home less 
than two years. Many were forced to leave their last 
home as the landlord was selling, moving back in 
or had failed to carry out repairs. This points to the 
lack of security that is built into the private rented 
sector. The Residential Tenancies Act permits a 
landlord to evict a tenant where there has been no 
wrongdoing. 

When forced to find a new home, 88% stated that it 
is difficult or extremely difficult. The quarterly rent 
reports illustrate not only ongoing rent increases, 
but also the lack of properties available to rent. 
What may be shocking to some, although not to 

private renters, is that one interviewee reported 
that they had contacted over 200 landlords before 
securing a home.

It is reassuring to note that two-thirds of 
respondents have a somewhat positive or very 
positive relationship with their landlord. Greater 
analysis revealed that those earning between 
€15,000 and €20,000, in receipt of HAP and paying 
a “top-up” were more likely to report a very 
negative relationship with their landlord. Of these, 
three-quarters stated that there are issues with 
standards and repairs in the home. Threshold 
knows from our engagement with tenants and 
research of HAP that this is often the case, as 
many landlords and agents refuse to accept HAP. 
Therefore, people are left with no choice but to 
take what is offered, which is often the housing no 
one else wants.  

In respect of overcrowding, only 23% felt their 
home was overcrowded. Overcrowding was 
generally reported where adults and children were 
sharing a room, adults not in a relationship were 
sharing a room or children were sharing a room. In 
cases where children shared a room, there may be 
a preference for children to have their own room as 
they age, particularly if they are a different gender. 

Unfortunately, 43% of respondents stated that 
there are standards and repair issues in the home. 
The majority experience problems with damp 
and mould, which can have a negative impact 
on physical and mental health. The majority 
had reported the issues to the landlord, and in 
approximately two-thirds of cases the landlord 
addressed or was addressing the issue. Where the 
Local Authority had inspected the home, tenants 
reported largely positive outcomes. 

Summary of Findings and 
Recommendations 





The ongoing rent increases and lack of affordability 
in Ireland is well documented. This has real world 
impacts for private renters. Just over half of renters 
pay more than a third of their take home pay in 
rent. This was even more pronounced for those 
earning less than €35,000, two-thirds of whom are 
paying more than a third of their take home pay 
on rent. This high rent burden can leave renters 
struggling to pay other bills, shop for groceries, 
pay for childcare or school related costs. It also 
compounds the inability to save for a mortgage 
deposit. In addition, almost half of respondents in 
receipt of HAP or rent supplement pay a “top-up” 
to the landlord. 

It was positive to see that only 6% had accrued 
rent arrears. In most cases, the arrears accrued 
on foot of income loss, an unexpected large bill or 
payment. Half of those in arrears have a repayment 
plan in place and some have sought support from 
family or the Society of Saint Vincent de Paul.  

Almost half, 43%, of respondents lost income 
on foot of the Covid-19 restrictions, but only a 
minority, nine in total, registered with the RTB as 
relevant persons to avail of the enhanced tenant 
protections. Those who did not register stated 
that they did not know about the protections or 
the need to register.  This is worrying, as the RTB 
undertook a campaign to write to all registered 
tenants making them aware of the protections. 
Further investigation is required to understand 
why tenants did not know about it.

For approximately a third of renters, the Covid-19 
pandemic and restrictions impacted their housing. 
Those affected were almost exclusively households 
without children and living in house shares. The 
main issues were increased arguments in the 
house, housemates moving out and a difficulty in 
sourcing new tenants. 

Of those who participated in the survey, 17 had left 
their rental home and returned to live with their 
family. The primary reasons for this were that they 

could no longer afford the rent or lost their job, 
although these two reasons were not necessarily 
connected. A further reason cited was desire to 
save a mortgage deposit. Again, the majority, 59%, 
would prefer to own their own home in five years’ 
time.  

In summary, the lack of security, the poor 
standards and the high rents make the private 
rented sector an undesirable place to live. In 
its current form, it cannot offer a home for life. 
Threshold has long advocated for changes to 
address not only these shortcomings in the private 
rented sector but also in wider housing provision. 

Recommendations 

Based on the responses to our Annual Tenant 
Sentiment Survey 2021, Threshold puts forward 
the following set of recommendations to address 
these issues. 

1.  Increase affordable housing options, 
particularly for single people. This must include 
cost-rental, affordable purchase and traditional 
social housing provision. There is currently far 
too great a reliance on the private sector to 
meet demand and those without purchasing 
power are being squeezed out and forced into 
paying high rents for life. 

2.  Increase security of tenure in the private 
rented sector through the removal of “no fault” 
evictions from the Residential Tenancies Act. 
This will allow tenants to feel secure in their 
home, not have to face continuous moves and 
will make renting a viable tenure choice. As 
the moratoria on evictions have shown, which 
operated at different times during the Covid-19 
pandemic, increased security of tenure can also 
reduce family and child homelessness. 
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3.  The promotion and support of long-term leases 
as standard to ensure long-term security and 
the viability of the private rental market as a 
realistic tenure of choice. 

4.  A review of the Housing Assistance Payment to 
address a number of shortcomings, in particular 
an increase of the limits to reflect market rent, 
the payment of rent upfront, from the date the 
tenancy begins and the payment of a deposit. 

5.  The establishment of an NCT style system of 
certification for rented housing to ensure that 
minimum standards are met. The introduction 
of such a system would require the landlord to 

have a certificate of compliance prior to renting 
a property to a tenant. In Threshold’s view, this 
would promote greater compliance across the 
board. 

6.  A national housing strategy for single people 
is necessary to ensure that the need for 
a shared room is eliminated. As we have 
seen, the Covid-19 crisis has highlighted the 
often precarious housing situations of single 
people, for example, dependence on shared 
accommodation and the health risks attached. 
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