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A NAtioNAl StrAtegy for  
the PrivAte reNted Sector

Why?
One in five of people now live in 
the private rented sector. This 
percentage rises to up to one in 
three in urban areas. Many 
families have long-term homes in 
the rented sector, while the 
majority of new social housing 
will be sourced in the private 
rented sector.

How?
A national strategy should be 
pubilshed that is adequately 
resourced and has clear targets 
to address issues like long-term 
rent certainty, increasing 
affordable supply, improving the 
quality of rented housing, 
promoting institutional 
investment and dealing with the 
difficulties in the buy-to-let 
sector. 

Government 
Policy
The need for a strategy in 
the private rented sector 
has been identified in the 
Social Housing Strategy 
2020 and the Construction 
Strategy 2020.

Integrated approach:

✚ An integrated approach, not a reactive and 
piecemeal one is needed.

A strategic approach:

✚ A strategic approach is needed to address 
complex issues including �nancing, 
regulation, standards, and welfare supports, 
as well social and a�ordable rents.

Reform: 

✚ Reform is needed to be able to attract 
long-term stable investment into the rented 
sector, especially from institutional investors. 

Positive impact on wider housing market: 

✚ A clear framework will have a positive e�ect 
on the wider housing market and the 
economy in general. 

Lessons from other countries:

✚ There is a need to incorporate models that 
work in other countries that provide stability 
and a�ordability in the private rented sector.

NATIONALSTRATEGY
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reNt certAiNty
Why?
A long-term approach is needed, 
beyond the temporary ‘rent freeze’, 
to protect landlords or tenants 
from rapid increases or decreases 
in market rent levels. Without this, 
tenants still face a risk of 
homelessness and landlords will 
still face uncertainty with regard 
to their rental income.

How?
Threshold proposes that 
rent certainty measures can 
be introduced by making 
amendments to the Residential 
Tenancies Act 2004 listed 
below.

Constitutional 
and human rights
Rent certainty measures 
must achieve a fair balance 
between the property rights 
of landlords and the interests 
of the community at large.

Index of reference rents
Creating an index of ‘reference 
rents’, drawn from the existing 
Private Residential Tenancies 
Board register, to enable 
landlords and tenants to  
identify the average market 
rent for comparable properties 
in similar locations over a 
preceding four year period. 

Setting initial rents
Allowing landlords to set initial 
rents at the market level for 
comparable properties in 
similar locations.

Rent increases
Linking increases in rent 
during a tenancy to the annual 
percentage change in the 
consumer price index, subject 
to an overall percentage limit 
over a four year period.

High demand areas
Giving the Minister for 
Environment, Community and 
Local Government the power 
to make regulations for the 
setting of initial rents in areas 
with high levels of demand 
and low levels of supply, 
having regard to the index of 
reference rents.

Improvements 

Allowing for increases in rent 
where improvements are 
carried out by a landlord.

More favourable 
agreements 

Allowing for agreements 
which are more favourable to 
tenants than those which 
would apply under the rent 
certainty measures.

No contracting out
Prohibiting any attempts to 
avoid the application of the 
rent certainty measures.

Disputes
Expanding  the remit of the 
Private Residential Tenancies 
Board to determine disputes 
arising from the application of 
rent certainty measures.

Review
Reviewing rent certainty 
measures within four years of 
their introduction. 

Full details of Threshold’s rent certainty legislative proposal is on www.threshold.ie
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reNt SuPPlemeNt ANd  
houSiNg ASSiStANce PAymeNt 

MARKET
RENT LEVELS

MARKET
RENT LEVELS

MARKET
RENT LEVELS

GAP DUBLIN
€200-€500
PER MONTH

GAP CORK
€70-€180
PER MONTH

GAP GALWAY
€90-€140
PER MONTH

RS LIMITS

RS LIMITS

RS LIMITS

Why?
Maximum Rent Supplement 
limits are significantly below 
market rents in many areas, 
leading to increases in the 
numbers of individuals and 
families becoming homeless.

How?
Increase Rent Supplement (RS) 
limits, as is happening in 
relation to Housing Assistance 
Payments (HAP), to reflect 
current market rents.

Implement in 
conjunction with 
Rent Certainty
Concerns that increases in RS 
limits will lead to rent inflation 
can be addressed by raising RS 
limits in conjunction with the 
introduction of rent certainty 
measures.

Fulfil statutory purpose:
RS can only fulfil its statutory 
purpose to provide short term 
income support if it reflects 
current market conditions.

Improve Rent Supplement 
Administration: 
✚ Pre-Approval: Introduce a 

pre-approval mechanism 
for RS claimants, similar to 
mortgage pre-approval.

✚ Direct Payments: Ensure 
payments are made 
directly to landlords in 
advance.

✚ Reduce Paperwork: 
Review the documentation 
requirements for RS and 
provide for direct 
submission of confidential 
documents by landlords to 
the Department of Social 
Protection (DSP).

✚ Clarity: Introduce clear 
guidance for DSP 
representatives to deal 
with circumstances where 
receivers are appointed to 
properties with tenants in 
receipt of RS.
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dePoSit ProtectioN Scheme  
roll-out

Why?
The illegal retention of rental 
deposits by landlords has been 
the most common problem faced 
by Threshold’s clients over the 
past decade and is a hidden 
cause of homelessness.

How?
Expedite the roll-out of the new 
Deposit Protection Scheme 
whereby deposits will be held by 
the PRTB who will ensure that 
deposit monies are safeguarded 
and returned promptly to the 
tenant (or landlord) at the end of 
the tenancy. 

Effect on 
Landlords
The scheme will not change 
existing landlord responsibilities 
but will ensure that deposits are 
not entangled with other debts 
or financial affairs of the 
landlord.

Prevent homelessness:

✚ The failure to return a deposit can place a 
tenant at risk of homelessness, as it often 
represents the full extent of an individual’s or 
family’s savings.

Government policy:

✚ Now that legislation for a Deposit Protection 
Scheme is in place, this scheme needs to be 
set up in  a timely manner.

Target resources: 

✚ A Deposit Protection Scheme will free up the 
resources of Threshold to deal with more 
complex housing di�culties.

International best practice: 

✚ Deposit Protection Schemes are operating 
e�ectively in England, Scotland, Wales, 
Northern Ireland, Australia and New Zealand.
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receiverShiPS, rePoSSeSSioNS  
ANd buy-to-let ProPertieS

Why?
Tenants’ rights in relation to 
adequate notice, upkeep of 
the property, deposit return 
and adherence to the 
existing terms of the 
tenancy are often ignored 
when receivers are 
appointed or when lenders 
seek to repossess a 
mortgaged property that is 
being rented.

How?
A. Change to the law to ensure that 
both receivers appointed to mortgaged 
properties and lenders who have 
initiated repossession proceedings are 
regarded as the landlord in relation to 
existing tenancies.  B. Introduce a code 
of conduct specifically addressing 
buy-to-let mortgage arrears to set out 
in a clear and transparent way how 
financial institutions may enforce their 
security without interfering with 
tenants’ rights.

Lenders rights?
Such an amendment would 
not unduly restrict the 
ability of lenders to enforce 
their security by 
repossessing and selling a 
mortgaged property, as the 
bank would normally be 
entitled to terminate the 
tenancy on the grounds of 
an intention to sell, but 
subject to the tenant being 
given the appropriate 
written notice. 

Provide clarity:

✚ Tenants can face competing 
and sometimes aggressive 
demands from both the 
receiver and the former 
landlord to pay them rent.

Give tenant recourse to PRTB: 

✚ Currently tenants have no 
legal recourse to either the 
courts or the PRTB in these 
situations.  

Sufficient notice: 

✚ Inadequate notice time 
can put tenants at risk of 
homelessness.

LENDER

RECEIVER

CLARITY

FULFILLING
LANDLORD

RESPONSIBILITIES

TENANT’S RIGHTS SAFE
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eNforciNg miNimum StANdArdS

Ventilation

Fire Safety

Sanitation

Heating

Electrical

Why?
13,913 private rented 
dwellings were inspected by 
local authorities in 2014 
with 7,387 (53 per cent) of 
those dwellings failing to 
meet minimum legal 
standards.

How?
Introduce a certification 
scheme or ‘NCT’ for rented 
housing where the burden of 
establishing compliance with 
the minimum standards 
regulations would rest with 
the landlord. 

The benefit
to the state
Such a scheme would reduce 
the number of low-income 
tenants that are living in 
substandard accommodation 
and it would facilitate enhanced 
targeting of local authority 
inspections.

How would it work?

✚ Landlord would need up-to-date certification 
endorsed by approved professional to rent 
their property and avail of tax credits, 
subsidies or housing payments delivered in 
the private rented sector. 

✚ Integrate the new system with fire safety, 
building energy regulations, tax obligations, 
and registration with the PRTB.

✚ Introduce on a phased basis.

The benefits

✚ Enable local authorities to maximise the use 
of available resources by carrying out 
targeted inspections.

✚ Ensure that State funds are not expended on 
subsidising substandard accommodation.

✚ Improve the standards of rented 
accommodation, especially for low-income 
tenants.
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Security of teNure
Why?
Security of tenure is linked to 
a four year cycle and although 
extra protections have been 
added, there are still a number 
of the grounds for terminating 
tenancies within this cycle that 
limit tenants’ security. 

How?
Review of security of tenure 
provisions in the RTA 2004 
with a view to ensuring 
indefinite tenancies become 
the norm.

Secure occupancy 
in conjunction 
with rent certainty 
Secure occupancy measures 
will be ineffective if rents can 
be increased to unaffordable 
levels in the future. 

What would secure occupancy look like? 
✚ All tenancies would be indefinite.

✚ The grounds under which a landlord can end 
a tenancy would be more limited.

✚ A well-resourced and efficient dispute 
resolution process would be in place to 
ensure that landlords can remove tenants 
who are not fulfilling their legal obligations.

What are the benefits? 
✚ Security of tenure is a key factor in 

encouraging stability in the private rented 
sector (PRS). 

✚ It can ensure a long-term revenue stream 
for landlords.

✚ It will ensure more consistency of social 
housing supports, due to the increased 
provision of social housing in the PRS.

✚ It will enhance the viability of renting as a 
long-term housing option. 

✚ It will help create more balance in the 
housing market as a whole.SECURITY

OF TENURE
=

A SECURE HOME
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