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Introduction
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, a webchat
service available from 9:30am to 5pm Monday to
Friday and online video consultations, booked
via www.threshold.ie. In 2022, Threshold assisted
almost 20,000 households throughout Ireland.
In Threshold we believe that housing is a right and
our 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 fifth edition of Threshold’s Annual
Tenant Sentiment Survey, first conducted in 2018.
The responses to these surveys inform Threshold’s
policy recommendations.

We are Generation Rent
Threshold uses this annual survey to give a voice
to the experience of its clients, of Generation
Rent, their aspirations and frustrations. The term
Generation Rent may conjure up an image of young
20-something year olds living in house shares, who
may not have the opportunity to buy their own
home or move into social housing in the future. The
phrase is generally used when flagging the potential
negative impact that long-term renting may have
on their life choices and outcomes. However, we
can no longer think of Generation Rent as people in
their 20s who may rent well into adulthood. Nor can
we continue to think about the negative impacts as
potential. They are already being experienced by
many people who are renting long-term.

4
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In Threshold, when we think about Generation
Rent, we think about those who are not renting
out of choice and those who have been unable to
leave the family home, or were forced to return
to the family home, due to the unaffordability of
housing. Generation Rent are in their 20s, 30s, 40s
and older, they may have delayed starting a family,
may have experienced homelessness, been unable
to accumulate any savings for a rainy day, had to
couchsurf or had to move from one house share
to another as subsequent landlords sell up. They
worry about their future, will they still be renting
when they retire, what will happen to their children
if they have to move house and school again, what
will they do if the rent increases?
Threshold is highly concerned for the well-being
and prospects of those renting long-term. The
high degree of insecurity and rent burden, that
are present in the Irish private rental sector, have
lifelong consequences, not just for the renter but
also for society and Ireland’s asset-based welfare
system. Renting into adulthood and older age is
becoming the norm. Unfortunately, because of
the lack of tenure security and ever-increasing
rents, compounded by the shortage of rental
homes, renting long-term and into older age is
not a viable option. It is, however, the only option
for many.
As in other years private renters tell us that they do
not rent by choice.  Most respondents would prefer
to own their own home. They desire the safety and
security afforded by home ownership, unlike the
private rented sector in its current form. However,
housing is a right and every person should have
the safety and security of home whether they own
or rent.

Structure of the report

Marcus is in his late 30s, he has
lived in the rental sector for over
six years but has only been in
his current home a little over a
year. He left his previous rental
home as the landlord was selling.
Marcus said it was very difficult to
find a new place to rent. He would
like to buy his own home, but on
a salary of between €35,000 and
€40,000 he has been unable to do
so. He is hopeful however that
he will own his own home in five
years’ time. He feels secure in his
current home. There is a problem
with damp however, which he has
reported to the letting agent, but
nothing has been done.

The report begins with the methodology followed
by a profile of respondents. The data is then
analysed under a number of headings. The
“Aspirations and Expectations of Private Renters”
are explored in the first section, 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. 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 of Covid-19” on
private renters and the reasons why some renters
have “Moved back to the family/parental home”.
Tenants’ satisfaction with Threshold services
is examined in the final section. The difference
in satisfaction from previous years reveals the
increase precarity and instability in the sector.  The
report finishes with a summary of the findings and
a set of policy recommendations.
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Methodology
Potential respondents were identified among
Threshold’s clients who had closed a case
between July 2021 and June 2022 and had given
their consent to be contacted for the purposes
of research. Minor changes were made to the
questions used in the 2021 survey. These changes
were made to remove possible ambiguity in
the questions and to simplify data analysis, for
example providing multiple choice options over
free text boxes.
Five interviewers carried out structured qualitative
interviews over the telephone between February
and April 2022.
A total of 407 clients were contacted, of which 72%
agreed to participate. However, 74 of these were
not eligible to participate in the survey, as the aims
of this research were focused on the experience
of tenants. 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. Those who were in homelessness
or insecure accommodation were offered the
opportunity to speak to a Threshold advisor for
support.
The final sample was 212 respondents.
Respondents who reported living with their
parents, 15 in total, were asked a separate, shorter
set of questions, which are analysed separately in
this report.

6
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All respondents were given the opportunity to
decline to answer any question. Where the number
who declined to answer was sizeable, this is noted
in the analysis and represented in the charts.
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 contacted them following
the survey.
Pseudonyms are used in the case studies, and
identifying details altered.

Profile of Respondents
Age profile

Household type

The private rented sector has long been viewed as the
home of students and young working professionals
under the age of 30. Renting was treated as a
transitional tenure before buying a home or securing
social housing. However, this trend has been
changing for some time and is yet again revealed
in this survey. Over half of respondents, 53%, were
aged between 35-54 years old. Another 7% are aged
55 or older. Only a third are under the age of 34, with
the majority of these aged between 25 and 34. As
can be seen in the chart, only 6% of respondents are
3%
aged between 18 and 24. This is a reflection of the
challenges facing private renters
and the crisis in our
6%
5%
housing system, as home ownership becomes less
feasible and social housing is reliant on the private
13%
rented sector for supply, leaving many people renting
well beyond their 20s.  

Half of those who participated were households
without dependent children. Overall, 37% were single
and 13% were couples. Four in ten were families
with dependent children. Of the total number of
respondents, 27% were a two-parent family and
13% of respondents were one-parent families.  The
majority of respondents with children, 67%, were
aged between 35 and 54 years of age.

Chart 2: Family Type

13%

13%

31%

23%
37%

4%

Chart 1: Age Profile
40%

3%

5%

3%
5%
9%

■   18-24

6%

13%

■   25-34

13%
2%
3%31%
3%

1%

8%

23%

■   Single No Children

■   35-44

4%

40%

3%

27%

13%

■   45-54

37%

27%

■   One-parent Family

■   65+

11
4%

■   Two-parent Family
■   Couple No Children

■   55-64

13%

9%

3%
3%

5%
9%

12%
9%

59%

15%

There were more female respondents than male:
2%
56%
3%female

■

■ 3%
42% male
■

1%

4%
2% did not disclose gender

8%
15%

59%
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County of residence
Those who participated came from across 21 counties. Over half of the respondents, 52%, reside in Co. Dublin,
12% in Co. Cork and 10% in Co. Galway.  

Income
The majority of those who participated reported earning less than €45,000 a year, 67% of total. This is just
below the median household income of €46,4711 in Ireland.  The most common measure for affordable
housing is that housing costs should not exceed 30% of income. This would mean the maximum rent that
these particular respondents to this survey can pay is approximately €1,125 a month, which falls short of
average rents in counties Cork, Dublin and Galway2.
Just under a quarter of participants declined to answer this question.

Chart 3: Earnings
■   Under €15,000
■   Between €15,000 and €20,000
23%

■   Between €20,001 and €25,000

13%
11%

4%

9%

3%
3%

■   Between €25,001 and €30,000
■   Between €30,001 and €35,000
■   Between €35,001 and €40,000
■   Between €40,001 and €45,000

5%
9%

12%
9%

■   Between €45,001 and €55,000
■   Between €55,001 and €65,000
■   Greater than €65,000
■   Rather not say
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1

 urvey on Income and Living Conditions (SILC) 2021, https://www.cso.ie/en/releasesandpublications/ep/p-silc/
S
surveyonincomeandlivingconditionssilc2021/ (accessed 16/05/22)

2

RTB Rent Index Q4 2021 https://www.rtb.ie/images/uploads/general/Final_Rent_Index_Q4_2021_V2-27_04_2022.pdf (accessed 16/05/2021)
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13%

37%

4%

9

3%
40%

27%

3%

5%
9%

12%
9%

Chart 4: Main Source of Income
3%
3%

2%

■   Full-Time Work

1%

■   Social Welfare Payment

4%

■   Part-Time Work

8%

■   Self-Employment
■ Other

15%

59%

■   Disability Payment
■   Student Grant
■   Pension

Just over seven out of ten respondents are in employment, 15% in receipt of a social welfare payment, 3%
receive a disability payment, 1% receive a pension and 2% receive a student grant as their primary source of
income.
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Aspirations and Expectations
of Private Renters
Each year Threshold asks those who participate in the survey why they rent, where they would prefer to live in
five years’ time and where they think they will be living in five years’ time.

Reasons for renting
As in previous years only a small proportion of respondents stated that they rent out of choice.
■

14% rent by choice

■

20% cannot get social housing

■

62% unable to buy a home.

Chart 5: Reasons for Renting
■ 2020
■ 2021
■ 2022

70%
60%
50%
40%
30%
20%
10%
0%
By choice

Cannot get
social housing

Unable to buy
own home

As can be seen in Chart 5, there has been an increase in the percentage of people who are renting as
they are unable to buy their own home. This may be in part related to the increase in house prices in
recent years. There has been a steady increase in house prices since their lowest point in 2013. While this
showed signs of levelling off in 2019, there has been a marked jump in prices since 2021; increasing 15.2%
between March 2021 and March 20223.
80%

Age plays a factor in the responses, as can be seen from the below chart. Those aged between 18 and 34 years
70%
were more likely to
say they rent out of choice than other age cohorts. Surprisingly, there was only a marginal
difference for those
aged 65 plus, compared to 18 to 34 year old cohort. In previous years, this older age group
60%
were less likely to50%
state they rented out of choice but rather because they could not afford to buy a home.
40%
 Residential Property Price
30%Index March 2022, https://www.cso.ie/en/releasesandpublications/ep/p-rppi/
residentialpropertypriceindexmarch2022/ (Accessed 30/05/2022)

3

20%
10%

10

0%

T
 hreshold’s Annual Tenant
2022
18-24Sentiment
25-34Survey 35-44

45-54
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65+

10%
0%
By choice

Cannot get
social housing

Unable to buy
own home

Chart 6: Reasons for renting by age
■   By choice
■ C
 annot get
social housing
■   Unable to buy
own home

80%
70%
60%
50%
40%
30%
20%
10%
0%
18-24

25-34

35-44

45-54

55-64

65+

Aspirations and expectations
It is very clear that, for the majority of these respondents, renting is not a desirable tenure. This is
demonstrated by the fact that only 13% wish to still be renting in five years’ time, whereas approximately twothirds would prefer to own their own home and 19% would like to move into social housing.
Very few expect to realise this aspiration of home ownership or a social housing tenancy in that time frame.
Only 28% expect they will own their own home in five years’ time and 15% expect to have social housing.
Despite it not being the preferred tenure of most, 54% expect they will still be renting, without or without HAP
or RS, in 2027.

Maria is in her late thirties and rents a three-bed home with her husband
and three children. Her eldest son has autism and needs a room of his own
to help with his sensory needs and sleeping difficulties. The two youngest
share a room. Maria is in full-time employment and on the social housing
waiting list. She is worried about her childrens’ future and the price of
renting once she and her husband reach retirement age.
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Chart 7: Aspirations and Expectations of tenants in 5 years’ time
■ Aspiration

70%

■   Expectation 60%
50%
40%
30%
20%
10%
0%
Home owner

Social housing /
Local Authority
Housing

Renting in
Private rented
sector

Renting with
HAP or Rent
Supplement

Living with
family or friends

Secure

Neither secure or insecure

Insecure
0%
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10%

20%

30%

40%

50%

Experiences of Renting
It is worrying to see how this has changed since the
2021 survey, when 47% expressed feeling secure
in the home.  The moratorium on evictions was
in place while the 2021 survey was undertaken
and this may have had some bearing on people’s
feelings of security in the tenancy. However, the
heightened feelings of insecurity and precarity
experienced by renters in 2022, is also evident
in Threshold’s Q1 2022 Impact Report. While
20%
the Government increased security of tenure by
Feelings of security
10%
creating indefinite tenancies, this does not seem
to have had a positive impact on people’s feelings
When asked “How
0%secure do you feel in your
of security in their rental home. This may be due
Home owner
Social housing /
Renting in
Renting with
Living with
current rental accommodation?”
factrented
that a landlord
tenant
Local Authority to the
Private
HAP orcan
Rentstill evict
familya or
friends
on
a
number
of
grounds
where
there
has
been
no
Housing
sector
Supplement
■
44% stated they do not feel secure
wrongdoing by the tenant.
■
15% feel neither secure or insecure
Respondents were
70%asked about the length of
time they have rented, how long they are living in
60% why they left their last home,
their current home,
relationship with50%
their landlord and about their
feelings of security. Their responses give an overview
of the perceived40%
security and stability of renting
in Ireland and an insight into renters’ feelings and
30%
experiences of the private rented sector.

■

38% feel secure.

Chart 8: Feelings of Security
■ 2022
■ 2 021
■ 2020

Secure

Neither secure or insecure

Insecure
0%

10%
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Those aged 65 and over were far more likely to
report feeling secure in their home. This was a
small group of respondents, five in total.  The
length of time in the home seems to have little
bearing on their feelings of security.   Of those who
felt secure two are renting their current home for
more than six years, one for just over two years and
one has only been in the home less than a year.
The person who reported feeling insecure has been
in the home between two and three years.
Those aged between 45 and 64 reported much
greater feelings of insecurity. Further analysis
shows that those aged 45 to 54 have been renting
their homes for longer periods than other age
groups and largely report a positive relationship
with their landlord. Despite this, they report
greater feelings of insecurity. They are, however,
more likely to have dependent children and be
one-parent families, than other age groups. These
factors may create additional pressures and
difficulties in sourcing and securing a suitable
home. In addition, a greater proportion of this
age group reported that they had to leave their
previous rental home as the landlord was selling.  

These experiences may contribute to their
heightened sense of insecurity in the home.
Among those aged 55 to 64 who reported feeling
insecure in the tenancy, 40% had only been in the
home between six and 12 months and reported
that it was extremely difficult to find a place to
live. This experience combined with the short time
in the new home, may contribute to feelings of
insecurity. The relationship with their new landlord
appears to have little bearing on this.

Mohammed, his wife and two children
have been in their current home for 8
years. He is worried that the landlord
will increase the rents beyond what they
can afford. The rents in the area have
been increasing and the landlord has
mentioned it to him. He knows they will
not be able to afford such an increase and
with so few properties to rent in their
price range he genuinely worries that he
and his family will be homeless.

Chart 9: Feelings of Security by Age Group
■ Insecure
■ N
 either secure
nor insecure
■ Secure

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
18-24

25-34

35-44
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65+

All Age
Groups
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One-parent families were more likely than other groups to report feeling insecure in their tenancy. There
may be a number of reasons for this. One-parent families are more likely to be in receipt of social welfare
and require the Housing Assistance Payment to meet their housing needs, than other household types.
Some may face discrimination on the basis of being a single parent, being in receipt of social welfare and
HAP. The low HAP rates create an additional barrier to securing a home with rents at all-time highs. These
experiences and lower disposable incomes may explain why this group report much higher feelings of
insecurity in their tenancy.

Chart 10: Feelings of Security by Family Type
■ Insecure

100%

■ N
 either secure
nor insecure
■ Secure

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

Couple No
Children

Single No
Children

One-parent
Family

Two-parent
Family

Total

Unsurprisingly, those who stated they have a negative or somewhat negative relationship with their
landlord felt less secure in their home. Even some of those with positive relationships with their
landlords, approximately a third, reported feeling insecure in the tenancy. This points to the asymmetric
relationship and imbalance of power that exists between landlord and tenant. There is a strong feeling
among tenants that the landlord can evict them at any point.

Chart 11: Feelings of Security by Relationship with the Landlord
■ Insecure
■ N
 either secure
nor insecure
■ Secure

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%
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A neither positive
or negative
relationship

A somewhat
positive
relationship

A very
positive
relationship

Overall

Length of time renting
Those who participated in the survey were seasoned renters, three quarters of them had been living in
the rental sector for more than six years. What the below chart shows however, is that only a minority of
renters have been able to establish a home long-term in the rental sector. Only 22% of participants have
lived in their current home for 6 years or more, while 50% are in their current home for less than 2 years.
To understand why this is, respondents were asked why they left their last rental home.

Chart 12: Total Years Renting and Years in Current Home
■ Y ears in
Current Home
■   Total Years
Renting

6 years +
5 yr < 6 yr
4 yr < 5 yr
3 yr< 4 yr
2 yr < 3 yr
1 yr < 2 yr
6 months < 1 yr
Under 6 months
0%

10%

20%
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Reasons for leaving previous rental home
Those surveyed could provide more than one
reason for leaving their previous rental home. From
our work with private renters, Threshold knows that
the reason to leave a home is rarely straightforward
and that there can be many factors at play.

Table 1: Reasons for leaving previous
rental home
Reasons for Leaving Previous
Rental Home

Frequency

Landlord evicted for sale

48

Tenant needed to move to a
different location

37

Issues with the landlord

33

Rent was too high

24

Issues with other tenants

14

Covid-19 related reason

9

Poor standards

7

Needed more space/Family grew

6

Landlord evicted for own use

5

Could no longer afford the rent

4

Separation/Divorce

3

Receivership

2

Landlord evicted for renovation

1

In its survey of small landlords, the RTB identified
that 1 in 10 landlords are likely or very likely to
sell their property in the next 12 months. For 30%
of these their reason for selling was that it was no
longer profitable to be a landlord, one in four stated
that the tax on rental income is too high and one
fifth stated they are retiring.5
Only a fifth of respondents left their previous rental
home out of choice. This was either because they
needed to move to a different location or needed
a larger home. These were more likely to be aged
between 25 and 44, with no children. High rents
and difficulty paying rent were a factor in 14% of
respondents leaving their last home.
Others moved due to issues in the home, whether
they were with the landlord, poor standards
or difficulties with housemates.  Some of the
responses from those interviewed provide a
sample of the issues that prompt a tenant to leave
their home and how this is a very personal event.   

“It was too loud, and I wasn’t feeling safe
Covid-wise.”
“Vermin problems and landlord was slow
to fix this.”
“The landlord lied about selling, she
increased rent by 25%.”

Just over one quarter of renters moved out of
their last home as they had been evicted by their
landlord, in the majority of these cases the landlord
planned to sell the home. Eviction on grounds of
sale is the primary issue impacting Threshold’s
clients for a number of years. Some commentators
have pointed to the high house prices as the reason
landlords are now selling and exiting the sector4.

“I did not want to share an apartment with
the landlady anymore.”
“Moved out of Galway city to avail of
cheaper rent.”
“Wanted to live alone with partner.
Landlord also wanted house to herself.”

 Journal.ie, “Landlords selling up account for almost one in four home sales”,
https://www.thejournal.ie/landlords-selling-one-in-four-home-sales-5644017-Jan2022/
5
 RTB Small Landlord Survey,
https://www.rtb.ie/images/uploads/general/RTB_Small_Landlord_Survey_2020_Report_-_Final_2.pdf (accessed 31/05/2022)
4
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Finding a home to rent
In 2022, 82% said it was extremely difficult to find a home to rent, and 10% said it was difficult. This is in
contrast to 2021, when 66% of those survey stated it was extremely difficult to find a home to rent, and
22% said it was difficult.

Chart 13: Difficulty in finding a rental home

Extremely diﬃcult

Diﬃcult

Neither easy or diﬃcult

Easy
0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

Daft.ie, the online letting platform, has recorded a continuing decline in the number of properties advertised
for rent. Each quarterly report has set out new record lows. Following a temporary increase in the first few
months of the Covid-19 pandemic in 2020, there has been a sharp decline. Most recently it was reported there
were only 851 homes advertised to rent in the entire country on the 1st of May 20226. Such a lack of options
and alternatives can negatively impact a tenant’s agency, their feeling of security and their wellbeing.

Chart 14: Finding a rental property yearly comparison
■   Extremely Difficult
■   Difficult

100%
90%

■ N
 either
■   Easy

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

2020

2021

2022

 Daft Q1 2022 Rental Price Report, https://ww1.daft.ie/report/2022-Q1-rentalprice-daftreport.pdf?d_rd=1 (accessed 31/05/22)
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The following are some of the comments made by
those interviewed.

“It is difficult to find accommodation in
the city, I would have to share.”
“It is difficult because of the cost, the low
supply, landlords aren’t keen on families
or people with pets.”
“You don’t get value for money, demand is
greater than supply and you end up giving
half your wages on rent and bills. It is
impossible to save for a mortgage.”
“It is so difficult to get somewhere to
live in Galway City. I had to move to my
parents’ home in Limerick and commute
each day until I found somewhere.”

“We started looking as soon as the
landlord gave us notice to leave. We had
six months to find somewhere. If we
hadn’t started looking straight away, we
might have been homeless.”
This difficulty in finding a home to rent was felt
across all groups. Regardless of age, income,
length of time renting or family size. All but 12
respondents found it difficult to find a home. In
2021, while households without children did report
difficulty in finding a home to rent, the majority
in 2022 report this as being extremely difficult.
This is likely a result of the sustained shortage of
affordable homes to rent, or buy, and a shortage
of one or two bed properties across all tenures.
This reflects the heightened anxiety and stress
expressed by Threshold clients when they ring
the Threshold Freephone on receiving a notice of
termination from their landlord.

Chart 15: Difficulty Finding Rental Accommodation by Family Type 2021 - 2022
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If landlords continue to sell their rental properties, while insufficient numbers of alternative housing
become available, the difficulty experienced by renters in securing a home will only worsen. This may
lead to an increased risk of homelessness, whether in emergency services or hidden homelessness.
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Relationship with the landlord
Despite the difficulties faced by private renters, 34% described their relationship with their landlord as
positive and 29% described it as somewhat positive. Only 11% reported having a negative relationship
with the landlord. This is largely in keeping with the findings from the 2021 survey.

Chart 16: Relationship with the Landlord
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Nina is in her late thirties, she works full-time earning between €15,000
and €20,000 a year. She has lived in her current home for over six years,
and she shares with four other people. She said she has a somewhat negative
relationship with the landlord. There is damp in the home, which she
reported to him. Instead of trying to fix the problem the landlord tried to
increase the rent by hundreds of euros. This is when Nina got in touch
with Threshold for help.
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Standards and Repairs
The responses to the questions about minimum
standards and repairs reveal something of the
asymmetrical relationship that exists between
tenant and landlord, the reliance of the tenant on
the landlord to maintain certain aspects of the home
and the difficulties that can arise in ensuring this
is done. A landlord is responsible for maintaining
the structure of the home and making repairs in a
timely fashion. The Local Authority is responsible
for inspecting the home and ensuring it meets the
minimum standards.
Respondents were asked if they have/had any
issues with the property they are currently living in.
Almost six in ten reported an issue in the home, with
approximately a third of these stating there is more
than one issue in the home.

Table 2: Frequency of most common
standards issues reported
Issue

Frequency

Damp/Mould

54

Heating

28

Lighting/Ventilation

18

Structural Defects

17

Washing machine & Dryer

13

Issues with dampness and mould were the biggest
issue reported. Many respondents stated that they
complained to their landlord but unfortunately
received no help. In one case the respondents
had been told by the landlord that it was too
expensive and invasive to resolve. The tenants felt
the implication was they would be evicted for the
work to be undertaken. Issues with heating was the
second biggest problem reported by respondents
followed by inadequate lighting/ventilation of
homes.
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Mary lives with her daughter in a small
two- bed home in Wexford. She has
reported many issues of standards and
repairs to her landlord. She reported
issues with damp and mould and two
broken radiators. The washing machine
also broke. Mary said the washing
machine was old and needs to be
replaced. The ceiling began to leak in
multiple places. When she complained
about the leak, the landlord told the
tenant to place buckets around the room
to prevent the leak from damaging floors.
Chart 17: Local Authority Inspections
Carried Out

20%

■ No
44%

16%

■   Unsure
■ Yes

19%

■   Rather not say

Local Authorities are responsible for enforcing the
minimum standards in rental accommodation.
However, only 16% of respondents claimed their
home had been inspected by the Local Authority.
Two-thirds of those who had an inspection carried
out were in receipt of HAP. This may be a result
of the requirement that all HAP properties are
inspected within the first eight months of the
tenancy.

When asked if they are satisfied with the outcome of this inspection by the Local Authority, 72% said they
are, 6% were not satisfied and 13% were not really satisfied. Overall, this points to the positive outcomes
when the inspections are carried out.  

Overcrowding
The question on overcrowding was asked for the first time in 2021. As in 2021, 20% of those surveyed felt
their home is overcrowded. Two-parent families were more likely to describe their home as overcrowded.

Chart 18: Overcrowding by Family Type
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There was no apparent socio-economic link
between those who felt their homes were
overcrowded. Households in receipt of HAP or on
lower incomes were not more inclined to describe
their home as overcrowded than those who were
not. Overcrowding is subjective and what may feel
overcrowded to one person may not to another. At
present there is no private rented specific definition
of overcrowding.
Looking at the number of people in the home and
the number of bedrooms available shows that
two-parent-families, who reported overcrowding,
tended to be in situations where all children shared
a bedroom, or in four instances where parents and
children shared one bedroom. Two parents stated
that they needed extra space due to a child having
additional needs. Overcrowding was not reported
in every instance where the children were sharing a
bedroom.



Overcrowding was not just regarded by
participants as the number of bedrooms vis-à-vis
the number of people in the property, but also
insufficient shared living space. 25-44 years olds
were the most likely to report overcrowding. Some
respondents made additional comments to say
it can be difficult to make use of the communal
spaces. Two respondents commented that people
have partners over to visit or stay and this makes
the home more crowded. This indicates it is not
just about having a private bedroom but also
about having a level of comfort in using the other
parts of the house that make a home. In addition,
single adults who reported the home feels
overcrowded were aged between 25 and 44 and
renting in a house share. This group of adults may
have a desire for privacy and independence in their
own home.
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Affordability
Those who participated in the survey were asked what percentage of their income they pay on rent. A
quarter chose not to answer this question. Of those who did respond, 47% are paying more than 30% of
their income on rent – the typical measurement for housing affordability. Only 28% are paying less than
this 30% benchmark.

Chart 19: Percentage of income paid on rent
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As one can imagine, those on lower incomes are
more likely to pay a higher percentage of their
income on rent. None of the households earning
more than €40,000 pay over half their wages on rent,
whereas almost one in five of those earning less
than this spends over half their wages on rent.
At the more extreme ends of the spectrum, just over
half of those earning less than €15,000 pay more
than 30% of their income on rent, whereas only 38%
of those earning over €65,000 a year pay above 30%
of their income on rent.
The rental burden is particularly severe for those
earning less than €40,000 a year. These are all
households earning less than the median income,
which is €46,4717. Considering that households

41-50%

51% +

who rent tend to have lower disposable incomes
than owner occupiers8, it is likely that most renters’
income falls short of the median, making their
housing cost burden significantly pronounced.

Matis, his wife and four children have
been in their rental home just under two
years. They would prefer to own their
own home but do not expect to do this
in the next five years. They pay over half
their wages on rent and so it is impossible
for them to save. They are struggling to
pay the bills on top of the rent. They have,
however, avoided falling into rent arrears.

 Survey on Income and Living Conditions (SILC) 2021, https://www.cso.ie/en/releasesandpublications/ep/p-silc/
surveyonincomeandlivingconditionssilc2021/ (accessed 16/05/2022)
8
 Tenure and Households in Ireland 2016-2019 https://www.cso.ie/en/releasesandpublications/ep/p-tah/
tenureandhouseholdsinireland2016-2019/income/ (accessed 18/05/2022)
7
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Chart 20: Number of respondents paying up to and over 30% of income on rent
by Income Range
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Respondents were asked if they feel they can pay the bills, afford groceries and other expenses after paying
rent. One in three stated it is difficult to pay for these essentials after paying rent. This was particularly
challenging for those who earn less than €20,000 a year. Approximately a third of those earning between
€30,000 and €40,000 were also struggling to make ends meet.
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Chart 21: Difficulty paying bills, etc by Income Range
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Those reliant on a social welfare payment were far more likely to face difficulties in paying bills etc.
The impact of HAP and rent supplement in alleviating pressure on these groups is explored in the next
section.

Chart 22: Difficulty paying for bills etc by Main Source of Income
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Unfortunately, 13 respondents had accrued rent
arrears. Five stated they fell into arrears when
their income reduced. One tenant stated that in
addition to this the landlord refused to accept HAP.
Another stated they fell into ill health and had to
leave their job. For two of those in arrears, these
accrued on foot of delays with HAP and a social
welfare payment. In two instances, the tenant had
an unexpected large bill to pay which left them
short on rent.

Changes to rent

Fortunately, two thirds of those in arrears have
a repayment plan in place with the landlord. In
two thirds of cases the landlord has not issued a
warning letter for the arrears. All of those in arrears
were offered the support of a Threshold advisor,
some availed of this support.

Table 3: Rent Increases

T
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One fifth of those surveyed stated their rent had
increased in the previous 12 months and 2% said
their rent had decreased. There had been no
change for the majority.
Where the rent had been increased, it was
increased by less than 4% in just over half of cases.

Rate of Increase

% of Respondents

4% or less

55%

5-10%

16%

10- 20%

7%

20-30%

5%

30-40%

2%

Unknown

16%
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Experience of the Housing Assistance
Payment (HAP) and Rent Supplement
One in four participants were in receipt of the
Housing Assistance Payment and 5% received
Rent Supplement. We asked a series of questions
relating to the payments to get a better
understanding of recipient’s experiences of these
payments and the private sector.
Worryingly, 73% of the 52 HAP recipients and 50%
of 10 rent supplement recipients pay a top-up to
their landlord. These top-up payments ranged
from €150 a month to as much as €700 a month.
Those paying a top-up were more likely to struggle
to pay the bills, buy groceries and pay the rent,
with half of them stating this is the case.
Only 12 respondents have approached the Local
Authority or Rent Unit to seek assistance to pay the

top-up. Of these only one person was assisted to
pay the full top-up, two received help to pay some
of it and seven were refused assistance. Those who
were refused assistance are paying between €200
and €500 a month to their landlord.
The difficulty in paying bills, affording groceries
and paying the rent was more keenly experienced
by those in receipt of rent supplement and HAP.
This is likely a reflection of the low HAP and rent
supplement rates in comparison to market rent
and that these households are on generally on
lower incomes. Six out of ten rent supplement
recipients stated difficulty in paying bills etc,
slightly higher than those on HAP. This may be due
to the fact that HAP recipients are more likely to be
in employment.

Chart 23: Difficulty paying bills etc by Housing Support
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Rent Supplement

No Housing Support

Sonia lives in her rental home with her two children. She is working full-time
earning between €25,000 and €30,00 a year. She has HAP which helps cover
part of the rent. She pays the landlord nearly €300 extra each month in the
form of a “top-up”. She has to spend over half her income on rent. She is
struggling to pay the bills and meet all her expenses. She commented that
the NCT is nearly due and that the bank account is in overdraft every month.
She hopes she will be in a social housing home in five years’ time.
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Impact of the Covid-19 Public Health
Restrictions
The Covid-19 public health restrictions had a
disproportionate impact on private renters. Renters
were overrepresented in the retail, hospitality and
tourism sectors, where there were the greatest
job losses. These renters were immediately faced
with the risk of rent arrears. The universities and
colleges closed, and students directed to vacate
their rental homes. Many moved back to the family
home, while some moved out of the cities to avail
of more affordable rents, particularly those who
transitioned to remote working. This eventually
resulted in large rent increases outside of the main
cities, as demand grew.
Those who participated in the survey were asked
questions about how the pandemic impacted their
living situation and income. In all, 44% stated the
pandemic impacted their housing situation and
34% of clients reported their income reduced as a
result of the pandemic.
The most common issues experienced by
respondents during the pandemic were that it
became difficult to arrange viewings, difficult to
move to a new home, housemates moving out
and increased arguments in the home. Single
adults, particularly those in house shares, were
more inclined to report these issues than other
household types. Respondents also stated it was
difficult to have repairs carried out in the home,
rent arrears accrued and they needed to apply for
rent supplement or HAP.
A number of people commented on the difficulty
they faced in working from home; there being
limited space to work, other housemates working
from home, increased bills due to people being
at home during the day and increased noise from
neighbours during the day.
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Jenny and her partner left their
last rental home due to increased
arguments among housemates
during the most restrictive
Covid-19 related public health
restrictions. She said the main
reason for these arguments was
that people were having visitors
to the home.
Of the 66 whose income reduced on foot of the
Covid-19 restrictions, only eight registered with the
RTB for the added protections available. Those who
did not register reported the following reasons:
■

8 3% said they did not know about the added
protections and need to register

■

7% said the process was too complicated.

The remainder provided a number of other
responses. One stated she was able to manage
without the added protection and two respondents
said they were afraid the landlord would kick them
out. While the RTB conducted a campaign to make
renters aware of these added protections it would
seem from this year’s survey responses and last
year’s that a proportion of renters were unaware.  
One response in particular stands out as it
captures the feelings of the majority of private
renters - “Rent arrears was not an option.”
Considering the financial difficulties faced by many
of the households who participated in this survey,
it is almost unbelievable that only 13 have rent
arrears, 8 of whom have a repayment plan with
the landlord. Private renters prioritise rent as they
know how easily they can lose their home.

Efi lost her job during the pandemic, and she fell into rent arrears. She didn’t
apply for HAP or rent supplement and she didn’t know she could apply to
the RTB for extra tenancy protections. She has lived in this home for over six
years and described her relationship with the landlord as very positive. She
has an arrears repayment plan in place and the landlord has not given her
a warning or tried to evict her. There are some problems with damp and a
poorly functioning heating system. She said she doesn’t want to bother the
landlord with this though.
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Moving Back to Family/Parental Home
Those who reported that they had moved home
to live with family, 15 in total, were asked a shorter
set of questions. The purpose of these questions
was to ascertain the reasons for moving back to live
with family and people’s housing aspirations for the
future. Respondents to the survey, who are living
with their family, were not asked any of the socioeconomic questions. These will, however, be added
in 2023 survey.
A considerable number of young adults live
with their parents in Ireland, and the age at
which people move out to live independently is
increasing. In 2020 Eurostat recorded it as 28 years,
compared to 25 years in 2010. A study by Eurofound
in 2020 showed that almost half of Irish people
between the ages of 25 and 29 were living with their
parents9. The CSO’s Pulse Survey in 2021 identified
that the majority of adults who live at home with
parents do so for financial reasons10. However,
88% would prefer not to live with their parents,
and the majority feel they do not have enough
independence or privacy and that they are not
treated as adults by their parents.

Reasons for moving back to
family/parental home
Respondents could select more than one reason
for moving home to live with parents. The most
common reason cited was the unaffordability of
rents, with six people citing this as a reason. The
next most common reason was that the landlord
was selling the home followed by the impact
of the Covid-19 restrictions. In the responses
it became clear that many of the respondents
took the Covid-19 public health restrictions as an

opportunity to no longer pay high rents. A number
of them explicitly stated that as they were remote
working there was no need for them to remain in
their rental home. While the age profile of those
living at home was not collected, those carrying out
the survey noted that the majority were likely in
their late 20s or early 30s.

Aspirations and
expectations of those living
in family/parental home
There are some variations between the aspirations
and expectations of this cohort and the wider
group. Just over half wish to own their own home
in five years’ time, whereas two thirds of the
wider group aspire to home ownership in this
time frame. A greater percentage of those who
are living at home wish to be renting in five years’
time, compared to the wider group. This may
be reflective of the lower age range.  As with the
wider group, more people expect to be living in the
private rented sector than wish to be. Despite being
in a position to save for a deposit to purchase a
home, only one third expect to own their own home
in five years’ time.

Simon moved back to live with his
family as he could no longer afford
to pay rent. He added that the house
was not worth the money he was
paying, as it was damp and there
was mould. He would like to own
his own home in five years’ time but
expects he will be back renting.

 Living conditions and quality of life, https://www.eurofound.europa.eu/news/news-articles/data-show-proportions-of-young-people-still-livingat-home (accessed 19/05/2022)
10
 https://www.cso.ie/en/releasesandpublications/fp/fp-pslhrlpla/pulsesurvey-lifeathome2021rentersloneparentsandadultslivingaloneorwithapa
rent/respondentswholivewithaparent/ (accessed 19/05/2022)
9
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Chart 24: Aspirations and Expectations of those living in family/parental home
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Satisfaction with Threshold
Respondents were asked if they were happy with the assistance they received from Threshold. 82% of
respondents were satisfied or satisfied to a certain extent with the assistance and 81% would recommend
Threshold to others experiencing difficulties in their tenancy. These figures are a drop on previous years.
In instances where the respondent said they were not happy with the assistance or would not recommend
Threshold services, it was generally because Threshold had been unable to assist them with their issue. In
many of the cases, the issue was that the landlord had given the tenant a valid notice of termination, which
meant the tenancy could not be protected.  Landlords are permitted to evict on a number of grounds and once
they issue the notice of termination in line with the law there is little that can be done to stop it. Unfortunately,
in Threshold we are seeing this more frequently, with the majority of evictions on grounds of sale. While
legislative changes were made in 2021 to increase security of tenure further action is required to ensure private
renters are secure in their homes. This will be expanded on in the recommendations at the end of the report.

Chart 25: Satisfaction with Threshold Services
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■ 2021
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Summary of Findings
Experience of the private
rented sector
The majority of respondents, 63%, were aged
35 or older. This is reflective of the drop in home
ownership, which has been declining since the
early 2000s and the increased reliance on the
private rented sector for housing. The result being
that people are renting for longer.  
However, only a minority are renting by choice,
only 14%, whereas 62% rent as they cannot buy
their own home and 20% are unable to access
social housing. Unsurprisingly, only a small
number wish to be renting in five years’ time, 13%
of the total, while two-thirds would prefer to own
their own home and 19% would like to move into
social housing.
Very few expect to realise these aspirations in the
next five years. By 2027,
■

28% expect they will own their own home

■

15% expect to have social housing.

■

54% expect they will still be renting.

The reasons behind this desire to exit the rental
market become clear throughout the survey. For
example, almost half stated they do not feel secure
in their tenancy. These feelings of insecurity were
felt most strongly by one-parent families.



Even those with a positive relationship with their
landlord did not feel  secure in their tenancy. This
is likely informed by people’s experience of the
Irish private rental sector which does not provide
long-term security of tenure. The contrast between
length of time that the respondents were living
in their current rental home and their total time
they have lived in the rental sector points to this.
Despite three quarters of participants living in the
rental sector for more than six years, only 22%
have lived in their current home for 6 years or
more. In contrast, 50% are in their current home
for less than 2 years.
The reasons people left their previous home are
many, but for 27% of respondents it was because
the landlord had evicted them, either to sell
the home, take it back for their own use or to
renovate. Only one fifth of respondents left their
previous rental home out of choice to either move
to a different location or because they needed a
larger home. A further 17% stated that issues with
the landlord prompted them to move, and high
rents and difficulty paying rent caused 14% of
respondents to leave their last home.
When it came to finding a home to rent over 90%
stated it was difficult or extremely difficult. This
was the experience regardless of age, income,
length of time renting or family size.
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Standards, repairs and
overcrowding

Rent, affordability, HAP
and rent supplement

Almost six in ten reported there were repairs
needed in the home or that the home did not meet
minimum standards, for example broken heating
systems.  Unfortunately, many reported that the
landlord did not take action to fix the problem or
make the repairs when asked.  

Almost half of respondents pay more than 30% of
their income on rent. This broadly indicates that
their housing costs are unaffordable. However, this
is far more pronounced for those earning less than
€40,000. Almost 1 in 5 of those earning less than
€40,000 pay over 50% of the oncome on rent.

While only 16% claimed their home had been
inspected by the Local Authority, it was positive to
see that almost three-quarters were satisfied with
the outcome of the inspection. It is unfortunate
then that the rate of inspection by the Local
Authorities is low. This can result in tenants
living in substandard, and even dangerous,
living conditions until an inspection and ensuing
enforcement is carried out.

Overall, one in three stated it is difficult to pay
for these essentials after paying rent. This was
particularly challenging for those who earn less
than €20,000 a year and those whose main source
of income is a social welfare payment. In addition,
approximately a third of those earning between
€30,000 and €40,000 were also struggling to make
ends meet.

One fifth of participants felt their home is
overcrowded, with two-parent families more likely
to feel this way. They tended to be in situations
where all children shared a bedroom, or in four
instances where parents and children shared
one bedroom.  It is worth noting however, that
overcrowding was not reported in every instance
where the children were sharing a bedroom. There
was no apparent socio-economic link between
those who felt their homes were overcrowded.
While the majority of the single people who
reported overcrowding had their own bedroom,
many commented on the difficulty they face in
using communal spaces. This impacts on their
ability to enjoy the home and experience a level of
comfort one would expect in the home.
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One in four respondents are in receipt of HAP or
rent supplement. Three quarters of those on HAP
and half of those on rent supplement pay a top-up
to their landlord. The tops-ups ranged from €150
to €700 a month. Those paying top-ups were more
likely to have difficulty in paying the rent, paying
bills and buying groceries.

Impact of the Covid-19
restrictions

Moving back to family/
parental home

The Covid-19 public health restrictions impacted
44% of participants housing situation in some way
and 34% reported their income reduced as a result
of the pandemic.

The primary reason for people to move back
to the family /parental home was unaffordable
rents, followed by the landlord selling the home.
Based on comments made by the respondents it
appears that many took the Covid-19 public health
restrictions as an opportunity to move in with
family, where possible so as to no longer pay high
rents.

The most common housing issues related to
difficulties in arranging viewings, moving house,
finding new housemates and increased arguments
in the home. This was more likely to affect single
adults living in house shares.
Of those whose income reduced, only eight
registered with the RTB for the added protections
available. The majority stated they did not know
about the added protections and need to register.



The aspirations and expectations of this group
did not differ greatly from the larger group. While
renting was not the desired tenure of many, more
of them do wish to be renting in five years’ time
compared to the larger group. Despite being in
a position to potentially save for a deposit to
purchase a home, only one third expect to own
their own home in five years’ time.
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Policy Recommendations
Provision of housing
Affordable Purchase
Given the strong desire for home ownership it is vital
that Government policy supports and facilitates
people to purchase their own home. This will be
be done via the provision of Affordable Purchase,
of which approximately 15,000 are to be delivered
between 2021 and 2025 under “Housing for All”.
With close to 300,000 registered tenancies in the
country there is a high demand for these homes.
While there are supports for people to buy their home
on the market, affordability will still be an issue for
many, as well as availability, particularly for those
households with only one income. Single people not
only face the financial challenge of affording a home,
but there is also a lack of one and two bed units.
Further options are therefore required.

Cost Rental
The provision of alternative tenures will provide
more options to those who wish to exit the private
rental market to a more secure and affordable
tenure. Cost Rental, which is now being delivered in
Ireland, is one such tenure option. For Cost Rental to
create affordability and choice it must be delivered
at scale. Threshold hopes to see a scaling up of these
projects as more come on stream. Approximately
7,500 Cost Rental homes are to be delivered in the
first four years of the “Housing for All” plan. Again,
given the level of need, more will be required.
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Social Housing
An increase in social housing provision is also
necessary to meet the demand for long-term
security, particularly by lower income households.
While the Housing Assistance Payment is available,
it does not provide the security and safety that
comes with a home from the Local Authority or
Approved Housing Bodies.
Threshold recommends Local Authorities and
Approved Housing Bodies increase their housing
stock to 20-25% of total housing stock by 2040,
and that this be done via direct build. Doing so will
have a positive impact on the private market, by
slowing prices and improving availability, as well
as choice, by creating increased competition.

Private Rental
Landlords are an essential part of the private
rented sector and providers of much needed
housing. Steps must be taken to keep landlords in
the market. One way this can be done is through
change to the tax system, for example applying a
lower tax rate on rental income generated from
properties subject to long-term lease agreements
for 10, 15 or 20+ years.

Improve Security of
Tenure
Lack of security of tenure is a factor in shaping
people’s preference for home ownership. It also
has a negative impact on people’s ability to
establish a home. While legislative changes were
made to create tenures of indefinite duration in
2021, a landlord still has five grounds on which
they can evict a tenant, where there has been no
wrongdoing by the tenant. Landlords primarily
evict tenants as they wish to sell the property with
vacant possession.
Threshold has previously advocated for a
restriction on all no-fault evictions and ask again
that the Government take action on this.
The incentivisation of long-term lease agreements,
such as 10, 15 or 20+ year agreements, are another
mechanism to create greater security of tenure.
Such lease agreements would not contain grounds
to evict a tenant except in cases where the lease
agreement has been breached.

Meeting Minimum
Standards
The current system of Local Authority inspections
of minimum standards is ineffective. This is in
particular due to the low inspection rate, which
is reported by respondents to this survey and
in the National Oversight Audit Commission’s
annaul Performance Indicator Report reports.
Threshold proposes the creation of an NCT style
system of certification to safeguard against private



renters living in substandard housing. Under this
system, the landlord would be required to provide
a certificate of fitness, issued by a recognised
building professional, e.g. engineer, surveyor,
for the property prior to a property being rented.
They would be required to renew this certificate
every four years. The landlord  would be required
to submit this certificate to the Local Authority,
or the RTB as part of the registration process. The
property could not be legally rented out without a
certificate.

Address Affordability
While there are rent regulations in place, rents
have continued to climb and as demonstrated in
this survey, many renters are struggling to pay
the rent and manage their day to day finances.
Strict enforcement of the rent regulations will
have some impact on keeping increases in check.
Enforcement, however, will not reduce rents,
particularly in areas that are not designated Rent
Pressure Zones. Only an increase in affordable
supply, across multiple tenures, including rental,
will achieve this.
Measures can be taken to address the affordability
gap for those on HAP and rent supplement.
This can be done by reviewing HAP and rent
supplement rates annually and increasing them in
line with market increases. A landlord is permitted
to increase the rent every 12 months in a RPZ and
every 24 months elsewhere, yet the HAP and rent
supplement rates remain static. At present a large
cohort of HAP and rent supplement recipients
are paying “top-ups” to their landlord to meet
the shortfall in the payments. This leaves these
renters in the absurd position of subsidising social
housing.
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Conclusion
Again, private renters have told us they do not
rent out of choice. Their experience of the private
rented sector has left them feeling insecure in their
homes. Now, with so few homes available to rent,
ever increasing rental costs and the increased cost
of living, even more are feeling the pinch.
We all want a home that is secure, affordable
and of a good standard. Generation Rent, those
experiencing homelessness, those at risk of losing
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their home and those who are living with their
parents desire the same. The recommendations
set out in this report are designed to ensure this is
available to all people seeking to make their home.
A safe, secure and affordable home should not be
out of reach for any of us. This is why in Threshold
we view housing as a right.



Threshold’s Annual Tenant Sentiment Survey 2022

45

The Scheme to Support National Organisations is funded by the Government
of Ireland through the Department of Rural and Community Development.

National Free phone Helpline:
1800 454 454
9am to 9pm Monday to Friday

Dublin and Eastern Regional
and National Offices
21 Stoneybatter, Dublin 7, D01 KV61

advice@threshold.ie
ThresholdIRE
ThresholdIRE
Threshold_housing
Threshold_housing

First Floor, 25-28 Strand Street Great,
Dublin 1, D01 XP04

www.threshold.ie

Southern Regional Office
22 South Mall, Cork, T12 C2YN
Western Regional Office
5 Prospect Hill, Galway, H91 HC1H

