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Pre-Legislative Scrutiny of the General Scheme of the Residential 

Tenancies (Amendment) (No. 2) Bill 2025 – Tuesday 2nd December 2025  

Ref: HLGH-i-120 

Introduction 

1. Chairperson, members of the Committee, we wish to thank you for the invitation. 

My name is Ann-Marie O’Reilly, the National Advocacy Manager of Threshold. I 

am joined today by Zak Murtagh, Threshold’s Legal Officer and Gareth Redmond, 

Threshold’s Research and Policy Officer. 
 

2. Threshold is a national housing charity that provides bespoke advocacy and 

advice services to people experiencing difficulties in their private rental 

tenancies. Threshold has been supporting renters and advocating for access to 

affordable, secure and good-quality housing since 1978. Each year, we assist 

around 20,000 households and stop thousands of households from entering 

homelessness.  

 

3. We welcome the invitation to address this Joint Committee and to make a written 

submission on the Residential Tenancies (Amendment) (No. 2) Bill 2025. 

 

4. Threshold welcomes the ambition behind the proposed amendments in this 

General Scheme, which seeks to modernise the private rental sector and 

strengthen protections for tenants. We are largely supportive of the proposed 

changes but we have significant concerns about the provisions relating to rent 

setting, market rent, and the rent register, which I will focus on today. 

 

Observations 

Transparency in rent se�ng 

5. Threshold strongly supports the principle of enhanced transparency in rent-

setting obligations.  

 

6. Requiring landlords to provide detailed information on how rent is determined, 

and to share this with both tenants and the RTB, is a positive step. It will help 

ensure compliance and give tenants greater clarity.  

 

7. However, the success of these measures depends on robust enforcement and 

adequate resourcing for the RTB. Without these, these obligations risk becoming 

aspirational rather than operational. 
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Market Rent Reset 

8. Our greatest concerns lies with the proposal to allow market rent re-sets 

between tenancies.   

 

9. While the changes would introduce national rent control and link increases to 

CPI, the proposal to allow landlords to reset rents to market levels at certain 

points between tenancies could undermine affordability and security of tenure.  
 

10. In practice, this mechanism risks creating steep rent hikes, incentivising 

constructive evictions; pricing families and vulnerable renters out of their 

homes. 

 

11. We have seen from previous Housing Agency research1 that such resets, if not 

carefully managed, could lead to very high rent increases. Yet, we are not aware 

of any modelling or forecasting having been carried out to assess the impact of 

this proposal. Without safeguards, this measure could undo much of the 

progress intended in the General Scheme. 

 

12. For this reason, Threshold proposes the inclusion of a rent brake mechanism 

that could be used to moderate rent increases if they are increasing at a rapid 

rate or to prevent against large sudden increases. This would be in keeping with 

all stakeholders’ desire for policy certainty.  

 

Tenancy Terminations 

13. The proposed curtailment of no-fault evictions represents the most substantial 

enhancement of tenant security in the history of the State. Limiting arbitrary 

terminations will allow renters to plan their lives with greater confidence, 
reducing the constant threat of losing their home. 

 

14. Head 10 would provide for small landlords to end a tenancy due to genuine 

hardship. While we recognise the need for balance, Ireland currently lacks a 

statutory definition of “at risk of homelessness”. Without this, hardship 

provisions risk being applied inconsistently. 

 

15. Head 11 would restrict large landlords or companies from issuing notices except 

for breach of tenancy obligations. This is a landmark reform that prioritises 

tenant stability over portfolio flexibility, and we strongly support it.  

 
1 The Housing Agency. “Review of Rent Pressure Zones and Considera�on of Poten�al Policy Op�ons for Rent  
Controls in the Private Rented Sector.,” Dublin, 17th June 2025 
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16. The retention of unsuitability as a grounds for termination is concerning, as a 

property is generally deemed unsuitable if there are more people than bed 

spaces. This provision is problematic given there is no definition of over-

crowding in the legislation.  

 

 

17. Taken together, these measures have the potential to transform the rental 

landscape from one of short-term uncertainty to longer-term stability. 

Rent Register 

18. Threshold has long campaigned for a publicly available rent register, and we 

welcomed the Government’s commitment to the establishment of a register. It 

is, however, difficult at present to see how this proposed rent register will differ 
from the data that is currently published in the RTB Quarterly Rent Index.  

 

19. In addition, the proposed use of Eircode routing keys is problematic. These cover 

large and diverse areas, masking significant differences between 
neighbourhoods. We have included a map of these in our submission. We 

recommend using more granular tools, such as Pobal HP Deprivation Indices, 

which better reflect real market conditions and support housing policy 
objectives like affordability and social equity. 

Slip rule 

20. Finally, Threshold is deeply concerned about proposals to expand the use of the 

“slip rule” to allow defective statutory declarations to be remedied after the fact. 

Statutory declarations are not mere formalities; they are critical legal 

instruments that underpin the validity of Notices of Termination. 

 

21. Notices that end tenancies and result in people having to leave their homes must 

be correct from the outset. Allowing errors to be cured later undermines the 

integrity of the process. The law should reinforce, not relax, these standards. 

Conclusion  

22. Threshold supports many of the overarching goals of this Bill, but we urge for 

critical issues of the legislation to be addressed. Some of which we have 

outlined today and others in our submission document.  

 

23. Market rent resets, if left unchecked, will undermine affordability and security of 
tenure. The definition of market rent must be tightened, and the rent register 
must provide meaningful, precise data, and procedural safeguards around 

termination notices must not be weakened. 
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24. We wish to thank the Committee for their time and their consideration of our 

submission. We look forward to your questions. 
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