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I would like to thank the Joint Committee for the opportunity to speak to you today 

on the topic of short-term lettings and how they might be affecting Ireland’s 

housing and rental markets. Solving the acute shortage of homes in the country, 

particularly in Dublin and the other major cities, is one of the most pressing tasks 

for the Government. 

In thinking about the proposed solutions, we must bear in mind their scale and 

how the benefits of each solution compare to the costs. At this stage in my 

contribution, I would like to make three main points: 

1. Regulatory and taxation issues are separate to supply/demand issues. 

2. Short-term lettings cater for an important chunk of tourist demand. 

3. The scale of short-term lettings is small relative to the scale of the problem. 

Regulation & Tax 

On the first point, regulatory and taxation issues, it is common to read of “horror 

stories” relating to short-term lettings, including issues relating to noise and 

unsocial hours. These are genuine bad experiences faced by permanent 

residents and should not be in any diminished. However, it is important to point 

out that these issues relate not to the impact of such lettings on the wider housing 

market, rather they relate to the regulation of the short-term lettings segment 

itself. 

For example, conversion of a permanent dwelling into full-time short-term letting 

accommodation may be in breach of the rules set by the appropriate 

Management Company or, as I understand occurred in Temple Bar in recent 

months, may even have been in breach of planning rules. Therefore, existing 

rules – both private and public – need to be enforced. This may have the side-

effect of reducing the supply of short-term lettings in the city (or country) but that 

is the cost (or benefit, depending on  your viewpoint) of having rules that are 

enforced. 

A somewhat related issue is the taxation of income from short-term lettings. My 

understanding is that Airbnb, probably the most popular short-term lettings 

platform in the country, already shares information regularly with the Revenue 



Commissioners, in order to ensure that its clients are tax compliant. A higher tax 

burden on short-term lettings would be expected to reduce the supply of short-

term lettings, while a lower burden would be expected to have the opposite 

effect. Again, neither the design of the taxation system nor its general principles 

should necessarily be done to achieve specific objectives around shifting supply 

or demand in a particular market or the reallocation of real estate from segment 

to another – but again this may be its effect. 

Tourist Demand 

The second point I would like to make is broader: when considering the link 

between short-term lettings and the wider housing market, it is important to 

remember that tourist demand has huge wider economic effects and in this 

regard, the short-term lettings market caters to a distinct market that otherwise 

would not be served. 

This latter distinction has become somewhat blurred in recent years as the 

country (and Dublin in particular) has seen a sharp shortage in hotel 

accommodation emerge. This is being rectified, with over 7,000 new beds being 

added in Dublin, an increase of almost 40% on the existing stock. 

Nonetheless, short-term lettings cater for segments that typically fall outside of 

normal hotel customers, including those with lower incomes and those with 

longer stays. It is important that such visitors to Ireland are not discriminated 

against by regulations that, by restricting the supply of short-term lettings, price 

them out of finding accommodation as tourists in Ireland. 

Scale of Challenge 

The final, and perhaps the most important, point that I would like to make is about 

the relative scale of the short-term lettings segment and of the shortage of 

accommodation in the country. As a committee, you are likely to hear from 

Airbnb later about the number of dwellings in Ireland that use their service. 

There have been a number of estimates circulated about the number of dwellings 

that are “full-time” short lettings in Dublin, but I have yet to see a number much 

larger than 3,000 and a recent search online suggests that it is lower than this. 

To put this in perspective, where there are fewer than 4,500 listings in Dublin 

over the course of a month, rents in Dublin rise. Even if it were somehow possible 

to commandeer all properties currently in the short-term letting segment in the 

capital and direct them into the private rental sector, this would only be enough 

to between 2 and 3 weeks of demand. 

In contrast, the vacancy rate for properties in Dublin City Council is roughly 9%, 

a fraction that excludes the substantial number of empty or under-utilised “over-

the-shop” spaces across the city. In a healthy market, the vacancy rate would be 



roughly half what it is currently. This means that there are between 15,000 and 

20,000 unnecessarily vacant homes in Dublin. Taking the measures needed to 

tackle this challenge – in particular by establishing comprehensive registers of 

who owns what and who lives where – is likely to be a far more fruitful course of 

action for policymakers than taking measures specifically against short-term 

lettings, other than clarifying the regulations such lettings are subject to. 

For context, the annual demand nationally for accommodation of all types – 

factoring in obsolescence, declining household size, the natural increase in the 

population and likely net migration – is at least 40,000 dwellings per year and 

realistically closer to 50,000. In Dublin, the likely annual demand is between 

15,000 and 20,000. Therefore, while even drastic measures relating to short-term 

lettings are likely to have a minimal impact on the rental sector, comprehensive 

action on vacancy could create breathing space of roughly one year. This would 

ideally be used by policymakers to address the underlying issues behind the 

lack of construction of both market and non-market housing, in particular the high 

cost of construction, weak social housing systems and a dysfunctional land 

market. 

I look forward to the wider discussion and thank the Committee again for the 

opportunity to speak. 

 

 


