
Opening Statement by Threshold to the Joint Oireachtas Committee on Housing, 28 June 2017 

I thank the Chair and members of the Committee for the invitation for us to attend today.  

Threshold is a national housing charity, with regional advice centres in Dublin, Cork and Galway, 

providing frontline advice and support services to people with housing problems across Ireland. 

Threshold’s advice services interface with a high proportion of the 320,000 households living in 

the private rented sector. Last year, our housing advisors took 38,844 actions in advising and 

assisting tenants experiencing housing problems, with almost 150,000 users accessing our website.  

We would like to raise the concern, expressed by others before this committee, that the 

proliferation of services such as Air BnB has the potential to have a negative effect on the supply of 

properties in the private rental sector. The current high rents experienced by many in the private 

rental sector are, in large part, due to lack of supply. Clearly anything which reduces that supply 

requires analysis and action. While we have no evidence to suggest that the increase in short term 

lets has led to a reduction in the supply of affordable private rented sector accommodation, rents 

have clearly increased in urban areas in the years that the likes of Air BnB have increased in their 

level of availability. The relationship between short-term lets and private rented supply therefore 

warrants close monitoring.  That said, the abject lack of social housing and private rent increases 

since 2014 are among the key drivers of the current crisis.  

Yesterday, 1,380 properties were advertised on www.daft.ie for Dublin City. Only 122 properties 

(less than 9%) were advertised at a rent of €1,250 per month or less. This amount is the maximum 

monthly rent limit for a family with two children on Rent Supplement or on a Housing Assistance 

Payment from Dublin City Council. 

It is clear that there are a number of different actors in the short term letting market. There are 

people who own or rent, and who list their property for a few weekends a year. There are people 

who list properties more regularly but retain the property as their primary residence and then there 

are people who list a property full time. Any attempt to regulate the market must take account of 

these different letting scenarios and motivations.  

We would suggest that the committee examine recent changes to the law in Amsterdam. The city 

council of the Dutch capital approved new private rental laws allowing residents to occasionally rent 

out their homes for up to two months per year under certain conditions, such as the payment of 

related taxes (including tourism taxes), as long as there were no complaints from neighbours.  

http://www.daft.ie/


We would also like to raise concerns about the legal position of tenants using services like Air BnB 

without their landlord’s knowledge or permission. It is common for a standard lease to contain a 

provision prohibiting commercial activity from taking place on the property. In some contexts it may 

not be unreasonable for a landlord to consider the renting of the property on Air BnB as commercial 

activity and therefore a breach of the lease. Ultimately it would be a decision for the RTB dispute 

resolution process, but we would caution tenants to reassure themselves of their legal position 

before listing their property on sites like Air BnB.  

Similarly the issue of insurance is a vexed one. Liability for accidents which take place in Air BnB 

properties is unclear. It seems likely that an insurer who had covered a landlord or tenant would not 

pay out if the premises were being used for commercial purposes. This clearly puts the insured party 

in a difficult position. From a landlord’s point-of-view the nightmare scenario is that she finds herself 

being sued by an Air BnB guest who had suffered damage on her property despite being unaware 

that her tenant was using the property in this way.   

To summarise, we have no evidence currently to suggest that the increase in short term lets has led 

to a reduced levels of rented properties; however this relationship requires more data and further 

monitoring. Short-term lets are not the cause of the housing crisis, but neither may they help the 

situation.  

 

 

 

 

 

 


