
Threshold Annual Report 2008 1 

Annual 
Report 
2008

Threshold 1978-2008
30 Years Working For 
Justice In Housing



2 Threshold Annual Report 2008 

Threshold is a national not-for-profit 
organisation established in 1978. We 
help people who are living in vulnerable 
housing situations and we campaign 
for a better housing system. Our vision 
is that everyone in Ireland should have 
access to an affordable, secure and 
suitable home. Over the past 30 years, 
Threshold has helped many thousands 
of people move from inadequate housing 
and homelessness to become successful 
members of sustainable communities.

We provide answers to all kinds of 
housing questions and problems through 
our advice centres in Dublin, Cork and 
Galway. We help people living in private 
rented accommodation, social housing 
and people who are homeless. Some of 
the poorest people in Ireland today live 
in rented housing and we provide advice 
and advocacy services to them as well 
as assistance in accessing other housing 
options. Homeowners and landlords who 
are experiencing problems also consult 
our advice centres. We also receive a 
high volume of referrals from state and 
voluntary agencies in recognition of our 
expertise in the area of housing. 

Our advisers let people know their 
rights, explain their housing options 
and help them resolve problems in their 
accommodation. Advisers can also help 
clients negotiate with councils, landlords 
and lenders. We recognise that one 
problem can lead to another, and our 
advisers help people to access other 
supports, including welfare, health, 
mental health, addiction, literacy and 
community services. Threshold also 
offers specialist support services to 
particularly vulnerable groups, including 
homeless people, older people and 
migrant communities. 

Threshold’s Access Housing Unit in 
Dublin helps people who are homeless 

to move out of homeless accommodation 
and into longer-term housing. We do this 
by working with landlords and linking 
them with suitable tenants. Our regional 
placement service in Cork and Galway 
also help vulnerable people to find and 
secure suitable housing. We provide 
practical support to ensure that people 
who have recently moved are managing 
in their new home and settling in their 
community. This aspect of our work is 
growing and is now delivered through all 
of our regional centres. 

Threshold has identified a particular 
need to help older people in vulnerable 
housing situations. Our Older Persons 
Project provides specialist housing-
related help and advice to older people 
in Galway. We also visit people who 
are restricted to their homes and work 
closely with carer organisations and 
retirement groups. Threshold’s service 
is designed to improve housing choices 
for older people and enable them to live 
as independently as possible in their own 
homes.

The private rented sector is the main 
source of accommodation for poor 
people seeking housing in Ireland 
today. Over one in ten people now 
live in the private rented sector. In 
particular this is so for migrants living 
in Ireland. Threshold provides valuable 
information about the rules of renting 
to assist newcomers to Ireland. Our 
‘Guide to Renting’ is available in 12 
foreign languages. We also provide a 
dedicated outreach service for the Polish 
community and for people from Central 
and Eastern European countries living in 
Ireland. 

Threshold also creates new housing 
models. The Gilabbey Court Housing 
Project in Cork city, established in 1985, 
helps couples and families with limited 

Threshold – What We Do
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financial means to save towards buying 
a new home.  Many others will benefit 
in the future as the scheme will change 
to provide longer-term accommodation 
under the Rental Accommodation 
Scheme.

Threshold’s advice centres run education 
programmes in secondary schools and 
third-level colleges, with an emphasis 
on students in disadvantaged areas. 
We offer information and training to 
community groups, while at the same 
time informing landlords and other 
housing providers on the provisions of 
housing legislation. 

Threshold seeks to influence housing 
policy in Ireland and provide an 
independent voice on housing issues.  
We contributed significantly to the 
introduction of the Residential Tenancies 
Act 2004, which provides increased 
protections for tenants and landlords in 
the private rented sector. Recognising 
that many people in Ireland live in poor 
housing we also work to improve the 
standards of housing in which vulnerable 
people live.

In carrying out research through our 
Housing Research Unit, and presenting 
our findings at local and national levels, 
Threshold seeks to identify workable 
solutions to housing problems.  Our 
report ‘Opportunity Knocks: Institutional 
Investment in the Private Rented Sector 
in Ireland’, supported by the Irish 
Banking Federation, looked at ways of 
encouraging Irish financial institutions 
to directly invest in the private rented 
property market, especially at the end 
of the market providing for households 
on modest or low incomes. Reports 
under completion in 2008 included 
an examination of the availability of 
affordable accommodation for single 
person households and the housing 

difficulties faced by migrant communities 
in Dublin. We also commenced a 
groundbreaking study that will measure 
the impact of housing advice on 
preventing homelessness. 

We work with other agencies to make 
the case for housing reform and to 
promote best practice. Threshold is 
engaged in a joint lobbying campaign 
to end homelessness in Ireland, called 
the MakeRoom campaign, with Focus 
Ireland, the Simon Communities of 
Ireland and the Society of St. Vincent de 
Paul. We participate in Homeless Fora 
and the Community Platform, sit on the 
Private Residential Tenancies Board and 
work in close co-operation with Citizens 
Information Services. We are members 
of the European Anti-Poverty Network, 
which campaigns at European level 
to end poverty and social exclusion. 
We chair the Private Rented Markets 
Working Group of the European 
Network for Housing Research. We work 
closely with FÁS and employ people 
on Community Employment and Job 
Initiative schemes.
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Chairperson’s statement

After 30 years of campaigning for 
housing rights in Ireland we now 
face a period of unprecedented 
housing need. Threshold will work 
to ensure that the current crisis in 
our economy does not create more 
poverty for our clients but rather 
becomes an opportunity to meet 
their needs. 
 
Since its foundation 30 years ago, 
Threshold has worked tirelessly for those 
who are vulnerable, who do not have a 
home or who find that home threatened 
often as a result of poverty. We have 
campaigned for recognition of the 
important role of housing in our society. 
The right to a home – and not simply 
shelter – is a fundamental right. In the 
words of Threshold’s founder Fr. Donal 
O’Mahony:
 
“A home is more than having a roof 
over your head, a person may have 
an address and a door key but if they 
are living in overcrowded conditions, 
without basic facilities in unsanitary 
conditions, if they are cold because 
they cannot heat themselves, if they 
face eviction, if they are poor and can’t 
reasonably afford rent then it is only 
right to call that person homeless.” 

Threshold’s mission began in the private 
rented sector because that was where 
the most vulnerable lived 30 years ago, 
plagued by discrimination, arbitrary 
evictions, unrestricted demands for rent 
increases, harassment of tenants, failure 
to carry out repairs and poor 
living conditions. 

The poorest people in Ireland still live 
in the rented sector; indeed today 
rent supplement in private renting has 
replaced council housing as the main way 
to meet the housing needs of the poor. 
Threshold’s work is today concentrated 

in the private rented sector because 
that is where the people who most need 
our help still live. Many of Threshold’s 
clients would like to be home owners or 
council tenants. Threshold works not just 
to improve standards for those who rent 
but to ensure that all of our clients have 
access to the home they deserve.

Much has changed in the last 30 years. 
There has been significant and positive 
legislative change through the Residential 
Tenancies Act 2004, increased social 
housing build in the last number of 
years, improved options for less well 
off people to access home ownership 
and the introduction of improved 
minimum standards legislation which will 
contribute greatly to the quality of rented 
housing in Ireland. Perhaps one of the 
most important changes is significantly 
improved guidelines for apartment 
building, which will ultimately mean 
that some of the most vulnerable people 
in Irish society will not be living in the 
tenements of the future. 

However we now face a watershed, 
our economy is in crisis, the fears of a 
slow down have been realised and the 
construction sector faces perhaps its 
greatest challenge in the history of the 
state. At the same time we are facing 
unprecedented need, we have over 
56,000 households on the housing 
waiting list many of whom are living 
in poverty. Moreover we have 91,000 
households receiving rent supplement 
and countless more that are the working 
poor whose incomes have been severely 
reduced by the economic downturn and 
who increasingly cannot afford to rent. 
It is cold comfort to these people to 
hear that we have over 200,000 vacant 
properties in the state many of which 
will end up as part of the National Asset 
Management Agency. We must address 
this housing deficit and this can only be 

Aideen Hayden,
Chairperson   
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achieved through determination and 
innovative responses. Reliance on Part 
V of the Planning and Development 
Act, which in the past ensured that a 
proportion of all housing build went 
to social and affordable housing, will 
achieve nothing when no housing is 
being built. It is the ultimate irony that 
when people most need housing the 
construction sector is least able to 
provide it. 

Local authorities must again play a more 
direct role in meeting housing need. They 
must not simply act as enablers, matching 
market with need through mechanisms 
like Part V, but must direct and control 
the solutions to our housing problems. 
Indeed we must go further and the time 
has come to establish a national housing 
agency to secure land, build housing 
and integrate homelessness policy with 
all other housing strategies. Threshold 
will work to ensure that the current crisis 
in our economy does not create more 
poverty but presents an opportunity 
for our clients. An opportunity to break 
down the barriers faced by the most 
marginalised in accessing a home of their 
own. An opportunity to change priorities 
away from a housing system which built 
too much housing for the few, who didn’t 
need homes but investment properties 
never to be lived in. An opportunity for 
this society to build homes for the people 
who need them, in places where they 
want to live and at prices they can afford. 

As can be seen from the pages of this 
report Threshold was there for over 
20,000 people who needed our services 
in 2008. It is clear that, for many people 
who come to us, we make the difference 
between keeping and losing a home. 
Our intervention for people at risk of 
homelessness is successful in over 90% of 
cases and we are proud of the difference 
we make. We in Threshold believe 

that there is always something that can 
be done, no matter how difficult the 
circumstances. If you are in need or know 
someone who is in need of help or advice 
or indeed a friendly and professional ear 
remember that we are there.

I would like to thank Threshold’s Board 
and staff, including our many volunteers 
who give of their time freely. It has 
been a difficult year for us as a frontline 
service and our continued success in 
helping people would not be possible but 
for the commitment of everyone in the 
organisation. I would also like to thank 
our many funders and donors without 
whom our service would not be possible.

Aideen Hayden,
Chairperson 
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Director’s statement

At a time when the country is facing 
the greatest economic recession in its 
history, Threshold is a frontline service 
provider that helps people with housing 
problems when they need us most. Last 
year, Threshold’s advice centres in Cork, 
Dublin, Galway and Limerick dealt with 
20,136 questions and problems from 
people all over Ireland. Our advisors 
see people when they are at the most 
vulnerable, when they have nowhere 
to stay for the night, when they can’t 
get back a €1,000 deposit from their 
landlord, when they have used up all 
their savings and credit and are falling 
into arrears. It is our intervention that 
helps them to overcome these problems.

Our services are particularly focused 
on vulnerable people, who without 
our help would face the prospect 
of homelessness. Our advisors let 
people know what their rights and 
responsibilities are, explain their 
housing options and help them resolve 
problems in their accommodation. We 
help clients negotiate with councils, 
landlords and lenders. 

We recognise that one problem can lead 
to another, and our advisors help people 
to link with other supports, including 
welfare, health, mental health, addiction, 
literacy and community services. 
Threshold also offers specialist support 
services to particularly vulnerable 
groups, including homeless people, 
older people and migrant communities. 

We prevent homelessness by intervening 
at critical stages and helping people 
to take the right action. Threshold’s 
involvement is often enough to cause a 
change of heart in a difficult situation.

We help people to keep their current 
home. Affordability problems including 
arrears and loss of income threaten 

people’s tenancies. Early intervention 
is the key. We help people face up to 
the problem of arrears and to negotiate 
repayments. If they’ve lost their job, we 
get them the help they are entitled to. 
When people are being asked to leave 
their accommodation, we negotiate with 
their landlord so they can remain in 
their home or have enough time to find a 
new place. We also support people who 
are being forced out or evicted from 
their home. 

We help people when they are leaving 
their accommodation. People who have 
a legal agreement with their landlord 
cannot just terminate their tenancy and 
we advise them on the best course of 
action. We tell people how to give proper 
notice. We help many people to get 
back their deposit if it has been withheld 
unfairly. This was the single biggest issue 
faced by tenants in 2008, as the number 
of queries to Threshold more than 
doubled from 1,603 in 2007 to 
3,688 in 2008. 

We help people to find a place to live. 
In city centres and other areas where 
cheap accommodation is scarce, people 
on a budget, vulnerable people and older 
people seek our help with house hunting. 
In 2008, we dealt with almost 2,000 
queries from people who needed our 
help in this way. We help people in crisis 
and people who are homeless to find a 
bed for the night and then we work to 
find them a longer-term home.  We help 
people who want to buy their own place 
to access one of the government’s home 
ownership schemes. 

Despite tough times, we continued to 
develop our services in 2008, expanding 
our work to provide housing services. 
We now provide property management 
and tenancy sustainment services, in 
partnership with Cork City Council, 

Bob Jordan,

Director
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for people housed under the Rental 
Accommodation Scheme in Cork city. We 
are also providing tenancy sustainment 
services in conjunction with Galway City 
Council. We are delivering one of three 
pilot RAS projects for homeless people 
through our Access Housing Unit in 
Dublin. This has enabled us to provide 
more housing solutions to our clients. 

It is disappointing that we were 
compelled to close our Limerick advice 
centre in 2008. Lack of funding meant we 
were unable to keep our doors open to 
the public. Our Limerick advice 
centre helped thousands of clients in 
Limerick and the surrounding counties. 
We thank all those who assisted us and 
pledge that we will make every effort to 
re-open this much needed service at the 
earliest opportunity.      

I would like to thank Threshold’s Board of 
Directors and staff for their commitment 
and dedication over the past year. I thank 
all our funders and donors for their belief 
in our work. Without such generous 
support, it would not have been 
possible to make the difference that we 
did in 2008. 

Bob Jordan,
Director



Threshold Annual Report 2008 9 

Threshold’s frontline information, 
advice and advocacy services in Dublin, 
Cork, Galway and Limerick dealt with 
20,136 queries in 2008. In addition, an 
average of over 10,000 visitors sought 
information from the Threshold website 
every month. While our services were 
mainly accessed by people living in the 
private rented sector, significant 
numbers of our clients were people 
living in social housing and people who 
experienced homelessness. 

The majority of Threshold’s clients (86%) 
were living in the private rented sector. 
According to the most recent official 
figures, the private rented sector in 
Ireland is home to 374,000 tenants who 
live in 217,000 tenancies. This means 
that Threshold provides assistance to up 
to 10% of tenancies on an annual basis. 
This includes tenants in receipt of rent 
supplement and the growing number of 
people who live in homes provided under 
the Rental Accommodation Scheme 
(RAS). We also help decontrolled tenants 
and successor tenants in their dealings 
with landlords or with the Rent Tribunal. 

While the majority of Threshold’s clients 
were in employment (58%), most were 
working in low paid jobs, for example, 
shop assistants, hotel and restaurant 
staff, and cleaning workers.  The 
‘working poor’ are particularly vulnerable 
because they do not qualify for rent 
supplement and therefore get no help 
from the state with their housing costs. 
CSO figures (2007) show that tenants 
who rent properties at the lower end 
of the market are significantly more at 
risk of poverty, 42% of private renters 
compared with 11% of home owners. 

Over a third of Threshold’s clients (34%) 
in 2008 were dependent on a social 
welfare payment or pension as their main 
source of income. This was consistent 

with figures from the Department of 
Social and Family Affairs which showed 
that 84,000 tenants, or approximately 
40% of all private rented tenancies, 
were reliant on rent supplement to pay 
the rent in 2008. Tenants in receipt 
of rent supplement are relegated to 
a sub-market of the private rented 
market because many landlords refuse 
to accept social welfare tenants. Almost 
a quarter (24%) of Threshold’s clients 
who were dependent on social welfare 
sought our help with finding affordable 
accommodation. A further 10% 
needed our help to secure rent 
supplement payments.

Clients By Source Of Income

The proportion of Threshold’s clients 
living in apartments continues to grow, 
from 32% in 2007 to 37% in 2008. This 
switch has come about because much 
of the new-build over the past decade 
has been apartments.  In 2008, 82% of 
residential properties built in Dublin 
and 25% of completions nationally were 
apartments. Threshold helps tenants 
with issues that are unique to living in 
multi-unit developments, for example, 
problems arising in common areas or 
difficulties with management companies 
and service charges.

The 2006 census showed that up to 80% 

Our clients are among 
the most vulnerable 
people in Ireland
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of non-Irish nationals live in the private 
rented sector. This is also reflected 
in Threshold’s work. In 2008, 31% of 
our clients were born outside Ireland 
and over a quarter (26%) did not have 
English as a first language. Most have 
no experience of renting in Ireland and 
are often on tight budgets. We helped 
tenants from over a hundred countries 
and most queries were received from 
people from Poland, UK, Nigeria, 
France and Italy. 

Number Of Queries From 
Non-Irish Nationals
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The main problems experienced by 
Threshold’s clients are outlined in the 
chart above and compared with our 
2007 statistics. In each of these cases, 
Threshold made a direct intervention on 
behalf of the client. 

Failure To Return Rent 
Deposits Remains The 
Biggest Problem

The most significant problem 
experienced by tenants in 2008 was the 
non-return of rent deposits. The number 
of deposit queries received by Threshold 
more than doubled last year, from 1,603 
in 2007 to 3,688 in 2008. 

Threshold’s experience is that the 
economic downturn has generated more 
deposit disputes between landlords 

and tenants. A culture has existed in 
the private rented sector where some 
landlords routinely refuse to return 
deposits. This is exacerbated in the 
current climate because many landlords 
are themselves struggling and cannot 
afford to repay deposits. Unfortunately 
the failure to return a deposit unjustly 
can place a vulnerable person at risk of 
homelessness or at the very least make it 
difficult to secure another home. Many 
tenants on low incomes save in order to 
pay deposits and can ill-afford to lose 
such substantial sums.  Landlords are also 
more willing to claim breaches by tenants 
as a reason to withhold deposits in the 
current climate. 

Half of all deposit disputes between 
landlords and tenants related to the 
condition of the property at the end of 

Main problems affecting 
Threshold’s clients
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the tenancy. Landlords can withhold 
deposit money only if the property has 
been damaged beyond normal wear and 
tear. A quarter (25%) of disputes related 
to the termination of lease agreements 
by tenants. Other disputes related to the 
notice given by tenants and outstanding 
rent and utility bills. 

Threshold intervenes by informing 
both landlords and tenants of the valid 
grounds a deposit can be retained and 
the necessary evidence both parties 
require. This often forms the basis of a 
negotiated outcome. We resolve 84% of 
disputes in this way, without the need 
to take further action. Almost half (48%) 
of deposit queries in 2008 were from 
non-Irish nationals. 

Illegal Evictions

The most serious threat to a tenant’s 
security in their home is illegal eviction. 
This occurs when a tenant is forced 
out of their home through physical 
intimidation or the locks being changed. 
In 2008, we dealt with an increased 
number of completed illegal evictions, 
196 in 2008 compared with 141 in 2007. 
We prevented a further 813 threatened 
evictions. Threshold’s Illegal Eviction 
Unit, established in 2007, helps tenants 
faced with the threat of eviction and also 
operates out-of-hours as many evictions 
occur in the evening or weekends. 

What issues led to tenants being illegally 
evicted ? In two-thirds (66%) of cases 
there was a breakdown in the relationship 
between landlord and tenant. The 
majority involved tenants who did not 
breach their obligations. For example, 
tenants who asked their landlord to 
carry out repairs or provide their PPSN. 
Some landlords sought to immediately 
recover the property to sell or to re-let. 
A small number involved anti-social 

behaviour, for example, a house party. 

Rent arrears featured in just over a 
third (34%) of illegal eviction cases. 
Unfortunately in many such cases the 
landlord did not use legal means to 
reclaim the property. Threshold advisors 
have noted that a feature of the current 
downturn is that tenants with relatively 
small arrears are being forced from their 
home. Of the cases of illegal eviction 
involving rent arrears, 36 tenants owed 
a months rent or less, while 13 tenants 
owed more than a month’s rent. The 
lowest level of arrears was €50 and the 
highest €4,500. In a minority of cases, 
the landlord’s perception that the tenant 
may be unable to pay rent in the future 
was enough to trigger an illegal eviction, 
for example, where the tenant seeks a 
rent reduction or where the tenant has an 
extended stay in hospital. 

Invalid Notice

Tenants approach Threshold for help 
to ensure that they receive the period 
of notice they are entitled to under law. 
This gives them enough time to find 
alternative accommodation. Parents, for 
example, might need time to find new 
schools for children. Tenants are entitled 
to increasing periods of notice depending 
on how long they have lived in a rented 
home. A tenant of a property of over 
4 years, for example, is entitled to 112 
days notice. We also ensure that tenants 
receive a notice which is in writing and 
is in accordance with the Residential 
Tenancies Act.
 
After a period of 6 months, a landlord 
can only issue notice to a tenant to 
leave for certain reasons provided in 
law. Threshold ensures that the reasons 
given by landlords are valid. If the tenant 
doubts that the reason given by the 
landlord is valid, we help the tenant to 



challenge the notice. In our experience, 
there is a lack of knowledge among many 
landlords, agents and their legal repre-
sentatives of the notice requirements of 
the Residential Tenancies Act.

Substandard 
Accommodation

Threshold plays an important role in 
providing support to tenants living in 
substandard accommodation. A total of 
980 people living in poor or substandard 
accommodation sought Threshold’s help 
with improvements and repairs in 2008. 
Threshold welcomes early indications 
that standards of accommodation are 
improving but believes that the number 
of such cases is still far too high. The 
most common problems related to 
dampness and heating systems that 
were ineffective, faulty or could not be 
controlled by the tenant. Other issues 
included a lack of hot and cold running 
water and vermin infestation.

Seeking Housing

Almost 2,000 people sought Threshold’s 
help to find accommodation in 2008. 
The main difficulty experienced by 
clients was the challenge of finding 
affordable accommodation. The fall in 
rents nationally helped alleviate the worst 
of the crisis faced by some clients in 2008 
but many others struggled because their 
access to extra income through overtime 
hours and part-time work was severely 
curtailed. Therefore no matter how much 
rents decreased, for some of those worst 
affected by the recession they simply 
did not fall far enough. This problem 
was particularly acute for those who are 
loosely defined as the ‘working poor’ 
because they get no assistance with 
rent at all.

Many clients who sought our help 

did so because they struggled to find 
accommodation within the rent limits 
allowed under the rent supplement 
scheme. This difficulty is particularly 
acute for single people and lone parents 
with one child. This group compete with 
others on low incomes at the lower end 
of the market particularly for bed- sit 
style accommodation where the limits are 
too low to secure good quality property. 

Accommodation Solutions

Threshold’s advice offices help people 
in vulnerable situations to find housing. 
Our offices in Cork and Galway offer 
placement services to people who need 
our help to find housing. We provide 
daily lists of properties for let and contact 
landlords. We also help people to apply 
for rent supplement support. 

Threshold’s Access Housing Unit 
(AHU) in Dublin is a project run in 
conjunction with the Homeless Agency 
that specifically helps people who are 
homeless or in danger of homelessness 
to find housing and ensures that both 
landlords and tenants are facilitated in 
sustaining a tenancy.

 

Threshold Annual Report 2008 13 



14 Threshold Annual Report 2008 

Deposit Protection Scheme

Threshold believes that a deposit 
protection scheme would greatly 
improve the operation of the private 
rented sector in Ireland. Threshold 
made submissions in 2008 to both 
the Department of the Environment, 
Heritage and Local Government and to 
the Private Residential Tenancies Board 
on the possible introduction of a Deposit 
Protection Scheme. 

Such a scheme would ensure that 
tenant’s deposits are held by an 
independent body and not by individual 
landlords or their agents. It would 
protect both landlords and tenants 
and provide greater security for the 
significant amount of monies paid over 
in deposits by both individual tenants 
and for the state who pay deposits for 
rent supplement tenants. Interest earned 
could be used to finance both the service 
and dispute resolution generally on 
landlord and tenant issues. 

Threshold welcomes the recent 
commitment by the Minister for Housing 
to examine such a proposal within the 
context of a review of the Residential 
Tenancies Act 2004. 

Reform Of Rent 
Supplement

The economic downturn and job losses 
led to considerable increases in the 
numbers needing state help with their 
rent in 2008, from 60,000 in January to 
84,000 by year end. Figures for 2009 
are likely to exceed 100,000. Threshold 
made recommendations that would 
improve the scheme and the quality of 
life of tenants. 

We called for rent supplement to be 
paid in advance and not in arrears. 

Payment should also be made directly 
to the landlord. This would place rent 
supplement tenants on an equal footing 
with the rest of the private rented sector. 
Rent supplement is currently paid at the 
end of the month and a landlord may 
have to wait for up to six weeks before 
their first payment. Reforming the 
scheme would attract more landlords, 
leading to greater choice and better 
quality accommodation for tenants. 

Furthermore, the payment of rent 
supplement to landlords should be tied 
with compliance with the law, including 
registration with the PRTB, standards 
regulations and fire safety. As it stands, 
many landlords who benefit from the 
scheme do not comply with these 
regulations. This represents bad value 
for both tenants and the state.  

The Department of Social and Family 
Affairs has targeted rent supplement 
to make savings. Threshold urges 
the Department to reform how rent 
supplement is paid so that recipients can 
avail of the better quality housing now 
available in the rented market. 

Importance Of Housing 
Advice In Preventing 
Homelessness

Threshold also made submissions to 
the Department of the Environment, 
Heritage and Local Government and to 
the Homeless Agency, highlighting the 
important role played by independent 
housing advice in preventing 
homelessness and seeking the formal 
inclusion of advice services in the roll-
out of both the national homeless 
strategy and the revised homeless 
action plan for Dublin. 

Threshold’s campaign issues
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Positive developments in 
housing for 2008
A number of positive developments 
took place in 2008 for people in need of 
housing and those living in the private 
rented sector:

Housing (Miscellaneous 
Provisions) Bill, 2008
 
The Housing (Miscellaneous Provisions) 
Bill 2008 published in July 2008 is 
an important piece of legislation that 
provides a framework for the housing 
services provided by local authorities, 
including in tackling homelessness. It 
introduces changes to the provision of 
social housing, including the housing 
needs assessment and allocation 
schemes for local authority housing. It 
provides a legislative basis for the Rental 
Accommodation Scheme and incremental 
purchase schemes. It also provides for 
local anti-social behaviour strategies. 

Threshold as a member of MakeRoom, 
a homeless campaigning alliance with 
Focus Ireland, the Simon Communities 
of Ireland and the Society of St Vincent 
de Paul, sought the inclusion of 
measures to tackle homelessness in the 
Bill. We welcome the amendments to 
the Bill introduced by the Minister for 
Housing and Local Services, including 
the new statutory requirements on 
local authorities to establish Homeless 
Consultative Fora in their administrative 
area and to produce Local Homeless 
Action Plans.

New minimum 
standards for rented 
accommodation

Threshold has highlighted the problem 
of substandard accommodation in 
the private rented sector over many 
years and we have called for improved 

standards to reflect modern living 
conditions. We therefore warmly 
welcome new standards for private 
rented accommodation introduced 
in the Housing (Standards for Rented 
Houses) Regulations 2008. We 
particularly welcome the phasing out 
of the traditional bedsit, with shared 
toilet and bathroom facilities, as this 
form of accommodation is unacceptable. 
We hope that the new regulations will 
give impetus to landlords and local 
authorities to address poor standard 
accommodation.

Threshold acknowledges the 
commitment of the Minister for Housing 
and Local Services, Michael Finneran 
T.D., and his Department in following 
through on the regulation of minimum 
standards. We also welcome the 
co-operation with local authorities and 
landlord bodies who participated in the 
design of the new standards.

Publication of the 
National Homeless 
Strategy ‘The Way Home’ 
and the Revised Homeless 
Action Plan for Dublin 
‘Pathway to Home’

The Way Home, a new strategy to 
address adult homelessness in Ireland, 
2008 to 2013, was published in August 
2008. The strategy has the key aims 
of eliminating long-term occupation 
of emergency homeless facilities, 
eliminating the need to sleep rough 
and preventing the occurrence of 
homelessness as far as possible. 

Pathway to Home is a new model 
developed by the Homeless Agency 
Partnership to deliver more effective 
homeless services and better access to 
housing to end long-term homelessness 
in Dublin. The Pathway to Home 
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model consists of prevention services, 
temporary accommodation services 
and housing with supports. Threshold 
welcomes the particular focus on the 
long-term provision of housing for people 
who are homeless. 

Establishment of National 
Property Services 
Regulatory Authority

Threshold welcomes the ongoing 
passage through the Houses of the 
Oireachtas of the Property Service 
(Regulation) Bill, which establishes the 
National Property Services Regulatory 
Authority (NPSRA).

The Bill proposes a new regulatory 
framework for letting agents. Many 
letting agents now act without a licence 
and outside the law. We welcome 
the preliminary work undertaken by 
the NPSRA in advance of its formal 
establishment.

Clarification of tenants’ 
liability for the tax owed 
by their overseas landlord

This was an issue highlighted in our last 
Annual Report and we welcome the 
commitments given to Threshold by the 
Department of Finance and the Revenue 
Commissioners that tenants will no 
longer be automatically penalised for the 
tax owed by their overseas landlord.

The Taxes Consolidation Act contains 
a safeguard provision to stop overseas 
landlords from evading their income 
tax liabilities. Under this provision, 
tenants are required to account for their 
landlord’s tax liability. Threshold brought 
to the Revenue Commissioners’ attention 
case studies of tenants, unaware of 
their liability or unaware of where their 
landlord resided, who were penalised 

inappropriately.

Threshold welcomes the commitment 
by Revenue and the Department that 
tenants should not be penalised for tax 
owed by their landlord.

Introduction of the 
‘Home Choice’ affordable 
housing initiatives

The Home Choice Loan scheme is a 
response to the needs of those first 
time-buyers who would ordinarily have 
obtained mortgage finance but cannot 
do so because of the credit crunch. The 
Government lends 92 per cent of the 
purchase price of a newly-built house to 
purchasers that fall within the qualifying 
limits. This initiative will help first-time 
buyers on modest incomes who wish to 
take advantage of lower house prices to 
get on the housing ladder. 
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of eliminating long-term occupation 
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eliminating the need to sleep rough 
and preventing the occurrence of 
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Positive developments 
in housing for 2008
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and housing with supports. Threshold 
welcomes the particular focus on the 
long-term provision of housing for people 
who are homeless. 

Establishment of National 
Property Services 
Regulatory Authority

Threshold welcomes the ongoing 
passage through the Houses of the 
Oireachtas of the Property Service 
(Regulation) Bill, which establishes the 
National Property Services Regulatory 
Authority (NPSRA).

The Bill proposes a new regulatory 
framework for letting agents. Many 
letting agents now act without a licence 
and outside the law. We welcome 
the preliminary work undertaken by 
the NPSRA in advance of its formal 
establishment.

Clarification of tenants’ 
liability for the tax owed 
by their overseas landlord

This was an issue highlighted in our last 
Annual Report and we welcome the 
commitments given to Threshold by the 
Department of Finance and the Revenue 
Commissioners that tenants will no 
longer be automatically penalised for the 
tax owed by their overseas landlord.

The Taxes Consolidation Act contains 
a safeguard provision to stop overseas 
landlords from evading their income 
tax liabilities. Under this provision, 
tenants are required to account for their 
landlord’s tax liability. Threshold brought 
to the Revenue Commissioners’ attention 
case studies of tenants, unaware of 
their liability or unaware of where their 
landlord resided, who were penalised 
inappropriately.

Threshold welcomes the commitment 
by Revenue and the Department that 
tenants should not be penalised for tax 
owed by their landlord.

Introduction of the 
‘Home Choice’ affordable 
housing initiatives

The Home Choice Loan scheme is a 
response to the needs of those first 
time-buyers who would ordinarily have 
obtained mortgage finance but cannot 
do so because of the credit crunch. The 
Government lends 92 per cent of the 
purchase price of a newly-built house to 
purchasers that fall within the qualifying 
limits. This initiative will help first-time 
buyers on modest incomes who wish to 
take advantage of lower house prices to 
get on the housing ladder. 
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Eduardo and 
Adriana’s Story

Eduardo and Adriana, a Brazilian couple 
studying in Dublin, felt they were 
being charged an excessive amount for 
electricity and a dispute arose when 
they requested copies of the bills. In the 
middle of December they arrived home 
to find the locks had been changed. 
They contacted the landlord’s agent 
who allowed them access to remove all 
their belongings. For the next two nights 
Eduardo and Adriana slept in their car 
whilst their belongings were left on 
the street. 

When they first came to Threshold’s 
Dublin advice centre, we contacted 
their landlord to have them reinstated. 
He would not agree to this, but we did 
secure the return of their rent deposit. 
We then supported Eduardo and 
Adriana to take further action through 
the PRTB where a resolution was found. 
They are now settled in alternative 
accommodation. 

Pat and Jacinta’s Story

Pat and Jacinta called in to our Cork 
Advice Centre in October seeking our 
assistance with the refund of a €950 
deposit. They had recently left their 
rented accommodation to move in with 
Pat’s parents after he had lost his job. 
The landlord’s agent had confirmed the 
property had been left in good order and 
promised he would refund the deposit 
once he received confirmation that all 
bills were paid.  They submitted the 
relevant receipts but were still awaiting 
the deposit.  

An advisor contacted the agent who 
informed her that they were awaiting 
confirmation of all bills paid.  We 
informed them that these had already 

been submitted but agreed to submit 
them again. Two weeks passed and Pat 
had still not received the €950.  

The advisor wrote to the manager of the 
agency giving a detailed account of the 
interaction to date and informing them 
that if the deposit was not refunded 
Threshold would take further action. 
Pat and Jacinta received full payment by 
cheque within days. 

Our advisor was able to help Pat and 
Jacinta look at the housing options open 
to them and explained that they could 
apply for rent supplement. Given their 
circumstances, living in a overcrowded 
small house with Pat’s parents, they 
were also advised to make a housing 
application to Cork City Council. 
Although it would take time, this would 
give them more security and perhaps an 
opportunity to own their own home in 
the long term.

Michael’s Story

Threshold’s Older Person’s worker in our 
Galway office first met Michael, aged 61 
in September 2008. Michael was at risk 
of becoming homeless as he had fallen 
into rent arrears. 

Michael could not afford to pay rent from 
his limited income. He had applied for 
rent supplement, but in order to qualify, 
he needed to have a housing assessment 
carried out by the local authority. This 
could take up to four months. Until this 
assessment was carried out, Michael 
had to pay his rent out of his social 
welfare payment. This was too difficult 
to manage and he fell into arrears. He 
also could not afford to pay for heating 
or cooking and had to wrap himself in a 
duvet to keep warm.

Threshold spoke to Michael’s landlord to 

Some of the people we helped
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outline the efforts Michael was taking to 
get rent supplement and the support we 
were giving him. We asked the landlord 
not to give him notice. When we outlined 
to the local authority the circumstances 
of this case, he was promptly assessed 
and awarded rent supplement in 
December 2008. He is now settled and 
living comfortably in his rented home. 

Sarah’s Story

Sarah was living in private rented 
accommodation and approached our 
Dublin office for help. The landlord 
sought to terminate the tenancy because 
of problems with the general upkeep of 
the property. Sarah was a young single 
parent struggling with three young 
children and no family support structure 
around her. Threshold successfully 
challenged the notice given by the 
landlord and we negotiated more time 
to deal with minor repair issues. At the 
end of 2008 Sarah was still living in the 
property and the relationship with her 
landlord is good. 

The Threshold advisor who helped Sarah 
felt that she was extremely vulnerable. 
Without Threshold’s support, she would 
have left the property even if she had 
nowhere else to go. The next step for 
Sarah is to seek to be included in the 
RAS programme which would give 
her more security and more suitable 
accommodation. Our advisors will 
continue to assist her.

Ronan’s story

Ronan is a 76 year old man living in the 
north side of Dublin City. He came to the 
Access Housing Unit in 2008 having lived 
with his wife and children in homeless 
services since the end of the 1980’s. 
This was as a result of losing his local 
authority home through the accumulation 

of arrears of €3,000 during a particularly 
bad period of his life. 

During these 20 years, Ronan’s wife 
passed away and his children were reared 
in emergency accommodation. Ronan 
lost his sense of independence having 
been moved on various occasions from 
one B&B to another resulting in a loss of 
security while all the while endeavouring 
to provide a safe and secure environment 
and carry on with ‘normal’ family life. 

Ronan is now settled in a high standard 
single accommodation.  He has a close 
relationship with his children who have 
all since married and set up their own 
homes. The Access Housing Unit found 
Ronan an extremely resilient individual. 
He has voiced on more than one occasion 
his inability to express the depth of his 
emotions and feelings on finally having 
his own home where he can now enjoy 
his collection of  ‘Big Band Sounds’ and 
his love of cooking.  It is a testament to 
Ronan that he has managed to remain 
positive and keep his sense of humour 
throughout what many people would 
have found an impossible situation. 
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Brendan’s story

Brendan was one of our Limerick clients 
who contacted Threshold in February 
2008. He left a tenancy the previous 
month having lived there for three years. 
€800 of his €1,100 deposit was 
retained. Despite attempts to find out 
why he was only told it was due to the 
state of the property.  Brendan was sure 
that he owed no rent and that no damage 
was caused. 

Threshold phoned the landlord’s agent 
to negotiate the return of the deposit 
but this was refused. A follow up letter 
however resulted in the deposit being 
returned within a day of receipt. 

Brendan felt that it was the reputation of 
Threshold that ensured he got back the 
rest of the money.
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Housing problems by region
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Breakdown of Main Advocacy Work 2008

Cork Dublin Galway Limerick Total

Deposit 
Retention

1,582 1,458 513 135 3,688

Housing 
options *

957 54 715 249 1,975

Given invalid 
notice

461 639 313 63 1,476

Illegal 
eviction

290 489 187 43 1,009

Standards 
and repairs

453 294 184 49 980

Tenancy 
termination

434 137 19 13 603

Landlord/
agent breach

196 154 29 44 423

Rent arrears 
**

195 117 81 4 397

Rent 
supplement/
mortgage 
interest **

117 20 196 30 363

Review of 
rent ** 133 69 46 4 252

Other 575 381 400 41 1,397

Notes: 

* Housing placement services in Dublin were 

delivered by the Access Housing Unit. In Cork, 

Galway and Limerick they were delivered by the 

local advice centres.

**  The affordability figure in the chart on page 9 

combines figures for rent arrears, rent supplement/

mortgage interest and review of rent shown here
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Size of the private rented 
sector in Dublin and the 
eastern region:
 

Overview

Threshold’s advice centre in Dublin dealt 
with 9,090 queries in 2008. There was 
an increased demand for our service 
particularly from vulnerable clients who 
required assistance to bring disputes 
to the Private Residential Tenancies 
Board. To help achieve this with limited 
resources two teams were established. 
The first team, the advice and advocacy 
team, provides initial advice and 
intervention to try to resolve problems 
as and when they arise. This stage is 
vital as a phone call from a Threshold 
adviser could help get back a deposit or 
prevent an illegal eviction. The second 
team focuses upon dealing with more 
serious cases requiring greater input and 
providing free representation for clients 
who refer their disputes to the Private 
Residential Tenancies Board. 

Advice and 
Advocacy Team

Threshold’s provides a unique and 
specialist service. The focus of the 
advice and advocacy team is to support 
clients to help resolve their tenancy 
problems themselves but where required 
Threshold can intervene and advocate 
on behalf of the client. Through our early 
interventions Threshold significantly 
helps resolve disputes saving the client 
additional worry, time, and costs that 
would be incurred if legal action was 
required. 

The value of Threshold’s interventions 
is most evident in the 1,128 advocacy 
cases where a tenant’s security of tenure 
is threatened either through a notice 
of termination being issued or being 
illegally threatened.  The query could be 
a phone call from a distressed tenant to 
an adviser late on a Friday because their 
landlord has demanded that they are out 
that evening as they are in rent arrears. 
It could mean arriving home to find that 
the locks have been changed and the 
belongings put out or being forcibly 
removed from the property.  

Illegal evictions are fraught situations 
but even at this late stage a call from 
a Threshold adviser can help prevent 
homelessness. It is the experience of our 
advisers that very often, landlords are not 
aware of the proper procedures to end a 
tenancy where there are rent arrears or 
anti social behavior. We alert them to the 
legal procedures available to them and 
point out the potential consequences if 
an illegal eviction is carried out. More 
often than not, this approach succeeds. 

PRTB Team
The PRTB team provided free assistance 
to 163 clients who referred their disputes 
to the Private Residential Tenancies 

Dublin and the Eastern Region

Leinster counties

Dublin 88,454
Kildare 7,869
Meath 4,291
Westmeath 4,078
Louth 3,671
Carlow 2,626
Kilkenny 2,471
Laois 1,891
Longford 1,879
Offaly 1,793
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Board in 2008. There are many reasons 
why clients turn to Threshold for 
assistance. 

Many of our clients do not have the skills 
needed to advocate on their own behalf. 
Just over 50% of our clients, for example, 
were not Irish. Involvement in a legal 
process is daunting adding additional 
pressure to an already stressful landlord 
and tenant relationship. In a survey of 
50 cases where Threshold represented 
clients in 2008, 66% of landlords 
were represented by an agent or legal 
representative. Most of Thresholds 
clients would not be able to engage 
legal services and without Thresholds 
help these clients would be severely 
disadvantaged. 

We represented tenants at 65 deposit 
PRTB hearings in 2008 while a further 
41 clients referred a dispute because 
they did not receive valid notice of 
termination. Threshold assisted 30 
tenants who had been illegally evicted 
from their home.  

Polish Service
 
The Office of the Minister for Integration 
provided Threshold with funding for an 
advice and advocacy service to mainly 
Polish nationals. Threshold was able 
to employ a person to deliver a service 
primarily to the Polish Community-the 
largest non English speaking community 
in Ireland. 

In addition to the advice and advocacy 
work workshops and seminars were 
attended, advice articles appeared in 
Polish media, training was provided 
and information in other languages was 
distributed. This service was hugely 
successful and it almost doubled the 
number of Polish clients who contacted 
us from 564 in 2007 to 1,048 in 2008. 
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Size of the private rented 
sector in Cork and the 
Southern Region :
 

During 2008, Cork Threshold dealt with 
5,393 housing queries. Cork Threshold 
represented tenants at 64 cases before 
the Private Residential Tenancies Board.

Main queries dealt with 
by Cork Threshold

With the recession hitting everyone 
towards the end of the year with job 
losses on the increase or working hours 
being cut, the loss of a deposit – normally 
one month’s rent – is a huge loss for 
vulnerable groups. We have seen a 
substantial increase in the incidence of 
landlords retaining deposits without valid 
reason. 

Many landlords and agents are unaware 
of the limited circumstances that deposits 
can be withheld.   On a regular basis 
advisers contact landlords or their agents 
and remind them of their obligations 
under the Residential Tenancies Act. 
Advisers regularly successfully negotiate 
the return of deposits for clients, 
allowing them to move on to alternative 
accommodation and to move forward in 
their lives.  

Threshold’s accommodation and 
placement service provides support to 

vulnerable people looking for housing. 
The majority are single people. Family 
accommodation is easier to find and 
families receive more help from state 
services and look to Threshold for help 
less frequently. They may have been 
issued with notice by their landlord, 
spent a few days in homeless services or 
recently left a state institution, such as a 
care home or prison. 

We help clients in a number of ways. If 
an invalid or non-effective notice has 
been served, we help them to challenge 
this. We assist clients to apply for social 
housing or for rent supplement. The 
reality is that single people are rarely 
allocated local authority housing, so the 
private rented sector is their only option. 
If they are homeless or have been getting 
rent supplement for 18 months or longer, 
they may also qualify for the Rental 
Accommodation Scheme (RAS). For 
people over the age of 65 years, we refer 
them to specialised housing services for 
older people (e.g. SHARE). 

We search for rented accommodation 
through local newspapers and we 
keep a list of landlords who accept rent 
supplement. We look at what the client 
can afford and their preferred location 
and we try to match their aspirations 
with the reality of the rented market. We 
believe however that some clients would 
benefit from additional support because 
they have experienced difficulties 
in more than one tenancy due to a 
combination of poor quality housing 
and limited life skills. We have sought 
additional resources to accompany 
vulnerable clients to viewings of 
properties and to be in a position to give 
them more tenancy support. This support 
is vital to people at risk of homelessness. 

Cork and the Southern Region 

Munster counties

Cork 25,149
Limerick 10,053
Kerry 5,571
Waterford 5,400
Tipperary 4,462
Clare 3,364
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Size of the private rented 
sector in Galway and the 
Western Region:
 

During 2008, Threshold in Galway dealt 
with 4,133 housing queries. Over half 
(51%) of our clients were in receipt of a 
social welfare payment or a grant as their 
main source of income, while the majority 
of the remainder could be classed as low 
earners. Our advocacy service covered 
the whole western region in 2008 and we 
represented tenants at PRTB hearings in 
Galway, Athlone, Castlebar and Carrick-
on-Shannon.

This is the first full year of our Older 
Persons Project. We worked with 356 
older clients, helping several of them 
leave inadequate or unsuitable housing 
and to access appropriate good quality 
housing suitable to their needs. Other 
issues which arose in the Older Persons 
Project included essential repairs, alarm 
systems and accessing free telephone 
and T.V. licence.  The Older Persons 
Worker also gave talks to retirement 
organisations and older persons 
organisations on housing options for 
older people.

Threshold in Galway provides 
considerable support to people 
around their housing options. We help 
people who are homeless or at risk 
of homelessness to look at the best 
housing options for them. The vast 
majority are not in contact with other 
homeless services, rather they come 
to us either just before or after they 
have lost their home, for example, due 
to marital separation or rent arrears. 
We can help them to access temporary 
accommodation (e.g. bed and breakfast) 
while we help them find longer-term 
housing. 

The most common options are private 
rented accommodation, local authority 
housing and the Rental Accommodation 
Scheme (RAS). We help clients to 
apply for local authority housing and 
to seek updates on their application. 
Our placement service helps people 
to find rented accommodation in the 
right location and at the right price. 
We discuss the client’s accommodation 
needs, contact landlords and arrange 
viewings. Where a client is older or 
vulnerable, we go along with them.  We 
also provide newspapers and a phone to 
people who would like to make their own 
calls. 

We also assist people with issues around 
affordability, including rent arrears, rent 
increases and welfare payments. We 
helps tenants in arrears by give them 
advice on making repayments and by 
negotiating with landlords to let them 
stay in their accommodation. We contact 
Community Welfare Officers where 
arrears are caused by delays in welfare 
payments. If they cannot afford their 
current accommodation, we help them 
find somewhere cheaper to live. 

Many people come to us to know about 
their entitlement to rent supplement. 

Galway and the Western Region

Galway and the 
western region

Galway 15,877
Sligo 4,283
Mayo 3,599
Donegal 2,703
Roscommon 1,713
Cavan 1,483
Leitrim 1,167
Monaghan 866
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Unlike bigger cities, where rules may 
vary from area to area, eligibility rules for 
rent supplement in Galway are clear and 
uniformly applied. This means that we 
can confidently tell people whether they 
will qualify or not. We can also apply the 
means test rules to accurately determine 
how much money they will receive. 

In September 2008, we commenced 
a Tenancy Sustainment Project in 
partnership with the Galway City 
Council and we are now providing 
Tenancy Sustainment to 25 families and 
individuals who had been experiencing 
housing difficulties.  This is a time limited 
support providing practical assistance in 
protecting the tenancies. 

We played an active role in policy 
formulation through the Galway City 
Community Forum and the Galway City 
Homeless Forum.  

We provided training to Citizen 
Information Centres in the region 
including Galway and Roscommon and 
provided training to voluntary housing 
providers. We also continued our good 
relationship with accommodation 
offices in third level colleges and 
provided them with training on a range 
of housing issues.
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In late 2008, we were unfortunately 
forced to close our Limerick advice 
centre due to a lack of funding. In its two 
years of operation, Threshold was able to 
make an important contribution to people 
with housing difficulties and queries in 
Limerick. From our office in Catherine 
Street, we helped one in every seven 
tenants in the city and county.

Limerick has particular housing issues. 
It has a considerable amount of bedsit 
accommodation in the city centre and 
we have encountered unlicensed letting 
agents who routinely retain the deposits 
of tenants. They are predominantly 
recipients of rent supplement or on low 
incomes.

Threshold hopes to secure funding 
to allow us re-establish a presence in 
Limerick. Until that time, we will continue 
to provide support to Limerick people 
through our other advice centres

Limerick
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Threshold’s Access Housing Unit (AHU), 
funded by the Homeless Agency, 
helps people who are homeless and 
at risk of homelessness to find longer 
term accommodation in the private 
rented sector in the Dublin city and 
county area.  We do not have a stock 
of accommodation available and source 
property on an as-needed basis through 
private landlords and accommodation 
providers.

Since its beginnings in 2003 our service 
has adapted to respond the changing 
needs of our clients.  Previously 
people could only access our services 
by being referred from emergency 
accommodation.  In 2008, we felt 
strongly that we needed to respond to 
people who were newly homeless and at 
risk of homelessness by allowing them 
to come to us directly.  This new service 
enables us to reduce and even eliminate 
the need for people to go emergency 
homeless accommodation. 

How the Access 
Housing Unit Works

The service works in two ways.  People 
who are homeless and at risk of 
homelessness can be referred by another 
organization who is working with them 
or they can approach us directly.  The 
AHU project team assess the person’s 
ability to live independently and cope 
with a tenancy in the community. The 
AHU then finds a private landlord with 
suitable accommodation, accompanies 
the person to a viewing, assists them in 
applying for rent supplement and informs 
them of their rights and responsibilities 
as a tenant. The AHU assists the tenant in 
setting up their new home and linking in 
with community based services through 
the provision of ‘tenancy sustainment’.

Role of Housing Advice

All Access Housing Unit staff are fully 
trained in the provision of housing 
advice and work in close co-operation 
with our housing advice services. We 
provide advice on housing options, 
rights and responsibilities for people 
who are homeless to ensure that they 
make informed decisions and sustainable 
choices in moving out of homelessness. 
Pre-tenancy training and tenancy 
sustainment are important in preventing 
poor decision making in relation to 
housing which may eventually lead to its 
loss.

We also help to prevent homelessness. 
Vulnerable people with little knowledge 
of their housing options or their rights, 
entitlements and responsibilities or who 
are in desperate need may get involved 
in housing situations which are not 
sustainable. Our housing advice helps 
prevent such situations occurring by 
ensuring that individuals are aware of 
the range of housing options which are 
available to them and by exploring the 
pros and cons of each one.

Tenancies Created

During 2008 the Access Housing Unit 
created 50 tenancies, for 29 single men, 
5 single women, 1 couple and 1 pair of 
siblings. 23 children were housed in 
these tenancies. Since 2003, we have 
created tenancies for a total of 447 
households. Given that a total of 2,144 
households were homeless in Dublin in 
2008, the AHU is playing a significant 
role in helping to end the problem of 
homelessness. 

Access Housing Unit
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Tenancies Created

Referrals to the Access 
Housing Unit

We welcome referrals from other 
agencies who feel that private rented 
accommodation is the most appropriate 
housing option for their client.  We 
arrange for an interview and assessment 
to progress the referral.

If a person is at risk or newly homeless 
and they are not currently linked with 
a service, they can refer themselves to 
us directly.  We assess their needs and 
if we are confident that private rented 
accommodation is the best housing 
option, we find them accommodation and 
we provide them with ongoing support.

Tenancy Sustainment 
Service

We provide a Tenancy Sustainment 
Service to help people make an effective 
transition to their new home and maintain 
the tenancy independently in the long 
term. We provide a range of practical 
assistance, around issues such as rent 
and bill payments, housekeeping, life 
skills and linking in with local community 
services. Approximately half (46%) of the 
people we placed in accommodation in 

2008 needed ongoing support from us.

Rental Accommodation 
Scheme (RAS)

The Rental Accommodation Scheme 
(RAS) is an initiative introduced to cater 
for the accommodation needs of persons 
who are in receipt of rent supplement, 
normally for more than 18 months. The 
scheme is being administered by local 
authorities and is intended to provide an 
additional source of good quality rented 
accommodation for people in long term 
housing need. Local authorities enter 
into contractual arrangements with 
private landlords to secure the medium 
to long-term availability of private rented 
accommodation for the RAS. 
 
The Access Housing Unit in partnership 
with Dublin City Council and a 
private landlord operate 23 units 
of accommodation in Dublin city 
for homeless or formerly homeless 
people. The AHU provide a property 
management function and tenancy 
sustainment service for the 23 units. 
The tenant is provided with pre-tenancy 
training and induction prior to move in, 
assistance with move in and tenancy 
sustainment support for as long as 
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required. The aim of the project is to 
have all tenants living independently in 
good quality, affordable accommodation. 
The properties are built to an excellent 
standard and rents are at an affordable 
differential rents rate through Dublin City 
Council.

Dublin Lions Club 
‘Flat Out Kits’

Dublin Lions have generously sponsored 
the provision of ‘flat-out’ kits for tenants 
housed by the Access Housing Unit. 
The kit is available to clients moving 
into private rented accommodation. It 
consists of essential household groceries 
as well as towels and toiletries and one or 
two basic electrical items. Threshold staff 
works with the client to create a kit that 
best suits their needs. While no money 
is given, the client is saved the cost of 
purchasing these essential items in the 
early and critical stages of their tenancy.

Stepping Stone

Stepping Stone is a housing charity that 
works in partnership with government 
departments, housing agencies and 
other charities to provide safe and 
secure accommodation to individuals 
and families in the Dublin area who are 
currently homeless.  Stepping Stone has 
provided the Access Housing Unit with 
accommodation which we have matched 
with suitable people for whom we 
provide a tenancy sustainment service.  
This is a most welcome partnership and 
one from which we hope to build.
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Housing problems involve complex 
social issues. This complexity has been 
added to by the negative economic 
changes which occurred in 2008. 
Threshold has a track record of carrying 
out quality evidence-based research 
as a way to campaign for social change. 
We proposed a number of initiatives 
to Government in 2008 as practical 
solutions to the issues faced by people in 
vulnerable housing situations in Ireland: 

Impact of Housing Advice 
on the Prevention of 
Homelessness

Threshold commissioned a 
groundbreaking independent study that 
will measure the impact of our advice 
work on the prevention of homelessness. 
The wider benefits of housing advice 
in resolving housing problems will 
also be assessed. The study involves a 
telephone survey of over 400 former 
Threshold clients to find out whether 
our intervention helped to solve their 
housing problem and to determine 
whether we assisted clients who were 
threatened with homelessness to avoid 
becoming homeless. The study will also 
assess the value for money of Threshold’s 
work in the prevention of homelessness. 
The report will be published in late 2009. 

Supply of Single Person 
Accommodation

We completed a research study analysing 
the supply of suitable accommodation 
that may be accessed by single person 
households on low incomes in Dublin, 
Cork, Galway and Limerick, as part of a 
research study funded by the Combat 
Poverty Agency. A national survey of 
advertised bedsit/one-person lettings 
was conducted. We also consulted local 
authorities and voluntary housing bodies. 
The report highlighted the difficulties 

faced by single people in accessing 
quality affordable accommodation, 
specifically people in receipt of rent 
supplement and people in low paid 
full-time employment (the ‘working 
poor’). 

Migrants and Poverty in 
the Private Rented Sector 
in Dublin

Threshold commenced a research 
study that examines the experiences 
of migrants living in the private rented 
sector in Dublin. A number of areas 
are examined including awareness of 
legal rights, access to accommodation, 
quality of accommodation, welfare 
entitlements, relationship with landlords 
and with other tenants, and problems 
arising in tenancies. The methodology 
includes an analysis of data gathered 
from Threshold’s national client database 
relating to every client of non-Irish/UK 
origin in the previous year; a telephone 
survey of up to 100 migrants that have 
accessed Threshold’s services; and 
in-depth interviews with migrants 
living at the lower end of the private 
rented market. The report is funded 
by the Combat Poverty Agency (now 
Department of Social and Family Affairs) 
and will be published in 2009. 

Threshold Policy 
Submissions

Threshold made the following 
submissions to Government 
Departments, state agencies and other 
bodies in 2008:
- Submission to the Department of 
Environment, Heritage and Local 
Government in relation to the Housing 
(Miscellaneous Provisions) Bill, 2008;
- Submissions to the Department of 
Environment, Heritage and Local 
Government in relation to the new 

Promoting housing reform through 
research and campaigning
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minimum standards;
- Pre-budget submissions to the 
Department of Social and Family Affairs 
on rent supplement limits and reform of 
the rent supplement scheme;
- Submissions to the Private Residential 
Tenancies Board on a Deposit Protection 
Scheme; on its fee and funding structure 
and on the use of video-link evidence;
- Submission to the Department of 
Finance and the Revenue Commissioners 
on tenants liability for tax owed by their 
overseas landlord;
- Submission to the Garda Commissioner 
on the role of Gardaí in the private rented 
sector;
- Submission to the Homeless Agency 
on the role of housing advice in the 
prevention of homelessness. 

European Network for 
Housing Research

Threshold believes in adopting 
international best practice to housing in 
Ireland. Threshold’s Chairperson and 
Director chair the Private Rented Markets 
Working Group of the European Network 
for Housing Research (ENHR), which 
is comprised of leading international 
housing academics and housing experts. 
The ENHR international conference took 
place in Dublin in 2008. 

Threshold jointly organised with the 
University of York an international 
seminar on the regulation and role of 
private rented markets to take place 
in 2009. We are organising a further 
seminar to compare private rented 
sectors in different countries which 
will take place in Germany in 2010. 
Papers presented at this seminar will 
be published in a special edition of an 
international housing journal. 
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Funding is vital to provide our one-to-one 
support services and in our ability to 
meet service demand. In 2008, we 
generated a third (32%) of our income 
by fundraising. 90 cent of every €1 went 
directly to solving housing problems and 
preventing homelessness. Our charity 
shops and community fundraising help  
to keep us at the heart of communities 
we serve. 

Each housing problem is unique and 
requires a bespoke solution. Our staff 
provide a listening ear, a source of 
confidential support and solid advice 
that comes from ongoing training and 
experience. Our people make the  
biggest difference to our clients - no 
matter what the housing problem, they 
are here to help. 

For every €22 donation we receive, it 
can fund up to one hour of specialist 
telephone or face to face housing advice. 
Within one hour an advice worker could 
help between three and six people to 
find a solution to their housing problem. 
It’s a tangible and small cost to prevent 
someone from becoming homeless.
 
Despite the economic downturn, we 
are thankful to donors who continue 
to respond generously to our appeals. 
Regular monthly donations help us to 
plan for the future. A monthly gift of €21 
could be worth €35 to Threshold through 
tax efficient giving, helping us to reach 
even more people. We aspire that no call 
goes unanswered. 

We would like to thank the 
Department of the Environment, 
Heritage and Local Government 
who are our principal funders for 
their continued generous support. 

We would also like to thank 
the following:

FÁS
Homeless Agency
Dublin City Council
Dun Laoghaire Rathdown County 
Council
Fingal County Council
South Dublin County Council
Galway City Council
Galway County Council
Cork City Council
Cork County Council
Southern HSE
Western HSE
Dormant Accounts Fund
Combat Poverty Agency
Bank of Scotland Ireland
Bank of Ireland
National Irish Bank
Unilever
McCann Fitzgerald
Hibernian
CRH
Electric Aid
Bovale Developments
John Sisk & Sons
Sceptre Foundation
Dublin Lions

Sources of funding
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Sources of funding

Threshold would like to thank everyone 
who supported Threshold at events we 
organised in 2008. Your support allows 
Threshold deliver frontline services to 
people who are homeless and need our 
help.

Trusts and Legacies

With support from the Iris O’Brien 
Foundation we were able to develop 
a promotional DVD. ESB Electric aids 
continued support enabled us up 
upgrade our training facilities.  

Hopestar Appeal

Our annual Hopestar Christmas appeal 
continued to be successful. Forty four 
companies generously supported the 
campaign. The appeal raise €34,032 
Donors generosity was acknowledged in 
a full page advert in the Sunday Business 
Post newspaper. 

Direct Mail

We undertook three direct mail appeals 
in 2008. Direct mail continues to be an 
invaluable way of connecting with new 
supporters of Threshold. It provides a 
vital source of income while enabling us 
to develop a relationship with our donors. 

Midsummer Concert 
Galway

Our annual Midsummer concert took 
place in NUI Galway on 26th June. The 
Kane Sisters performed, renowned 
traditional musicians. In addition, David 
Grealy, The Baytones, The Carousel 
Quartet and the Galway boy singers 
also performed. The musicians and 
our Galway fundraising committee 
generously donate their time year after 
year and work tirelessly to make this 
event a success raising much needed 

funds for our Galway office. 

Threshold Circle of Friends

Thresholds circle of friends are donors 
who give monthly to support our work 
either by direct debit or standing order. 
These donors make it possible for us to 
sustain, to plan and develop our services. 
A gift of €22 provides a trained and 
experienced telephone advice worker for 
an hour. 

Tax Refunds

Threshold can reclaim tax on donations 
made by P.A.Y.E. workers to Threshold 
over €250 in one tax year. Donors who 
responded by completing and returning 
their applications forms, provided an 
additional source of funding worth 
€7,713 in 2008. 

Easter Egg Appeal

We raffled in excess of one hundred 
Easter Eggs. Local businesses facilitate 
the raffles on our behalf.  

30th Anniversary Ball

We celebrated thirty years of service 
delivery and expansion by hosting our 
first charity ball in the Westin Hotel 
Dublin. The event was hosted by Siobhan 
O’Connor of the 98FM morning crew. 
Many luxurious prizes were sponsored. 
The ball was well attended by corporate 
donors and longstanding supporters of 
Threshold. 

Corporate

Corporate supporters were too numerous 
to mention all individually. One example 
of support that has made a lasting 
difference was by Bank of Scotland 
by sponsoring a new lo call telephone 
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number for the Waterford area. Many 
more people in need of housing advice in 
the south east are being reached.

Community Fundraising

Community fundraising helps us to 
spread the word and inform potential 
supporters and service users about 
our work, while also gaining feedback 
from the public. Businesses continue to 
support us by placing our coin boxes in 
on their countertops. Church gate and 
street collections provide essential funds. 
Other community fundraising highlights 
are 2008 were: 
 

Women’s mini marathon: Female 
supporters took to the streets 
walking and jogging for Threshold 
on 2nd June. 

Parachute jumps: several donors 
literally took flight for Threshold 
and took a parachute jump. It was 
an experience of a lifetime for the 
participants made all the more 
special by knowing that funds 
raised made such a difference to 
Threshold. 

Comedy night: We held a comedy 
night on 3rd July in the Laughter 
Lounge in Dublin 

Cinema night: The Lighthouse 
Cinema opened in Smithfield 
Dublin in May and screened “The 
Waiting Room” on our behalf. 
We had a packed venue with two 
hundred and seventy supporters 
attending. 

Volunteers are vital to help Threshold 
reach out in the community for support. 
If you can provide some time on a once 
off or committed basis please log onto 
www.threshold.ie to download an 
application form.

Charity Shops

One mans junk is another man’s treasure! 
This has proven to be true in Ballincollig 
Cork and Castleisland Tralee where 
customers visit our charity shops 
weekly, recycling their unwanted items 
and finding a hidden treasure on each 
visit. Proceeds support our local advice 
centres.

Threshold in the Market

Cork Threshold’s Annual ‘Threshold 
in the Market’ fundraising dinner took 
place on Friday 28th November 2008.  
The event was a resounding success 
with over €8,500 raised for Threshold’s 
services in Cork. 

Delicious food and fine wine was 
provided by Kay Harte and her staff of 
the Farmgate Restaurant.  Guests were 
greeted on arrival by music from Profidia, 
followed by a selection of singing by the 
Chorus of Opera 2005.  The well known 
soprano Majella Cullagh took to the stage 
later in the evening and gave a wonderful 
solo performance to the delight of all 
those present accompanied by Rhoda 
Dullea.

We would like to take this opportunity 
to sincerely thank our fundraising 
committee for their tremendous work 
in organising this event. We also like to 
express our gratitude to the many local 
businesses that support Threshold.  We 
especially wish to thank Kay Harte, 
proprietor of the Farmgate restaurant, 
and her staff for supporting Threshold 
over many years. 



38 Threshold Annual Report 2008 

Financial Report 2008

Income 2008

Total € 2,022,565

Donations and Fundraising € 587,439

Grants € 1,063,677

Grants FÁS Community Employment Scheme € 223,779

Charity Shops € 58,681

Rental and Deposit Income € 58,418

Miscellaneous € 30,571

Expenditure 2008

Total € 2,127,835

Direct Charitable Expenditure € 1,285,880

FÁS Community Employment Scheme € 223,779

Fundraising and Publicity € 387,978

Managing and Administering the Charity € 230,198

Sources of funding
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Head Office
21 Stoneybatter, Dublin 7
Tel: (01) 678 6310

Director: Bob Jordan
Head Office Administrator: Emma Farrell
Accountant: Edward Kiernan
RAS Development Manager: 
Russell Chapman
Legal Officer: Kevin Baneham

Fundraising
21 Stoneybatter, Dublin 7
Tel: (01) 635 3618

Development & Marketing Manager: 
Mark Robinson
Fundraising Executive: Zadrhiena Noone
Community Fundraiser: Monica Caffrey
Fundraising Assistant: Gillian Murphy

Dublin and Eastern  
Advice Centre
21 Stoneybatter, Dublin 7
Tel: (01) 635 3651

Services Coordinator: Stephen Large
FÁS Community Employment Superviser: 
Carol Fitzmaurice
Advice workers: Sharon Clinton, Sheila 
Dunne, Claire Lane, Patricia Martin and 
Teresa Snow
Advice workers (FÁS CE): Miriam Tyrrell, 
Angelo Incrocci, Jennifer Dowling, 
Uzoamaka Ndu Nwogu, Phyllis Grant, 
Emmanuel Might and Pamela Butler
Reception (FÁS CE): Linda Flanagan and 
Louise Cormack
Volunteer: Miryam Kennedy

Cork and Southern    
Advice Centre 
22 South Mall, Cork
Tel: (021) 427 88 48

Services Coordinator: Margaret O’Neill
Senior Advice Worker: Catherine O’Shea
Advice Workers: Joanne Kiely, Evelyn 

Gibney and Sean McHugh
Advice Workers (FÁS CE): Mary Cremin, 
Eileen Lynch, Jo Anglin, John Thornton, 
David Walsh, Linda Fennelly and    
Joanne Shine
Volunteers: Peggy Manning and Mary 
Pat Murphy

Galway and Western 
Advice Centre
3, Victoria Place, Merchant’s 
Road, Galway
Tel: (091) 563 080

Services Coordinator:  Deirdre Murphy
Advice Workers: Karina Timothy, Sinead 
Roche and Nicholas Dowling

Advice Worker (FÁS JI): Ann Faherty
Receptionist (FÁS JI): Martina Kelly
Tenancy Sustainment Worker: 
Gina Gilleran

Limerick Advice Centre  
(Office closed in 2008)

Services Coordinator: Iris Denieffe
Advice worker: Mary Hynes
Administrator: Mary Harvey

Access Housing Unit
21 Stoneybatter, Dublin 7
Tel: (01) 678 6094

Project Coordinator: Louisa Santoro
Project Workers: Bernadette Boylan, 
Thomas Hanlon and Irene Dunne
Project Support Worker: Gary Byrne

Contact details and staff members
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Charity shops

Ballincollig Charity Shop

Unit 5, Ballincollig Shopping Centre,
Ballincollig, Cork
Tel: (021) 487 7251 

Manager: Geraldine McLoughlin
Shop staff (FÁS CE): Eileen Barry, 
Tara Keaveney, Sheila Noonan, Denise 
Mohally and Angela Maher 
Volunteers:  May Howe, Sheila Kelleher, 
Jean Hartnett, Amme O’Regan, Mary 
Hogan, Carol Nagel, Anna O’Donoghue, 
Betty Penney, Aoife McLoughlin, Brian 
Dilworth and Matt McGrath

Tralee Charity Shop

Milkmarket Lane,
Tralee, Co. Kerry
Tel: (066) 710 2685 

Manager: Celine Daly
Shop staff (FÁS CE): Jackie Quirke, 
Risikat Karwem and Barbara Brownie
Volunteers: Bridget Sutton, Eileen 
Sweeney, Joan Shine, Muiriosa Murphy, 
Sinead Boyle, Helena Molyneaux and 
Oluwakemi Onisapoth

Castleisland Charity Shop

41 Main Street,
Castleisland, Co. Kerry
Tel: (066) 716 3742

Manager: Suzanne Scanlon
Shop staff (FÁS CE): Frances Kennelly 
and Mary Kennedy
Volunteers: Séan Ward, Ginny O’Sullivan, 
Peter Murphy and Bernie Hogan
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Board Of Directors  

Board Of Directors 2008

Aideen Hayden - Chairperson
Lance O’Brien - Secretary
Brian Murphy - Treasurer
Des Byrne
Thora Mackey
Ted Crosbie
Margaret O’Neill
Malachy Walsh
Trócaire Joye
Martini Molloy
Paddy Gray
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Threshold Ltd., a company limited by guarantee and not having a share capital. 
Registered in Ireland. Registered office: 21 Stoneybatter, Dublin 7.
Company number: 70660 Registered charity number: CHY 6279
www.threshold.ie

Creative production:
interact@fountainhead.ie


