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Aideen Hayden,
Chairperson, Threshold

Chairperson’s statement 
“A fairer housing system does not have to cost money”

The housing system in Ireland is under pressure 
and vulnerable people are suffering. The rise in 
unemployment, a result of the economic recession, 
has left an increasing number of our clients in 
difficulties. Rent and mortgage arrears, deposit 
retention and most significantly the ongoing high 
number of illegal evictions have led to human misery 
for the families involved. Landlords too are under 
pressure, with many in negative equity and facing 
falling rents. Landlords with no experience of renting 
are more frequently falling victim to rogue letting 
agents. The lack of regulation of letting agents is of 
concern to both landlords and tenants and must be 
speedily resolved. 

Declining incomes have forced many tenants to 
break leases; Threshold recognises that there is 
often two sides to the story and works to mediate 
between both parties and can often bring about an 
agreed settlement. The impacts of the recession are 
many and varied but we are proud to offer a free, 
impartial and confidential service which last year 
helped over 21,000 households in Ireland. 

Threshold works with vulnerable people and often 
we make the crucial difference to someone’s life. 
You can read the brief stories in this report of some 
of our clients- Neasa, a woman with physical and 
mental health issues who we were able to offer a 
home and continued support which takes account 
of her physical difficulties or Geraldine and her 
two children who we helped move from homeless 
accommodation to a good quality home, where she 
could see her family and friends.

Threshold campaigns for a fairer housing system. 
Often the changes necessary to bring about fairness 
do not have to cost anything but commitment and 
effort. The greatest problems facing vulnerable 
people in the rented sector today are the unlawful 
retention of deposits, standards of accommodation, 
rent arrears and illegal eviction. We have proposed 
changes in these areas which would lead to a 
fairer housing system and would not cost the State 
financially. Indeed we believe that reform of the 
housing system can bring about a more equitable 
society and be cost effective.

Deposit retention

Deposit retention negatively impacts on a large 
number of people in Irish society. Last year 4,125 
clients came to Threshold because their deposits were 
retained; they came from every walk of life, young and 
old, students, the unemployed and those working. 
The average deposit in 2009 was close to €1,000 

and amounts to almost five 
weeks of a social welfare 
payment for a single person. 
Threshold has warned that 
this situation can place 
vulnerable clients at risk of 
homelessness. We have 
proposed that all deposits 
should be held in a deposit 
protection scheme operated 
by an independent body such 
as the Private Residential 
Tenancies Board (PRTB). We 
believe that such a system would be self-financing as 
it is in the UK. Most importantly a deposit protection 
scheme would stop the common practice of landlords 
holding onto tenants’ deposits without justification. 
The deposit protection scheme would also reduce 
the number of deposit disputes being referred to the 
PRTB for resolution. Threshold’s proposal has been 
supported by many organisations such as executive 
relocation companies and the Union of Students in 
Ireland. 

Standards of rented properties 

Threshold welcomes the improved standards 
for private rented accommodation introduced in 
2008 and 2009. These standards represent a very 
significant step forward in ensuring private rented 
accommodation is “fit for purpose” and can provide a 
real home for people living in the sector. Increasingly, 
the rented sector has replaced social housing in 
providing for people in need. It is only right that the 
State ensures that the money it pays to the private 
sector is spent on accommodation that reaches 
minimum standards. Last year the State spent €500 
million on rent supplement to support tenants in the 
private rented sector. However 40% of the cases to 
our services in 2009 concerning poor standards of 
accommodation involved rent supplement tenants. 

Threshold is very concerned that legislation around 
minimum standards is not being enforced. Despite 
the provision of considerable State funding to local 
authorities, some local authorities have only carried 
out a handful of inspections, while others have failed 
to identify any substandard accommodation in their 
areas. Threshold, from its extensive case work, is 
only too well aware that this outcome does not 
reflect the position on the ground. 

We are appealing to the Minister for Housing 
and Local Services and the Minister 
for Social Protection to 

No one who rents a property with state money should 
live in unfit accommodation.
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guarantee that no one who rents a 
property with State money will live in 
unfit accommodation. We are calling for 
the introduction of a certification scheme 
to ensure that all rented properties meet 
minimum standards. Such a certificate 
would be similar to a BER certificate and 
would cover minimum standards and fire 
safety. We envisage that one certificate 
would cover all aspects of the rented 
property and would be cost efficient for 
the property provider.

Rent arrears

Last year the number of clients who 
came to Threshold with financial 
problems relating to the recession 
particularly rental and mortgage arrears 
increased by over one-third. Our rent 
surveys showed that 4 in 10 of those 
surveyed were paying over 35% of their 
regular income on rent. This finding 
illustrates the vulnerable position of 
many people in the rented sector. 

The numbers claiming rent supplement 
increased during 2009 as people lost 
their jobs and became dependent on 
social welfare incomes. Threshold’s 
rent survey also revealed that 45% of 
rent supplement clients were paying 
illegal “top-ups” to landlords above and 
beyond the declared rent. Tenants pay 
these top-ups because they feel they 
have no choice – they cannot access 
accommodation within the rent cap. 
This practice, however, places them in a 
position of great vulnerability as monies 
needed for food and other necessities is 
used to pay top-ups. 

Threshold’s survey of people receiving 
rent supplement found that the great 
majority of landlords did not reduce the 
rent in line with the 8% reduction in all 
rent supplement payments introduced in 
June 2009. Only 35% of landlords reduced 
the rent in line with the cut. 

It is inappropriate for the Department of 
Social Protection to place all the burden 
of negotiating a lower rent on vulnerable 
tenants. Threshold has proposed that 
rent supplement be paid directly by the 
State to landlords and in advance and 
not in arrears. We believe this proposal 
will benefit landlords, tenants and the 
State. Direct payment would allow rent 
supplement tenants to compete on a 

level playing field with other tenants 
in the rented sector and would enable 
them to secure more “mainstream” 
tenancies. Landlords will have greater 
rent certainty and the State should be 
able to negotiate more favourable rent 
levels. Moreover the State could ensure 
that only those landlords who meet 
their legal and tax obligations receive 
State money under the rent supplement 
scheme. 

Illegal eviction 

An illegal eviction is an act that is 
outside the law as set out in the 
Residential Tenancies Act 2004. Illegal 
eviction causes homelessness and often 
those who are evicted end up on the 
streets or in homeless services. Illegal 
eviction causes untold human misery. 
Given that landlords have recourse to the 
PRTB, illegal eviction is never a solution. 

Our staff, Board and funders

Threshold is now entering its 32nd 
year in operation and is proud of its 
record working to promote justice in 
housing and to prevent homelessness. 
Many people have contributed to that 
success and I would like to thank 
them on Threshold’s behalf. I would 
particularly like to thank all our staff and 
Board members who give generously 
of themselves to make Threshold’s 
work possible. 2009 has been a 
particularly difficult year. The harsh 
economic climate made it ever more 
difficult to fund our frontline services. 
We are obliged to the Department of 
the Environment, Heritage and Local 
Government who continue to support us 
generously. We are also obliged for our 
local authority and HSE funding and to 
our many private donors who make our 
work possible.                 

Aideen Hayden
Chairperson, Threshold
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Director’s statement
“We’ve changed our services to deal with the new realities for Irish households”

During these difficult economic times, Threshold is 
playing a vital role as a frontline service provider that 
helps people with housing problems and prevents people 
from becoming homeless. Our advice centres in Dublin, 
Cork and Galway dealt with over 21,000 problems and 
questions from households all over Ireland in 2009. We 
meet people when they are at their most vulnerable - 
when they are about to lose their home when they have 
nowhere to stay for the night, when they have fallen 
into arrears and have no way to pay. Our experienced 
housing advisers let people know what their rights 
and responsibilities are, explain their housing options 
and help them to resolve their problem. No matter how 
difficult the situation, there is always something that can 
be done.

Our services are particularly focused on vulnerable 
people, who without our assistance would face 
the prospect of becoming homeless. We prevent 
homelessness by intervening at critical stages and 
helping people take the right action. We negotiate with 
landlords, councils and lenders. We seek to identify a 
solution that works in the interests of both landlord and 
tenant and our involvement can cause a change of heart 
in a fraught situation. 

We recognise that one problem can lead to another. 
That’s why our advisers are not just focused on people’s 
housing needs. They take a holistic view and link people 
with other supports including health, mental health, 
addiction, language, literacy and community services. 
Threshold also offers specialist support to particularly 
vulnerable groups, including people who are homeless, 
older people and migrant communities.

Last year we saw a surge in the numbers of people 
coming to us with housing problems related to their 
financial circumstances. The number of households 
experiencing problems related to deposits, rental or 
mortgage arrears increased by over one-third. This 
included people who had lost their jobs, people on 
reduced pay and people with fewer working hours. 
We’ve changed our services to deal with the new 
realities for Irish households. 

We help people to keep their homes. We negotiate 
repayment plans for tenants in rent arrears. We 
provide guidance for people who are accessing welfare 
payments for the first time. Where payments are 

delayed, we negotiate 
directly with welfare 
officials and landlords to 
help people maintain their 
accommodation. We also 
help tenants who face the 
threat of losing their homes 
due to repossession. 

We help people when 
they are leaving their 
accommodation. A feature of 
the downturn has been the 
number of clients seeking 
to break leases because they can no longer afford their 
existing accommodation. People who have a legal 
agreement with their landlord cannot just terminate 
their tenancy. They may lose their deposit and be liable 
to pay the rent outstanding for the remainder of the 
lease. Threshold’s housing advisers seek to negotiate 
solutions with landlords that enable poorer clients to 
move on without financial loss. 

We help people to find a place to live. While rents in 
general have fallen, so have people’s incomes and the 
cheapest accommodation is always in high demand. Our 
placement services help people on a budget, vulnerable 
people and older people to find a place that they can 
afford. We ensure that the accommodation is decent and 
is suitable to their needs. We help people in crisis and 
people who are homeless to find a bed for the night and 
then we work with them to find a longer-term home. 

We help people at risk. We worked closely with over 
50 especially vulnerable older people in Galway in 2009, 
many of whom were living in damp and disrepaired 
homes or in substandard bedsit accommodation. We 
advocated with local authorities, voluntary housing 
providers and private landlords to seek improvements 
in their housing conditions and to arrange transfers 
to better accommodation. We helped them to access 
grants for home improvements, energy efficiency and 
housing adaptations. We also assisted emigrants who 
had returned to Ireland with no supports. 

We continued to develop our housing services in 2009. In 
partnership with Cork City Council, we provided housing 
and support for up to 50 people in Cork city under the 
Rental Accommodation Scheme. We also provided 

tenancy sustainment services for 25 formerly homeless 
households in conjunction with Galway City Council. 

Threshold is committed to the goal of ending long-
term homelessness in Ireland. Last year, our Access 
Housing Unit (AHU) in Dublin created 34 new tenancies 
for homeless people. The AHU also delivered a highly 
successful Rental Accommodation Scheme project for 
formerly homeless households. We will expand these 
services to ensure that as many people as possible can 
move from homeless hostels and shelters into longer-
term homes. Once they move into their new home, we 
will provide them with all the support they need to get 
back on their feet and flourish into the future. 

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 and for their continued support during these 
difficult economic times. Without this support, we could 
not make the vital difference that we did in 2009.  

Bob Jordan
Director, Threshold

Our experienced housing advisers let people know what their 
rights and responsibilities are, explain their housing options and help them to 
resolve their problem

Bob Jordan 
Director, Threshold
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The people Threshold helps

The proportion of Threshold’s clients who rely on 

social welfare incomes increased from 33% in 2008 

to 37% in 2009. This reflects growing unemployment 

in the economy generally and the increase in the 

number of rent supplement recipients to over 90,000. 

Over half (52%) of Threshold’s clients in 2009 were 

in employment. Many were in low paid jobs and 

experienced pay cuts and reduced working hours.

The majority of Threshold’s clients (87%) lived in private 

rented tenancies. According to PRTB registration 

statistics, there are 234,582 private rented tenancies in 

Ireland, housing 399,283 tenants. Given that Threshold 

responds to some 21,000 queries every year, we liaise 

with 10% of the private rented sector annually.

Over a third (36%) of Threshold’s clients lived in shared 

accommodation with other adults. They must deal with 

the issues which arise out of tenancies-in-common 

or joint-tenancies, for example sharing bills between 

tenants, finding replacement tenants and facilitating 

different lifestyles. 20% of Threshold’s clients are 

single people and they face particular issues related to 

affordability and the quality of their accommodation. 

The proportion of Threshold’s clients who live in 

apartments has increased considerably in recent years. 

This is in line with much recent housing development 

where over 80% of newly-built dwellings in Dublin 

were apartments and a quarter of completions 

nationwide were apartments. 4% of Threshold’s 

52%37%
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Threshold’s housing advice and advocacy services help some of the poorest people in Ireland to solve their housing 
problems. The recession has made Threshold’s clients more vulnerable and exacerbated many of the housing 
problems they face. We helped more clients in 2009 and dealt with more complex queries than in previous years.

Clients by source of income

clients live in bedsits and this form of accommodation 

is being phased out as part of the Minimum Standards 

Regulations introduced in 2008 and 2009.

Many of Threshold’s clients were born outside Ireland...

and do not have English or Irish as their first languages.  

Threshold has employed speakers of Polish, Russian and 

other languages to help us meet the needs of non-Irish 

nationals. We are also grateful for the contribution of 

volunteers (mainly former clients) who help us deal with 

clients in their own language. We helped over 900 Polish 

clients in 2009 as well as many others from the rest of 

the European Union and across the world.
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Deposit retention 

The problem of unjustified deposit retention has 

worsened during the recession as many landlords have 

absorbed the deposit into their own income (despite it 

being the tenant’s money) and cannot afford to return the 

deposit at the end of the tenancy.

Deposit retention is also the biggest source of disputes 

at the Private Residential Tenancies Board. Over 60% of 

cases brought by tenants to the PRTB relate to deposit 

retention and in these, the PRTB orders the return of part 

or all of the deposit in 75% of cases. Threshold deals 

with many repeat offenders who regularly withhold 

tenants’ deposits and will only repay the deposit after 

legal action has been initiated against them.

Tenants come to Threshold in desperation to get their 

deposit back. This represents the life savings of many 

people and they simply cannot borrow this money, 

especially during the recession. 

Threshold has 30 years experience of negotiating with 

landlords to secure the return of deposits for tenants. 

We do this by outlining the basis on which part or all 

of a deposit can be retained and discussing with the 

landlord the reasons they may have for doing so. We put 

forward the tenants’ case and seek to reach a negotiated 

outcome. We secure the return of hundreds of tenants’ 

deposits, worth thousands of euro, every year.

A deposit can only legally be retained by a landlord for 

one of two reasons: rent arrears and damage beyond 

normal wear and tear. Arrears can include invalid notice 

of termination, but only where the landlord can show 

that they have suffered loss. There is often dispute 

about what constitutes damage beyond normal wear 

and tear. Wear and tear does not cover repainting 

or refurbishment costs to help re-let the property. A 

landlord can claim a tax allowance of 12.5% depreciation 

on fixtures and fittings in for every year of a tenancy and 

this is a fair guide to the minimum level of wear and tear 

expected in a dwelling.

Case study: serial offending landlord

One landlord in Galway, for example, routinely withholds 

deposits and ignores the Determination Orders issued 

against him by the PRTB. This landlord – who rents 

out two properties - owes Threshold clients €8,000 in 

unreturned deposits. He is facing four different sets of 

court proceedings from the PRTB for failing to comply 

with Determination Orders.

One tenant said “this Galway landlord shows how far a 

landlord can go in not returning a deposit. This landlord 

has lost four PRTB cases which ordered the return of the 

deposits to the tenants. He is now refusing to comply 

with legally-binding Determination Orders. This landlord 

is costing the PRTB thousands in holding PRTB cases and 

ignoring court proceedings. We – the tenants – have also 

lost out.”

Threshold advises tenants in Galway who have concerns 

about their prospective landlord to contact Threshold to 

discuss their situation.

Case study: Returning home to Ireland

John and Mandy are one of thousands of tenants who 

lose their deposits unjustly every year. They asked 

Threshold for help in seeking the return of their €1,000 

deposit and we attempted to negotiate with the 

landlord. As the landlord was unwilling to discuss 

the matter, Threshold lodged a case with the Private 

Residential Tenancies Board and won the return of the 

deposit. Almost two years after they terminated the 

tenancy, 

John and Mandy still have not got their 

deposit back. John and Mandy returned from the UK 

to Ireland to set up a business. 

They have rented out their home in the UK and 

are able to compare first-hand the UK and Irish 

systems. John and Mandy told Threshold “Tenants 

in Ireland depend on the good nature of their 

landlord. We were unlucky because our landlord in 

Ireland has refused every step of the way to give 

us back our deposit. The PRTB will have to take her 

to court to get our money back.”

“Speaking as landlords, the Deposit Protection 

Scheme in the UK is good for landlords and tenants. 

The Scheme offers protection for landlords by 

ensuring that a deposit is in place to cover rent 

arrears and damage to the property. It protects 

tenants, of course, by stopping landlords unfairly 

withholding deposits. The Scheme also saves 

money for the State as bodies like the PRTB 

don’t have to take legal proceedings against 

landlords who choose to ignore a legally-binding 

Determination Order.”

What needs to change?
Landlords currently hold €250 million of tenants’ 
money in disputes. This includes millions of 
euro in deposits paid by the Department of 
Social Protection for tenants in receipt of rent 
supplement. Threshold believes that this money 
should be held by a Deposit Protection Scheme 
and available to the landlord if a tenant breaches 
their obligations. This type of scheme operates 
successfully in Australia, New Zealand and the UK 
and the interest accrued from the deposits helps 
pay for services to tenants and landlords.

Threshold’s call for a Deposit Protection Scheme 
is supported by executive relocation companies 
who believe that Ireland’s business reputation is 
being damaged by unjustified deposit retention by 
some landlords. They point to many cases where 
their business clients have left Ireland on a sour 
note after an unnecessary dispute over a deposit. 
The Union of Students in Ireland has also voiced 
its support for a Deposit Protection Scheme and 
a recent survey of students identified that a large 
number have lost deposits unfairly.
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Key Facts

 25% of Threshold’s workload  

 Average deposit €932 

 4,125 queries in 2009    

 3,688 queries in 2008     

  252 applications to the PRTB to get 
deposits back
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Tackling substandard housing

No-one in the modern rented sector should 
live in a substandard home
Threshold tackles substandard accommodation by 
advising tenants on their rights under the Residential 
Tenancies Act to request that repairs be carried out 
by the landlord or to arrange for essential repairs 
themselves. Where necessary, we refer dwellings to 
local authorities for assessment under the Minimum 
Standards Regulations. Threshold helped 947 clients 
with standards and repair issues in 2009, up from 857 in 
2008. 

40% of clients who asked Threshold for help regarding 
the standard and repair of their home were in receipt of 
rent supplement, highlighting ongoing problems with the 
quality of accommodation available to rent supplement 
recipients.

The Minimum Standards Regulations of 2008 and 2009 
represent very welcome improvements in the quality 
of accommodation in the private rented sector. While 
parts of the Regulations have been deferred until the 1st 
February 2013, the most significant reforms are already 
in force.

The Regulations enact a progressive definition of ‘proper 
state of structural repair’ which requires the internal and 

external aspects of a rented dwelling to be kept in good 
condition, for example be free from damp; be adequately 
ventilated and meet fire safety requirements. 

Separately, the Residential Tenancies Act requires that 
the landlord repairs the fixtures and fittings in a dwelling 
as well as imposes an obligation to ensure that the 
property complies with minimum standards.

The Minimum Standard Regulations governing the 
minimum standards of rented accommodation are 
clearer and more enforceable than the previous statutory 
provisions. Local authorities also have access to funding 
to pay for inspections from the pool of money collected 
by the Private Residential Tenancies Board from tenancy 
registrations.

The challenge now is for a more active enforcement 
regime. The latest available figures are for 2008 and they 
show that 14,880 dwellings were inspected in that year. 
It is of concern that some local authorities carried out 
very few inspections, for example one local authority in 
whose area includes over 5,000 private rented tenancies 
carried out only 13 inspections in 2008. Others carried 
out a significant number of inspections but did not 
identify any substandard accommodation. 

Seven local authorities received €355,216 in total in 2008 
to carry out inspections and while they carried out 1,097 
inspections, they failed to identify a single substandard 
dwelling. Furthermore, a further eight local authorities 
had detection rates of less than 5%. They received 
€835,445 between them in funding for inspections 
and inspected 4,375 dwellings but only identified 115 
dwellings as substandard. This compares unfavourably 
to the national average of 20% and the higher inspection 
rates achieved by Dublin City Council (45%), Cork City 
Council (49%) and Clare County Council (67%).

Threshold is calling on local authorities to review their 
inspection regimes to ensure that they are properly 
implementing the Minimum Standard Regulations and 
to focus resources on the properties most likely to be 
substandard, for example neglected or older properties. 

Minimum standards and the PRTB
In 2009, Threshold campaigned for the more active 
enforcement of the Minimum Standard Regulations. We 
also sought the cooperation of local authority inspectors 
in cases taken by tenants to the PRTB for substandard 
accommodation. We welcome the commitment 
given by Dublin City Council to provide tenants with 
reports related to their homes and we urge other local 
authorities to do the same.

Threshold will also avail of the statutory right of tenants 
to be sent copies of Improvement Notices and Prohibition 
Notices. We also use the Freedom of Information Act 
to obtain other documentation as well as to summons 
inspectors to PRTB Tribunals to give direct evidence of 
inspections. Threshold welcomes the cooperation of 
local authorities with this work in tackling substandard 
accommodation.

Case study: Retired couple with no heating
Anthony and Georgia are a retired couple, living in a 
rented house in the midlands. They complained to 
Threshold about the condition of their home and how 
the landlord would not carry out repairs. The house had 
rising damp and no working central heating.

Threshold contacted the landlord and his solicitor 
responded by demanding that the tenants leave. 
Threshold contacted the local authority to ask for the 
house to be inspected to determine whether it met 
minimum standards. At first, the local authority said 
that it did not assess private rented dwellings and then 
delayed carrying out an assessment for 5 months. After 
lobbying, including representations from a TD, the local 
authority assessed the dwelling and found 16 breaches 
of minimum standards. The bathroom was deemed to be 
unhygienic and substandard.

The inspector’s report was supplied to the tenants and 
will form part of their case against the landlord. 

Key Facts

 947 queries in 2009

 857 queries in 2008

 40% of clients were in receipt of rent supplement

 €12 million budget for local authority inspections

  some local authorities are failing to identify substandard dwellings
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What needs to change?

The inspection regime for rented accommodation should be streamlined. The PRTB is the body responsible 
for the enforcement of regulations in the private rented sector while local authorities are responsible for 
the enforcement of minimum standard regulations. Given the overlap in these functions, Threshold calls 
for the inspectors to work under contract to the PRTB and to report directly to that body. This matches the 
inspection regime operated by the Food Safety Authority of Ireland.

Threshold also calls for the introduction of a certification scheme that would require landlords to prove 
that their property is ‘fit for purpose’ prior to being offered for rent. This would operate in a similar way to 
how the Building Energy Rating now operates. Under certification, landlords would have to show that the 
accommodation complies with all legal obligations, for example minimum standards, fire safety and tax 
compliance.



Siochána not to attend or participate in illegal evictions. 
Landlords and tenants alike are advised to seek recourse 
through the PRTB. 

Threshold has committed significantly to preventing 
and tackling illegal evictions. Our Illegal Eviction Unit 
run by Threshold’s Legal Officer operates an out-of-
hours service as many illegal evictions take place in the 
evening or at weekends. We invest a large of amount of 
time in securing a negotiated outcome where possible 
and in alerting both tenants and landlords to the legal 
recourse available to them. This succeeds in preventing 
many threatened illegal evictions from taking place – only 
25% of illegal evictions resulted in PRTB cases. 

Case study: Parent and children in 
standoff with landlord
Irene and her two children benefited from the emergency 
intervention of Threshold’s Illegal Eviction Unit. On a 
Friday evening of a Bank Holiday weekend, Threshold’s 
prompt action prevented Irene, her two month old baby 
and her 16-year old daughter from being made homeless.

Initially, Irene and her landlord had a good relationship. 
Due to being made redundant, Irene had to avail of rent 
supplement to pay the rent and she asked the landlord 
to sign the form. The landlord said that she could not 
agree to this as she would have to pay stamp duty on 
her newly-bought apartment. Instead of negotiating, the 
landlord sought to illegally evict Irene and her family.

The landlord and her friends illegally occupied the 
apartment. They removed Irene’s belongings and put 
them outside the apartment. Irene and her children were 
confined to the baby’s bedroom. This stand-off lasted for 
hours and was traumatic for the family.

The Gardaí called to the dwelling and wrongly told 
the tenant she had to leave. Through the offices of the 
Private Residential Tenancies Board, Threshold obtained 
an injunction from the Circuit Court and served it on the 
landlord. The landlord and her friends left.

Threshold eventually negotiated a settlement with the 
landlord. Irene wanted to move out as the relationship 
with the landlord had irreparably broken down. She found 
another apartment, enabling her daughter to continue her 
Leaving Certificate studies in the same school.

Case study: Young construction worker 
made homeless
Lukasz is a Polish national who had been renting a bedsit 
since March 2007. 

Lukasz had been in full time employment in construction 
but was made redundant in November 2008. He did not 
immediately apply for assistance from social welfare 
or rent supplement as he was confident of securing 
alternative employment. 

Eventually, Lukasz applied for rent supplement to help 
pay the rent but fell into arrears while his application 
was being processed. He tried to negotiate with the 
landlord, saying that he would ensure that the arrears 
were cleared either through backdating rent supplement 
or he would borrow the money. 

In March 2009, Lukasz had fallen three weeks into 
arrears (€420) and while he was out of the property he 
received a text message from his landlord telling him he 
had been evicted from the property and his belongings 
removed. Lukasz attempted to contact the landlord but 
could not reach him.

With no means of support, Lukasz became homeless 
and ended up sleeping on the streets. He felt deeply 
humiliated by this. After several weeks a concerned 
friend found him and urged him to contact his family in 
Poland. His sister then flew to Ireland and paid for bed 
and breakfast accommodation.

It was at this point that Lukasz was referred to Threshold 
and we were able to arrange for the return of some of 
his belongings. The landlord, however, had destroyed 
everything else. We helped Lukasz find alternative 
housing. Threshold then assisted Lukasz with a case to 
the PRTB where he received compensation for everything 
he lost at the illegal eviction. He subsequently found a 
new place to live and is hopeful of finding work soon.

An illegal eviction occurs when a landlord forces a tenant out 
of a rented dwelling, for example by changing locks, cutting 
off the utilities or physically removing the tenant. Any eviction 
undertaken directly by a landlord is illegal.

Illegal eviction causes tenants to become homeless. A number 
of Threshold ‘s clients have ended up sleeping in cars or on the 
streets as a result of an illegal eviction. Others have lost personal 
possessions such as children’s clothes, legal documents or 
photographs and some have lost everything they own. Given 
that landlords have recourse to the Private Residential Tenancies 
Board for legitimate disputes with tenants, illegal eviction is 
never a solution.

Threshold dealt with 907 illegal evictions in 2009, compared with 
1009 in 2008. We prevented many illegal evictions from being 
completed or negotiated with the landlord to have the tenant 
reinstated. 

Threshold carried out a survey of a sample of 115 illegal evictions 
carried out in 2009: 40 involved rent arrears; 15 were on foot 
of a request from the tenant for repairs to be carried out to the 
dwelling; 9 were related to the payment of rent supplement; 8 
involved the summary termination by the landlord in advance of 
the notice date; 7 involved allegations of anti-social behaviour 
and 4 involved disputes between tenants. The remainder involved 
miscellaneous issues, for example, the tenant requesting a rent 
book or keeping pets. 

What is notable in the cases involving arrears is how low the 
level of arrears were generally. One case for example, involved 
arrears of €130 and another with arrears of €190. Eight cases 
involved arrears of less than €500. The highest level of arrears 
was €5,880. Given the thousands of people who have lost jobs 
and general difficulties people have paying personal debt and 
mortgages, this level of arrears is to be expected. Illegal eviction 
is not a justifiable response to arrears as a special procedure is 
available to landlords under the Residential Tenancies Act.

Fifteen cases of illegal eviction followed complaints by the 
tenants in relation to standards and repairs needed to the 
dwelling, for example to repair the heating and replace a washing 
machine. The landlord’s response was to illegally remove the 
tenant. Nine cases involved problems with the payment of rent 
supplement, for example a delay in processing a new application 
or a reduction in the amount paid. Eight cases of illegal eviction 
arose over the circumstances a tenancy was to end, for example 
where the tenant had served notice but the landlord reclaimed 
possession prior to the date the tenancy terminated. 

We dealt with 14 cases in 2009 where Gardaí attended the 
scene of an illegal eviction. Gardaí have no legal jurisdiction in 
private rented disputes which are solely a matter for the Private 
Residential Tenancies Board. Threshold welcomes the initiative 
taken by the Garda Commissioner to advise members of An Garda 
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What needs to change?

A culture change is needed amongst those landlords who use illegal eviction as a way to resolve disputes with 
their tenants. There is no place in the rented sector for illegal evictions.

Illegal Eviction



Both landlords and tenants have suffered financial loss 
due to the actions of unprofessional letting agents. 
Landlords have lost thousands of euro in rental income 
because letting agents did not forward the rental 
payments to them. Others have been held legally liable 
for the unlawful acts of the agent. The PRTB has issued 
Determination Orders against landlords due to the 
actions of their agents. In some cases, landlords were 
unaware of the agent’s actions. 

Many tenants have had their deposits unfairly withheld 
by agents or have been unable to get repairs carried out. 
Problems often arise at the start of tenancies where 
promised repairs to the dwelling are not carried out.

This places tenants in a difficult position where they 
must take legal proceedings against an agent to seek 
the return of a holding deposit. The involvement of an 
agent can also make it more difficult for the tenant 
to initiate proceedings at the PRTB against a landlord 
where the landlord’s contact details are unknown.

Threshold helps tenants who have difficulties in their 
dealings with letting agents. We seek to negotiate a 
resolution but we are concerned that we see the same 
agents acting unlawfully again and again. 

These agents appear to target vulnerable groups of 
clients, for example, people dependent on social welfare 
payments or non-Irish nationals living in Ireland. Some 
agents will hold the tenant’s deposit as their fee for the 
letting. 

Landlords and tenants are advised to ensure that they 
deal only with licensed agents by checking the database 
of licensed agents at www.npsra.ie or by contacting 
the High Court Accountants Office. Threshold refers 
unlicensed agents to the Revenue Commissioners for 
legal enforcement. Where a licensed agent is involved 
in repeated breaches of the law, Threshold will object to 
the renewal of their licence through the courts. 

Letting Agents

What needs to change?

Threshold calls on the Government to immediately pass into law the Property Services (Regulation) Bill to 

protect the interests of both landlords and tenants. This legislation proposes to modernise the regulation of 

agents and to provide for a complaints procedure against agents. The new legislation will make it easier to 

hold rogue agents to task.  
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Key Facts

 40% of Threshold’s clients deal with letting agents

 Letting agents are more prominent due to recession

 Over 5,000 letting agents advertise on property websites

 150 letting agents are known to be unlicensed

Case study: Landlord apologises for 
actions of agent
Two tenants living in a private rented apartment 
in Dublin contacted Threshold following a dispute 
with their agent over failure to carry out repairs in 
good time. 

Despite repeated calls to the agent the repairs were 
not carried out and the agent, irritated by repeated 
calls, told the tenants that they had to leave.

This notice was invalid and the manner in which it 
was delivered was intimidating. The tenants were 
very distressed and requested Threshold take a case 
to the PRTB. 

The PRTB found that the landlord was responsible 
for the agent’s failures to carry out repairs and 
for the agent’s actions in unlawfully terminating 
the tenancy. The landlord was ordered to pay 
compensation and was unaware of the actions of 
his agent. He subsequently paid the compensation 
and wrote to the tenants to apologise for the 
agent’s actions.

Case study: Agent gives tenant bounced 
cheques
Paulina, who rented a house with her family, sought 
Threshold’s help with the return of her rent deposit 
from a letting agent. 

She had been a tenant for two years and had kept 
the property in good condition and paid her rent 
on time. 

The tenant moved out of the property but her deposit 
of €1,000 was not returned. She contacted the agent 
on numerous occasions regarding the deposit and 
was twice given a cheque that bounced.

With Threshold’s assistance, Paulina secured the 
return of her deposit from the landlord.
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What needs to change?
Rent supplement should be paid directly to landlords – this simplifies the payment of rent supplement and makes it easier 

for the State to negotiate lower levels of rent.

Rent supplement should be paid in advance and not in arrears – recipients of rent supplement should be able to pursue 

accommodation on the same basis as tenants generally and not have to rely on landlords who are willing to accept rent 

in arrears.

Rent supplement should only be paid to landlords who comply with their legal obligations, for example compliance with 

minimum standards, registration with the PRTB and in paying tax. Threshold calls for a withholding tax to apply to those 

landlords who cannot prove their tax compliance.

During 2009, accommodation at the lower priced end 
of the private rented market was in high demand as 
individuals and families sought to adjust to lower incomes 
or to find accommodation within rent supplement limits. 
Average rents declined in line with income levels.

Threshold helped clients to renegotiate their rent and 
to apply for rent supplement. We also helped clients to 
explore their housing options, for example moving onto 
RAS, applying for local authority accommodation or finding 
alternative rented accommodation. We helped 789 clients 
in 2009 with their housing options, a reduction from 1,060 
in 2008. 

The increase of unemployment to 14% led to a significant 
increase in the number of applicants claiming rent 
supplement. The number of households on rent 
supplement has doubled and the budgetary spend on rent 
supplement has increased to over €500 million.

There is a lack of good data on rent levels across the 
country. The PRTB does not currently publish a rent index. 
Letting websites publish regular rent reports but this 
includes only data related to properties available to rent 
on the open market. It does not take account of ongoing 
tenancies where landlords and tenants renegotiate rent 
levels every 12 months without going through a lettings 
website. 

Threshold’s rent survey
A total of 105 clients participated in a Threshold 
affordability survey. It is of concern that a significant 
number of tenants (40%) paid 35% or more of their regular 
income on rent.

It is important that tenants are aware of their legal 
entitlement to renegotiate rent. They have a right under 
the Residential Tenancies Act for a rent review every 12 
months. They should also not pay above and beyond the 
market rent for their property, taking into account the 
duration of their tenancy; the condition of the dwelling and 
rent levels in the area.

Tenants should also be aware that signing leases restricts 
their negotiating position. Fixed-term leases restrict a 
tenant’s ability to demand a lower rent or to move to 
cheaper accommodation. Given that so many jobs are 
under threat, tenants should not bind themselves to 
fixed term leases. They can avail of the security of tenure 
provided in the Residential Tenancies Act and do not need 
to rely on leases.

Threshold’s rent survey also asked recipients of rent 

supplement for their experiences in the changing rental 
market. This survey arose against the background of 
an 8% across-the-board reduction in rent supplement 
payments in June 2009 introduced by the then 
Department of Social and Family Affairs and the increased 
tenant’s personal contribution.

Threshold’s survey found that in 35% of cases, landlords 
were agreeable to reducing the rent owed on the property 
in line with the reduction in the rent supplement payment. 
Many landlords were not so agreeable and the tenants 
either fell into arrears or had to pay top-ups in addition 
to their personal contribution. This placed people who 
are already living on meagre resources in very vulnerable 
positions.

Almost half of the respondents in this survey were paying 
top-ups above-and-beyond the rent declared to the 
Community Welfare Officer. As one respondent said “there 
is simply no accommodation suitable for my children at 
or below the rent cap. I have to go above it to provide a 
fit place for my children.” It is time for the Government 
to reform rent supplement to allow rent supplement 
recipients greater access to the rental market.

55% of respondents had been in receipt of rent 
supplement for over 18 months, some for eight to ten 
years. This highlights the need for increased action to 
move people into RAS.

Affordability and rent supplement
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Case study: severely ill tenant secures rent 
supplement after 3 appeals
Martin was in receipt of Disability Allowance and a long 
term recipient of rent supplement. He had ongoing health 
problems as a result of contracting cancer. He had been 
living in a small one-bed flat in a rural area. 

Due to ongoing problems with the flat which were not 
addressed by the landlord, the relationship between the 
landlord and Martin broke down. Martin moved out but the 
landlord contacted his Community Welfare Officer to say 
that Martin had left arrears (which Martin denied). As a 
result, Martin’s new application for rent supplement was 
rejected. 

This took place in September 2005 and Martin was forced 
to move many times from one rented place to another, 

always paying the rent from his payment. He was not 
able to claim rent supplement and was not given the 
opportunity to challenge or reverse the decision of the 
Community Welfare Officer. 

Martin came to Threshold’s attention in November 2008. 
Threshold established that he had literacy difficulties. 
Threshold assisted him with accessing his SWA file under 
Freedom of Information and drafted three separate appeals 
on his behalf. Martin won his case at the Social Welfare 
Appeals Office. We succeeded in showing that it was 
impossible for Martin to prove he did not have any arrears 
as he had no rent book or rent receipts. Additionally, the 
landlord’s had provided no evidence to the CWO of the alleged 
arrears. Threshold detailed the significant emotional and 
financial strain the rent supplement suspension had caused 
Martin. The appeal was successful and rent supplement was 
backdated to 2005.



Preventing homelessness

Threshold not only prevents homelessness through 
its housing advice and advocacy services, but 
it helps people who are homeless find housing. 
Threshold advocates for a ‘housing first’ approach to 
tackling homelessness, where the key to tackling 
homelessness is the provision of housing with the 
necessary tenancy supports.

People become homeless through a combination of 
personal and economic circumstances. Many hundreds 
of people a year are forced into homelessness because 
they leave care; they are illegally evicted or they can 
no longer live in a family home. The hardest challenge 
facing many homeless people is making the transition 
back into having a home.

Threshold has pioneered using the rented sector as 
an accessible route to helping homeless people back 
into housing. This helps single-person households 
who traditionally have not been able to access 
social or voluntary housing. We also provide tenancy 
sustainment to people who may have or have had 
addiction or personal problems which might endanger 
their tenancy.

Threshold has built up good relationships with 
landlords and with local authorities to help provide 
homeless people find homes. Threshold sources good 
quality properties from responsible and supportive 
landlords to assist us in providing housing.

Access Housing Unit
Threshold’s Access Housing Unit in Dublin aims to 
increase the availability of private rented tenancies for 
people who are homeless and at risk of homelessness 
and support people in the transition from homelessness 
to independent living. A total of 34 new tenancies 
were created in the private rented sector and in 
RAS for people referred from emergency homeless 
accommodation. A further 19 accessed other housing 
options.

During 2009, 214 people were referred to the AHU. 
Included in the 214 are 18 people who were referred to 
the AHU on more than one occasion in 2009, where 
they were able to address addiction or other issues 
during the year. We are able to house some of this 
group because of the progress they made.

Outcomes for Access Housing Unit clients:
 34 tenancies created (24 with sustainment support)

  10 referrals given assistance to source their own 
accommodation;

 4 returned to the family home;

  4 moved to supported housing appropriate to their 
needs;

 1 person obtained local authority accommodation.

Of the remaining referrals, 117 referrals did not meet 
the criteria for example due to ongoing drug and 
alcohol addiction problems. A further 44 clients did not 
pursue their application. Moreover, a number of clients 
could not be housed as they were not entitled to rent 
supplement.

Breakdown of tenancies created:
 3 Fathers with part-time access to children

 1 Single woman

 29 Single men

 1 Couple

Providing homes in Cork city
Threshold in partnership with Cork City Council is 
providing homes for up to 50 households under the 
Rental Accommodation Scheme. Our Gilabbey Court 
development has also been transferred to the RAS 
scheme. The standard of accommodation is higher 
under RAS and rents are means-tested meaning that 
they are more affordable. These schemes will provide 
homes to people who have experienced homelessness 
and people at risk of homelessness. 

Threshold is providing a property management service 
as well as tenancy sustainment to support tenants to 
live independently. The Tenancy Sustainment Service 
supports RAS tenants in making a transition to their 
new home. Our tenancy sustainment worker provides 
pre-tenancy training and then visit people in their new 
homes to help them adapt to independent living. We 
help people manage budgets and to access training and 
education opportunities.

Tenancy sustainment and placement services
Our tenancy sustainment workers in Dublin, Cork and 
Galway supported almost 100 homeless or at-risk 
households to help them make a successful transition 
into independent living. Our Older Persons’ project in 
Galway helped an additional 51 vulnerable older people in 
the western region. 

Threshold in Cork and Galway also provide help on a 
daily basis to people looking for rented accommodation. 
This placement service helped 153 people in Cork and 
224 people in Galway secure tenancies. People called to 
Threshold offices to access properties available to rent 
through the local newspaper or online. Our placement 
adviser will contact landlords on their behalf and to 
advise on all the tasks associated with letting property. 
This service is especially helpful to single person 
households who have a difficult task in finding good 
quality, affordable accommodation.

Case study: From a hostel to a home
Geraldine is a 27 year old lone parent with two children 
living on Dublin’s southside. She was homeless and 
living in a hostel with her children when she approached 
Threshold for help.

Geraldine’s difficulties had begun the previous year 
when she and her partner got into financial difficulties 
when their hours of work were greatly reduced. They 
got into rent arrears, forcing them to leave their rented 
accommodation. They moved in with his family in an 
already overcrowded home. The stress of these events 
led to tension between the couple and Geraldine had no 
choice but to move into homeless accommodation.

As a lone parent, living in homeless accommodation can 
be difficult. Although Geraldine’s family and friends were 
supportive, they could not visit her or her children in the 
hostel. They could not help when Geraldine had difficulty 
getting her baby to settle or when her older child was 
unwell.

Despite what many people would have found to be an 
impossible situation Geraldine continued to care for 
her children in a safe and secure environment. She met 
all of her appointments and responded to all requests 
by the Access Housing Unit. We acquired good quality 
accommodation for Geraldine close to her daughter’s 
new school.

Case study: vulnerable woman provided with 
home suited to her needs
Neasa is a single woman in her late 40’s who contacted 
Cork Threshold when she was forced to move out of 
her accommodation after being the victim of continual 
anti-social behaviour by a gang of local youths. 
Neasa has both physical and mental health issues 
and found it difficult to find suitable accommodation 
appropriate to her health needs. She slipped in and out of 
homelessness and had slept in an armchair in a friend’s 
house for some months.

Threshold assessed Neasa’s housing needs and 
provided her with a RAS apartment. Due to a physical 
injury that significantly affected her mobility, Threshold 
carried out some structural adaptations to her home. 
Since taking up occupation in 2009, she has rekindled a 
strong relationship with her own family. She has invited 
relatives and old friends to her home for visits. Neasa 
has also returned to education and has settled well in 
her community.
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Dublin and the eastern region

No. of private rented tenancies in each county

Dublin 102,526

Carlow 3008

Kildare 9155

Kilkenny 3194

Laois 2315

Longford 2056

Louth 4514

Meath 5483

Offaly 2248

Westmeath 4761

Wexford 5898

Wicklow 5608

Threshold’s advice centre in Dublin dealt with almost 
10,000 queries in 2009. The most common dispute 
dealt with by the Dublin office was deposit retention. 
Threshold intervenes and negotiates on behalf of clients 
to seek the return of tenants’ deposits.

The Dublin office operates an emergency out-of-hours 
service every Thursday evening to provide a service to 
clients out of the normal working hours. This helped 
391 clients in 2009 an increase of over 20% from the 
previous year as clients contacted us with concerns 
over notice they received, lease agreements, deposit 
retention and getting repairs carried out. 

Threshold continues to work with Fingal County 
Council in providing a weekly outreach service every 
Tuesday afternoon in the Fingal County Council offices in 
Blanchardstown, Dublin 15. This is an important service 
and enables many to connect with our service that may 
otherwise not be able to get to us for help. 62 clients 
benefitted from this service in 2009.

Threshold at PRTB hearings
The Dublin Advice Centre provided free and independent 
representation to 255 clients who referred disputes to 
the Private Residential Tenancies Board. This was an 
extremely busy year as the number of cases increased 
by 56%. As the chart below illustrates, over two thirds of 
hearings attended were in relation to deposit retention 
whilst the validity of notice and illegal evictions 
accounted for over one in five cases.

Main PRTB dispute issues 

Case study: Evicted before Christmas
Michelle and Simon shared an apartment and both were 
in receipt of rent supplement. Simon is separated and 
has visitation rights to his children, who often stay 
overnight. Simon and Michelle were illegally evicted 
by their landlord after they withheld a small amount 
of rent in protest against repairs not being adequately 
addressed. In speaking about the eviction Simon stated:

“It happened just before Christmas, and the whole thing 
was a nightmare. The children used to spend a lot of 
time over at the apartment, suddenly I had no base, we 
were spending time at McDonalds and other places, and 
you can’t be doing that, children need more than that. 
They were affected by it, you could tell.”

Michelle and Simon were made homeless by the illegal 
eviction, spending the night in a van and then having to 
sleep on the sofa of family and friends before accessing 
emergency accommodation. Michelle and Simon were 
represented by Threshold and were awarded €10,000 
in general damages. Speaking about the help they 
received at the PRTB hearing, Michelle said: “Threshold 
was absolutely brilliant; I don’t know what we would 
have done without them. I wouldn’t have known what to 
do without their help. They were with us every step of 
the way.” 

  Deposit retention   Illegal Eviction

  Validity of notice   Breach of obligations

  Rent review    Rent Arrears

  Standards    Other 

Cork and the southern region

No. of private rented tenancies in each county

Clare 4073

Cork 29507

Kerry 6213

Limerick 11308

Tipperary 5503

Waterford 6500

Advice & Advocacy
In 2009, Threshold Cork provided advice and advocacy in 
over 6,200 cases across Cork and the southern region. 
Deposit retention continues to be a significant problem. 
A survey carried out in June 2009 found that the Cork 
office was successful in retrieving deposits for clients to 
the amount of €22,000 in this month alone. Due to the 
rise in unemployment as a result of the downturn in the 
economy, an ever increasing number of tenants found 
themselves in rent arrears which have resulted in a rise 
in illegal evictions being carried out. 

Private Residential Tenancies Board
The Southern Advice Centre represented 83 clients at 
the Private Residential Tenancies Board Adjudication and 
Tribunal Hearings in 2009. This service was provided 
to clients from the entire Munster region with hearings 
taking place in Waterford, Limerick, Tralee and Cork. 

Local Challenges
A number of events occurred in Cork that had a 
significant impact on tenants in the private rented 
accommodation sector during 2009. These included the 
devastating flooding that took place in January and the 
unforgettable “Big Freeze”. Tenants found themselves in 
properties which were uninhabitable and with landlords 
not providing alternative accommodation. A number of 
landlords did not carry out adequate repairs following 
these events and there was an increase in the number of 
illegal evictions. 

Placement service
The Southern Region Advice Centre continues 
to provide a placement service to clients every 
Monday and Tuesday afternoon. The service helps 
secure accommodation in the private rented sector 
for individuals who are homeless or in danger of 
homelessness. There continues to be a great demand 
for this service as people look for more affordable 
accommodation. 

Policy and Promotion
During 2009 Southern Region Advice Office continued to 
develop its links with voluntary and statutory agencies 

in the region. Threshold provided clinics at a number 
of locations including the Citizens Information Centre 
in Tralee and the Simon Homeless Shelter as well as 
attending a variety of public events. Threshold also 
continues to actively contribute to a variety of local 
policy forums including the Cork Homelessness Forum 
and the Cork Social Housing Forum. 

Threshold in the Market
Our annual fundraising event “Threshold in the Market” 
took place in November 2009. This event raised over 
€7000 and its success was brought about by the time 
and commitment of our fundraising committee, the staff 
and volunteers of Threshold and Kay Harte and her staff 
at the Farmgate restaurant. 

Focus on letting agents
Increasingly, Threshold Cork is encountering tenants 
that are having problems with letting agents. 

Agents acting outside of the law by issuing invalid 
notices of termination; by calling to properties without 
providing tenants with any adequate notice; failure to 
supply rent books and refusing to provide tenants with 
the name and address of landlords are some of the 
most common problems. Many agents are not licenced 
and there is little regulation of the industry. As a result, 
tenants do not have any easy way to make a complaint 
against a letting agent. This is where the support 
provided by Threshold to tenants is critical. 

In situations where letting agents act on behalf of 
tenants, the lease or tenancy agreement does not 
provide the contact details of the landlord. A tenant 
may be required to obtain these contact details in order 
to refer a case to the PRTB and the agent is obliged to 
provide this information to the tenant. 

In Cork, Threshold has encountered a number of agents 
who repeatedly operate outside the law and infringe 
tenant rights. One agent, in particular, was cause of 
significant difficulties for tenants. The agent in question 
refused, on a regular basis, to provide tenants with the 
details of landlords when they required these details to 
make a complaint with the Private Residential Tenancies 
Board or to engage with Threshold when it contacted her 
on behalf of our clients.

Threshold, working with a number of tenants affected, 
lodged an objection with the District Court to the 
renewal of letting agent’s licence. Taking this course of 
action led to the agent being willing to negotiate with 
Threshold and to agreeing to a formal undertaking to 
provide tenants with landlords’ details on request.

By taking action in this case Threshold brought about 
a significant change in the actions of an individual 
agent, but the intervention has the potential to prevent 
many tenants experiencing unnecessary hardship and 
inconvenience. 
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Galway and the western region

No. of private rented tenancies in each county

Cavan 1880

Donegal 3652

Galway 17065

Leitrim 1341

Mayo 4486

Monaghan 1223

Roscommon 2091

Sligo 4387

During 2009, Threshold in Galway dealt with 5,265 
housing queries. 63% of our clients were in receipt 
of a social welfare payment, a pension or a grant as 
their main source of income, while the majority of the 
remainder could be classed as low earners.

Older Persons Project
The Older Persons Project worked closely with over 50 
older people in 2009 while providing information and 
advice to another 400 older persons. It was particularly 
successful in assisting older people to access their 
housing rights. The clients were very appreciative of the 
work. “I couldn’t have dealt with my landlord alone. He 
was so intimidating,” one 70 year old client informed us, 
while another said “I was completely unable to deal with 
the paper work involved in my case. I would have just 
let it go when they said in a letter that I couldn’t get the 
grant, I was so ill at the time, but Threshold persisted 
and I got the grant and now my home is a much more 
comfortable place to be and I am not dreading the 
winter.” The worker has built up significant expertise in 
housing issues which are particular to older people and 
her reputation is now well respected in the region. 

Tenancy sustainment Project
In September of 2008 we commenced a Tenancy 
Sustainment Project in partnership with Galway City 
Council. Tenancy sustainment involves providing 
practical support and making visits to help people 
retain their tenancies. We now provide 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. Since the beginning of the project four people 
have been able to go on to independent living, two have 
gone back to education and one has got a part time job. 
Others are progressing more slowly and will be in need 
of support for a greater period of time but most will 
eventually move onto independent living. The Tenancy 
Sustainment Worker’s involvement in advice and support 
around budgeting has also increased in 2009 as many 
clients have had their incomes reduced and there are 
fewer employment opportunities. 

Rent survey
In June 2009 the maximum rates payable of rent 
supplement were reduced nationwide. Prior to 
this reduction we carried out a survey of one bed 
accommodation in the Galway City. We found that less 
than 6% of one-bed accommodation was available 
to rent supplement recipients because rents were 
either above the cap or the landlord would not accept a 
tenant receiving rent supplement. The reduction in rent 
supplement in June exacerbated this situation. In 2009 
25% of our clients described themselves as living alone, 
while a further 28% were sharing accommodation with 
other adults. Our survey demonstrated an acute shortage 
of affordable one bed accommodation in Galway City.

Training
We provided training on housing issues to Citizens 
Information Centre in the region including Galway, 
Limerick and Ennis and provided training to other social 
housing organisations and the accommodation officers 
at NUIG. We also maintain a good relationship with the 
accommodation offices of other third level colleges in 
our region including Sligo IT, Letterkenny IT and Galway 
Mayo Institute of Technology and provide advice, 
information and guidance on housing issues to them 
each year.

.

sources of funding

In 2009, 33% of our annual income was raised from 
donations, fundraising events and our charity shops. 

Donations enable Thresholds’ housing advice work. 
Without our loyal donors, we would not be able to 
provide the standard and extent of service, improving 
quality of life for so many families renting in Ireland. 
In spite of the economic challenges we faced due to 
economic downturn, our donors continued to respond to 
our urgent appeals for financial assistance.

We received nearly €100,000 through regular donations 
in 2009. Sustainable funding helped us to plan service 
delivery. Many donors chose to donate €22 monthly, 
directly sponsored a trained and specialist housing 
adviser for 1 hour. Regular donations over €21 per month, 
were in fact worth up to 69% more to Threshold when 
we reclaimed tax on PAYE donors donations.

Many supporters contributed by volunteering. They 
helped to raise awareness of Threshold by undertaking 
numerous church gate and public collections.  

Threshold’s charity shops in Tralee, Castleisland and 
Ballincollig make a valuable contribution to financial 
support for frontline services as well as raising 
awareness of Threshold’s work in local communities. 
We are very grateful for the contribution of managers, 
staff and especially volunteers who play such an 
important role in running our charity shops.

Threshold also launched an appeal for legacy donations. 
Every legacy gift, no matter how big or small makes a 
difference.

Special thanks to the Department of the Environment, 
Heritage and Local Government, our principal funders for 
their ongoing support. 

 FÁS

 Homeless Agency

 Dublin City Council

  Dún 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

 An Pobal

 Ulster Bank

 Irish Life Group

 Spec Savers

 Dublin Lions

  Cyril O’Neill & Company

  Central Bank & Financial Services 

 John Sisk & Son Ltd

 Moore Wines

Thanks also to the following: 

Sources of fundingGalway and the western region24 25

Midsummer 
Concert
Once again Threshold 

held its Annual 

Midsummer Concert 

in the Aula Maxima 

at NUI Galway with 

performances by 

Sharon Shannon, 

Eamon Rabbitte, DC4, 

Classicords String 

Quartet and Cois 

Cladaigh Chamber 

Choir. Our warm 

thanks to the artists 

and attendees.



Threshold is 
governed by a 
voluntary Board 
of Directors:
Aideen Hayden (Chairperson), 
Lance O’Brien (Secretary), 
Brian Murphy (Treasurer), 
Des Byrne, 
Ted Crosbie, 
Pat Farrell, 
Paddy Gray, 
Trócaire Joye, 
Thora Mackey 
and Martini Molloy. 

Contact Threshold
    Threshold head office and Dublin advice office

 21 Stoneybatter, Dublin 7
 (01) 635 3600
 
  Cork Threshold

 22 South Mall, Cork 
 (021) 427 8848

 Galway Threshold
 3 Victoria Place, Merchant’s Road, Galway   
 (091) 56 3080

 Tralee charity shop
 Milkmarket Lane, Tralee, Co. Kerry
 (066) 710 2685

 Castleisland charity shop
 41 Main Street, Castleisland, Co. Kerry
 (066) 716 3742

 Cork charity shop
 Unit 5, Ballincollig Shopping Centre, West village,  
 Ballincollig, Co. Cork
 (021) 487 7251

Financial report 2009
Threshold returned to a breakeven financial position in 2009 after incurring deficits in 2008 and 2007. 
We are acutely aware of the economic climate and we have implemented cost-saving and efficiency 
measures to focus our resources on the delivery of frontline services. The cost of administering the 
organisation has reduced in recent years to 10% in 2009.

Financial Report 2009

Income € %

Total 2,039,694 100.00

Donations & Fundraising 617,872 30.29

Grants 1,032,582 50.62

Grants FÁS Community Employment Scheme 239,651 11.75

Charity Shops 57,521 2.82

Rental & Deposit Income 68,546 3.36

Miscellaneous 23,522 1.15

Expenditure

Total 2,001,078 100.00

Direct Charitable Expenditure 1,214,737 60.70

FÁS Community Employment Scheme 239,651 11.98

Fundraising and Publicity 338,839 16.93

Managing & Administering the charity 207,851 10.39

source of Funding

 Grants    

 Donations & Fundraising 

 FÁS Community Employment Scheme 

 Charity Shops 

 Rental and Deposit Income   

 Miscellaneous  

12% 

30% 

51% 

3%
1%3%

Contact Threshold  
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