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Threshold is a national housing charity, founded 
in 1978, operating advice centres in Dublin, Cork 
and Galway and a national advice and Tenancy 
Protection helpline. We are the only specialist 
advice and advocacy service for tenants facing 
housing problems in the private rented sector in 
Ireland. In 2019, we supported 17,248 individual 
households living in the private rented sector 
and we have assisted over 14,000 individual 
households so far in 2020.

The COVID-19 restrictions and associated 
legislative changes have had a significant impact 
on renters, causing great uncertainty and fear. 
Threshold advisors continued to support tenants 
and protect tenancies throughout lockdown. 
Shockingly the number of illegal eviction cases 
brought to us during the lockdown period was 
higher than for the same time in 2019 in spite 
of the moratorium on evictions, which was 
introduced very quickly by Government. With the 
moratorium on evictions now lifted, tenants are in 
need of Threshold’s Tenancy Protection Service 
more than ever. In this Pre-Budget submission, we 
advocate for investment in housing, in homeless 
prevention, financial supports for those in rent 
arrears and for policy and legal change for private 
renters. We propose solutions, which are informed 
by evidence from our work in advocating for 
tenants and protecting tenancies. 

We are concerned about the long-term impact 
of the COVID-19 crisis on private renters. The 
potential for long-term indebtedness amongst 
tenants is a real risk and may result in significant 
levels of eviction. Legislative measures introduced 
to protect those with rent arrears will have little 
impact without suitable debt resolution measures 
and binding agreements to resolve that debt. 
There is a risk that without robust measures to 
resolve the debt these evictions will merely be 
delayed.  

We find ourselves at an unprecedented point in 
our social and economic history with the impacts 
of COVID-19 having far-reaching implications 
for all aspects of our lives, including the ways in 
which services are delivered and critical goods 
are accessed. This critical juncture poses huge 
challenges but also presents us with opportunities 
for taking stock and re-casting the development 
and delivery of key services, such as housing. 

More and more people are making their home 
in the private rented sector, some by choice, but 
many because they cannot afford to buy their 
own home or cannot access social housing. The 
COVID-19 pandemic has demonstrated, beyond a 
shadow of a doubt, that a home is a basic human 
right. Without a suitable home, you cannot keep 
yourself and your loved ones safe. There are three 
elements vital to making the private rented sector 
a viable and nurturing tenure of choice – Security 
of Tenure, Affordability, and Suitable, Good 
Quality Housing – the basics of a well-functioning 
private rental sector. 

To ensure these vital elements are there in Irish 
society, Threshold calls on the Government 
to make appropriate investments in homeless 
prevention, fund a large-scale State building 
programme and transform the private rented 
sector through innovative ideas and legislative 
change to put it on an equal footing with other 
areas of housing. A person who rents their home 
must be treated with the same dignity and respect 
as a homeowner and given the same protections.

Aideen Hayden 
Chairperson of Threshold
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Threshold’s Recommendations for Budget 2021

1. Allocate €20 million to a rent arrears fund. 

2. Reintroduce the moratorium on evictions.

3. Ring-fence 20% of the homeless budget allocation for homeless prevention.

4. Reintroduce the moratorium on rent increases.

5. Permanently retain the flexibility introduced into the Rent Supplement and the Housing   
 Assistance Payment (HAP) schemes. 

6. Allocate the necessary funds to hold a Referendum on the Right to Housing.

7. Devise and implement measures to avoid tenancy termination on grounds of sale.

8. Ring-fence 20% of the Carbon Tax revenue, allocated to residential energy efficiency   
 upgrades, to upgrade the energy efficiency of private rental properties.

9. Provide necessary resources for Local Authorities and Approved Housing Bodies to build  
 75,000 homes over the next five years. 

10. Establish a Pilot Scheme to repurpose unused Purpose-Built Student Accommodation as  
 housing for key workers in light of the reduced need for student accommodation. 
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1. Allocate €20 million to a rent arrears fund 
The job losses experienced on foot of the COVID-19 restrictions have had a disproportionate impact on 
private renters. This gives great cause for concern, as those living in private rented housing are more likely 
to experience enforced deprivation 1, even before the impacts of COVID-19. Given this, the unaffordable rent 
levels in Ireland and other factors such as landlords’ refusal to accept rent supplement and HAP, private 
renters who have lost their jobs are at risk of having accrued arrears and of homelessness. Moreover, 
while supports such as greater access to Rent Supplement were made available it has been Threshold’s 
experience that many of those who would be eligible were not aware of them. Tenants have built up arrears 
and the loss of homes has only been staved off by the moratorium on evictions, which ran from March 
2020 to August 2020. The Residential Tenancies and Valuation Act 2020, which commenced in August, will 
delay evictions, for some, on the grounds of rent arrears until January 2021. While this is welcome, without 
practical financial supports, private renters in arrears face eviction when the protection ceases. 

To address the rent arrears and protect tenancies, Threshold is calling on Government to allocate €20 
million to a rent arrears fund for the following suite of measures: 
• Affordable repayment plans;
• Additional/enhanced financial supports;
• Long-term low-interest State-supported loans;
• Debt forgiveness schemes. 

Putting in place measures to allow tenants deal with their debt will be more effective and less costly to the 
State than allowing tenants to be evicted for rent arrears and risk ending up in homeless services, whether 
now or in 2021. These measures must be available to all who accrued rent arrears on foot of COVID-19 
related income loss.

Unfortunately, only one of these measures has been provided to tenants in the new legislation: that of the 
support of MABS to create a repayment plan. Where a tenant does not have the capacity to pay the arrears, 
a repayment plan offers no solution to either the landlord or the tenant. Even where a tenant enters into a 
repayment agreement, unless supported by the law a landlord may still pursue eviction. Legislative change 

I  Survey on Income and Living Conditions (SILC): Enforced Deprivation 2019, 
https://www.cso.ie/en/releasesandpublications/ep/p-smdep/
surveyonincomeandlivingconditionssilcenforceddeprivation2019/resultsandanalysis/, (accessed 04/09/20)
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Francesca’s Story – Covid-19, Job Loss and Rent Arrears
“Francesca and her family were renting a three-bed home for over €2,000 a month. Sadly, 
Francesca’s relationship broke down during the lockdown period and her partner moved 
out. Immediately, she was struggling to pay the rent. Like most private renters, she 
prioritised the rent over everything else. She knew it would be a struggle when the two 
children returned to school but she would do her best. Despite her best efforts, rent arrears 
began to accrue. Then, because of COVID-19, she lost her job. Francesca approached the 
Local Authority to seek approval for HAP; however, the rent on her home was above the 
permitted cap. She set about finding somewhere else to rent but could not find anything 
within the cap of €1,275. The cheapest place she could find, with a landlord willing to accept 
HAP, was €1,900. In the meantime, her landlord issued a warning for arrears, followed by a 
notice of termination. Threshold advocated to the Local Authority to approve Francesca for 
the enhanced Homeless HAP payment. However, they have assessed that, as her landlord 
cannot evict her for the arrears until January 2021, she is not at risk of homelessness and 
so not eligible. In the meantime, she will continue to accrue arrears, will lose her home in 
January 2021, and it is highly unlikely that she will have her deposit returned or be provided 
with a good reference to secure a new home.”
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is therefore required to place a legal obligation on a landlord to respect the repayment agreement and not 
evict a tenant who is adhering to that agreement. 

Where the tenant’s capacity to repay is reasonable (where, for example, the tenant is on short time but 
expects to return to full pay in the future), the state might intervene by providing a long-term, low-interest 
loan. This pushes the debt out into the future at an affordable level for the tenant. An interest-free period 
might be included to enable the tenant to get back on their feet financially. Such a loan could be granted 
through the Local Authority system or through, for example, Credit Unions. Given the historically low cost 
of Government debt at the moment, this would be a cost-effective way of allowing a return to normality 
and protecting homes.

Greater issues arise where a tenant cannot pay back the arrears at all and debt forgiveness, such as a debt 
relief notice, may be required. However, where a landlord cannot sustain such a loss, increased State support 
may be required. The cost of such interventions will be far less than the financial, social and emotional cost 
of homelessness. Essentially a package of measures, supported by a dedicated fund, is required to suit the 
various financial circumstances in which renters and landlords find themselves in the aftermath of initial 
onset of COVID-19. Supports have been provided to other sectors of the economy to ensure the fallout does 
not cause lasting damage and the protection of homes is just as valid.

The spirit of the legislation, to protect the homes of tenants in rent arrears, would be best served by the 
establishment and resourcing of a protocol to recognise Threshold’s role to negotiate between tenant and 
landlord, on foot of the repayment plan drawn up by MABS. This is necessary given the complex nature of 
the legislation and the limitations on the roles of MABS and the RTB in aiding tenants to resolve arrears.

2. Reintroduce the moratorium on evictions
There is a need to extend the moratorium on evictions for at least six months with a view to a further 
six-month extension based on the COVID-19 restrictive measures in place. This is vital to ensuring that 
all people have a home where they can live safely and securely.

The moratorium on evictions can only be said to have had a positive impact for those experiencing 
homelessness, those at risk of homelessness, for all people renting and worrying about losing their 
home and for the public purse. There was a 23% drop in family homelessness and a 21% drop in child 
homelessness between March and July 2020. Unfortunately, there was little change for adults without 
children, with homeless rates remaining almost unchanged among this cohort. This points to the dearth of 
suitable housing for single adults and couples without dependants.

3. Ring-fence 20% of the homeless budget allocation for homeless  
 prevention 
Threshold is calling on the Government to ring-fence 20% of the homeless budget allocation for 
homeless prevention, with an emphasis on funding services that prevent homelessness occurring in 
the first instance. 

Prevention is cheaper than emergency homeless accommodation, avoids unnecessary human misery and 
is the morally appropriate response to homelessness. Homeless prevention, as a solution to homelessness, 
is currently underfunded. 

Between 2016 and 2020, the budgetary allocation for homeless services more than doubled, increasing 
from €70 million to €166 million 2, while homeless prevention accounted for only 5% of expenditure in 2019 
compared to 7% in 2016. Worryingly, at a time of increased expenditure on homelessness and increasing 
numbers of people experiencing homelessness, expenditure on homeless prevention has become an 
increasingly smaller proportion of allocation and of actual expenditure.  

Threshold is calling for increased investment in services providing advice and advocacy to those at risk of 

2 Budget Expenditure Allocations, various years
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4. Reintroduce the moratorium on rent increases
As the country enters an economic recession, Threshold proposes a freeze in rent increases for an initial 
12-month period to be further reviewed in the light of developments in the economy in the intervening 
period. As of the first week of September 2020, over 200,000 people remained in receipt of the Pandemic 
Unemployment Payment 3 and 360,000 were supported by the Temporary Wage Subsidy Scheme 4. Analysis 
by the ESRI has illustrated that a large proportion of those who lost jobs on foot of the COVID-19 restrictions 
are living in the private rented sector 5. 

With such uncertainty ahead in respect of businesses opening again, particularly in the hospitality sector, 
the Government cannot allow rents to continue to grow. Tenants cannot sustain constant increases in rents. 

3 Update on Payments Awarded for Covid-19 Pandemic Unemployment Payment And Enhanced Illness Benefit – Statistics, 
https://www.gov.ie/pdf/?file=https://assets.gov.ie/86439/f48dced6-bc9e-428a-82f2-b6a68f75de25.pdf#page=null 
(Accessed 04/09/20)
4 COVID-19 Wage Subsidy Scheme statistics, https://www.revenue.ie/en/corporate/information-about-revenue/statistics/
number-of-taxpayers-and-returns/covid-19-wage-subsidy-scheme-statistics.aspx (accessed 04/09/20)
5 ESRI, Geary Institute Presentation 24th April
6

Elena and Marius’ Story  – Rent Hike, Notice of Termination, 
Homelessness Prevented

 “Elena, Marius and their three young children were renting their home for three years, 
when their landlord verbally informed them he was increasing the rent by over 15% with 
only a month’s notice. Not being in a Rent Pressure Zone and the new rent reflecting market 
rent the landlord was within his rights to make the increase. They could not afford this 
and explained this to the landlord. The landlord indicated they would need to move out 
when the tenancy expired at the end of the month. They began desperately looking for 
somewhere else to live to no avail. Terrified they would become homeless Marius and Elena 
contacted the Local Authority, who referred them to Threshold. The Threshold advisor was 
immediately able to tell them they were entitled to a valid rent review notice and a valid 
notice of termination. The Threshold advisor spoke to the landlord on their behalf and in 
addition, assisted them to apply for HAP to pay the increased rent. Once this was done the 
family were able to stay in their home and homelessness was prevented.” 

Mags and Thomas’ Story – Moving out of Homelessness
“Mags and Thomas, a young couple who had both experienced homelessness as children, 
found themselves homeless again as young adults. They had never rented before and 
were unemployed; landlords were not interested in them as tenants. They were referred 
to Threshold’s Single Persons Pilot scheme where they met Threshold advisor Agnes. With 
the help of Agnes, Mags and Thomas were able to secure an apartment. The young couple 
feel so happy, safe and secure in their home, a feeling they have never experienced before 
in life. They are excited about their future and discovering the opportunities now available 
to them.”

homelessness, such as Threshold’s Tenancy Protection Service and the Single Person Pilot. In 2019, the 
Tenancy Protection Service prevented over 8,000 households from losing their homes in the private rented 
sector. Single people are disproportionally represented on the homeless list and in an effort to address that 
Threshold established a project specifically to tackle the gap in supports. Between December 2019 and 
June 2020, 325 clients were supported by the Single Persons Pilot project and with the exception of four 
cases, homelessness was prevented for all cases closed so far. Investment in, and importantly promotion 
of, this type of dedicated service, on a national basis, is vital to ensure those at risk of homelessness receive 
the assistance they require in a timely manner.

Homeless prevention must be at the forefront of all investment in homeless service provision, policies and 
strategies. This will allow us to keep reducing the numbers experiencing homelessness. 



5. Permanently retain the flexibility introduced into the Rent   
 Supplement and the Housing Assistance Payment (HAP)    
 schemes in response to the COVID-19 pandemic
While the take-up of the Rent Supplement scheme has been relatively low since the onset of the COVID-19 
pandemic, the Department of Employment Affairs and Social Protection has made the payments swiftly, 
ensuring they were sufficient to cover rents and sustain tenancies 6. Similar flexibility, as well as the 
application of greater understanding in the treatment of arrears 7 was shown for HAP tenants who lost 
their income because of COVID-19 restrictions. Threshold very much welcomes the manner in which both 
the Department of Employment Affairs and Social Protection and the Department of Housing, Planning 
and Local Government have shown a great willingness to protect those at risk. We are concerned however 
that this flexibility will end and we will return to a system which was cumbersome, inflexible and where 
payments did not cover rents. To prevent this Threshold proposes that this flexibility be made a permanent 
feature of both systems. This will prevent the accrual of rent arrears and the loss of homes. In addition, we 
propose extending the Interim Tenancy Sustainment Protocol to include HAP. Operated by Threshold, this 
service has been hugely successful since it began in 2014. It examines each application on a case-by-case 
basis and ensures that only appropriate payments are sought from the Department of Employment Affairs 
and Social Protection and that those payments are reasonable and needed to protect the tenant from 
homelessness. A referral to the ITSP is a necessary part of the resolution of rent arrears. 

6 As per DEASP Circulars 22/20 “Rent Supplement Special Provisions COVID-19 Pandemic”
7 Written answers, Tuesday, 16 June 2020, Department of Housing, Planning, and Local Government
Covid-19 Pandemic Supports, Question 1089, https://www.kildarestreet.com/wrans/?id=2020-06-16a.2841 
(accessed 19/06/20)

Marcus’ Story – Pandemic Unemployment Payment, Rent 
Supplement, Tenancy Protected

“Marcus lost his job due to the COVID-19 restrictions in April 2020 and applied for the 
Pandemic Unemployment Payment. His rent was €1,000 a month. He had no idea how he 
was going to afford this, or even find somewhere affordable to move to during the lockdown. 
A Threshold advisor talked him through the rent supplement application process. Marius 
called back few weeks later to say the rent supplement had been approved. He was able to 
pay the rent and stay in his home. He was so relieved and could turn his attention to finding 
a new job.”

6. Allocate the necessary funds to hold a Referendum on the Right  
 to Housing 
To underpin and solidify the protection of and respect for the homes of private renters - and to ensure 
that all barriers to the development of homes are removed - the right to housing needs to be enshrined 
in the Constitution of Ireland. The Government has committed to a Referendum on housing and we wish 
this to be framed as a Referendum on the right to housing and not confined to a referendum on land, for 
example. The Constitution cannot be a block to resolving the homeless and housing crisis.  

Threshold is calling on the Government to allocate the necessary funds to hold a Referendum on the Right 
to Housing in 2021. 

Visual Identity Guidelines 2016

B
rand Identity G

uidelines 2016. V
 2.3

Home Safe Home - Renting in a COVID Era - Pre-Budget Submission 2021

7



7. Devise and implement measures to avoid tenancy termination   
 on grounds of sale
The home is a refuge and must be protected regardless of tenure. In comparison to the homes of owner-
occupiers and social housing tenants, the homes of private renters are treated as commodities. The 
grounds for eviction contained in legislation governing the sector undermines every protection offered to 
tenants (Residential Tenancies Act as amended), as demonstrated in the report Threshold launched earlier 
this year, entitled “Security and Agency in the Irish Private Rental Sector” 8. 

Notice of termination on the grounds of sale of the property by the landlord is the most common reason 
tenants are evicted from their homes, as it is common practice to sell with vacant possession. The reason 
for this is that a tenanted property is expected to command a lower price on the market than a vacant 
property. To make the private rented sector a viable tenure choice and to keep good tenants in their homes, 
it is necessary for the Government to investigate measures to limit notices of termination on the grounds 
of sale.

8 Byrne, M., McArdle, R. (2020) “Security and Agency in the Irish Private Rental Sector” https://www.threshold.ie/
publications/the-future-of-the-private-rented-sector/ 
9  CO2 Emissions,   https://www.seai.ie/data-and-insights/seai-statistics/key-statistics/co2/?gclid=Cj0KCQjw-
uH6BRDQARIsAI3I-UcjRPy5vjYBRWB8ct8eCz6-YqEwIeAofDwyTg0WGNvSdlkJqPw_oYgaAoWPEALw_wcB (Accessed 
09/09/20)

Shane and Becky’s Story – Landlord Selling and Fearful of 
Homelessness

 “Shane, Becky and their two children had rented their home for five years when they 
received a notice of termination shortly before Christmas 2019. Their landlord wanted to 
sell the home. He could sell with the family in the home but chose to evict the family first, 
as is common practice in Ireland. They had until May 2020 to move out. The moratorium 
on evictions, which came into place as a result of the COVID-19 restrictions, gave them 
some breathing space. They were fortunate that they could continue to work despite the 
COVID-19 restrictions. They have not accrued rent arrears and have never had issues with 
the landlord. Now the moratorium is lifted, Shane, Becky and their two children have been 
told by their landlord that they have to be out by the end of September. But there is nowhere 
to rent. They cannot find a new home. Reports of rental stock almost doubling compared 
to 2019 are misleading, as these increases have been primarily in Dublin and mean little 
to those renting in other parts of the country, such as Shane and Becky. They will have to 
uproot their two children from their home of six years. They have already contacted the 
local council, as they fear they will be homeless by the end of September. Unfortunately, as 
the Residential Tenancies Act permits a landlord to evict on grounds of sale, there is little 
that can be done to save their home.”

8. Ring-fence 20% of the Carbon Tax revenue, allocated to    
 residential energy efficiency upgrades, to upgrade the energy   
 efficiency of private rental properties
Carbon emissions from the residential sector made up 24% of Ireland’s overall CO2 emissions in 2018, 
second to the transport sector 9. Considering the low BER ratings of private rented properties, it is vital that 
targeted action is taken to improve energy efficiency in the private rental sector. Threshold is calling for 
Government to ring-fence at least 20% of the Carbon Tax revenue, allocated to residential energy 
efficiency upgrades, to upgrade the energy efficiency of private rental properties, and design 
interventions to facilitate their uptake in the private rented sector. 

Private rented tenants do no not have the authority, autonomy or access to grants to make changes to their 
dwelling to ensure greater energy efficiency, reduce CO2 emissions or attain an increased level of thermal 
comfort. 
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In Budget 2020, the Government allocated €13 million to Energy Poverty Efficiency Upgrades and €20 
million to the Aggregated Housing Upgrade Scheme, which focuses on the Midlands. None of these schemes 
are available to upgrade private rented housing. In addition, it is our experience that the most vulnerable 
tenants, particularly those on low incomes, live in the least energy efficient homes and this leads to energy 
poverty and poor health outcomes – both physically and mentally.

Action to address these issues is necessary, not only to future-proof the private rental sector, but to 
contribute to meeting our national obligations to reduce our carbon emissions. In addition to the allocation 
of funds, ambitious targets are required. We ask the Government to commit to allocating grants to upgrade 
5,000 private rented homes in 2021. 

Investment in such schemes needs to be made not only available to landlords but also attractive to them. 
The Home Renovation Incentive scheme was available to landlords; however, their take-up of this was 
extremely poor 10. There is a delicate balance to be struck in attempting to invest in the energy efficiency 
of this tenure while avoiding the driving-up of rents. Alternatively, grants could be made available to 
private tenants who have long-term lease agreements in place.  Threshold is aware that the Department 
of Communications, Climate Action and Environment had been investigating these options, and we have 
made submissions to the Department on this matter. 

9. Provide necessary resources for Local Authorities and Approved  
 Housing Bodies to build 75,000 homes over the next five years
The most viable and long-lasting mechanism to stabilising Ireland’s housing sector is through the increased 
role of and investment by the State in building housing, as committed to in the Programme for Government. 
This means increasing the stock of housing owned by the Local Authorities and Approved Housing 
Bodies, which according to Threshold’s analysis, should equal 25% of total housing stock by 2040. While 
the Programme for Government commits to building 50,000 homes over the next five years, Threshold is 
asking the Government to set the more ambitious target of 75,000 homes over five years, to work toward a 
more substantial share of housing stock by 2040. 

These homes will need to be delivered across a number of schemes: social housing, affordable purchase 
and cost rental with rents set according to ability to pay. Cost rental has been in development since 2015 
and yet only one project is underway. This is unacceptable. Scale and speed are key in making such projects 
viable, as effective as possible and to the benefit of the country as a whole. Homes made available through 
affordable purchase need to remain in an affordable purchase scheme over the long term. This means they 
can only be sold on at an affordable level to the buyer. 

Through our Tenant Sentiment Surveys, Threshold has identified that the majority of renters do not rent by 
choice. Most would like to purchase their own home or secure local authority housing. The reasons for this 
are the high cost of rents and lack of tenure security.  

Relying on the private rented sector to provide housing is not a sustainable, long-term solution. Rents have 
been on an upward trajectory for eight years. If rents continue to grow at this pace, the national average 
rent will have doubled between 2012 and 2021 11. This is unsustainable for tenants and for the State. In 
2019, Government paid more than €655 million to private landlords for the Rental Accommodation Scheme 
(RAS), the Housing Assistance Payment (HAP) scheme and lease agreements 12. 

The ramping up of social housing provision must be a priority of central Government, who must make 
available the necessary resources to the Local Authorities and Approved Housing Bodies to build these 
much-needed homes. If required, Threshold proposes a referendum on the cost of land, as proposed in the 
Election manifestos of a number of parties, to facilitate the building of homes. 
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10 Report of the Working Group on the Tax and Fiscal Treatment of Rental Accommodation Providers , September 2017  
11 Authors own analysis of RTB Rent Index various years
12 https://www.oireachtas.ie/en/debates/question/2020-07-14/436/?highlight%5B0%5D=expenditure&highlight%5B1%5D
=hap (accessed 06/08/20)



10. Establish a Pilot Scheme to repurpose unused Purpose-Built   
 Student Accommodation to housing for key workers
To further increase affordability through supply measures, Government has an opportunity to take the 
innovative steps of repurposing unused purpose-built student accommodation as housing for key 
workers. Due to COVID-19, there is an expectation that many of these units will not be filled, as many 
students, particularly overseas students, will attend classes virtually. These developments tend to be in 
key city-centre locations close to essential services, such as hospitals. In addition, this will bring much-
needed life back into our city centres, which have been deserted by tourists and office workers.

This will require some refurbishment of the developments to make them suitable for long-term living. The 
Housing Agency could lead on operating such a pilot scheme.
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Conclusion
Threshold is calling on the Government to take the opportunity, presented in these very uncertain times, 
to overhaul the private rented sector, to make it a viable tenure choice and future-proof our housing sector. 
The COVID-19 pandemic demonstrates even more strongly that housing is a basic human need. It is from 
this starting point that the Government must approach housing policy and Budget 2021. Ensuring access 
to secure, affordable, good quality and safe housing is a social and economic imperative as we all learn to 
live with COVID-19. 

Threshold is asking Government to take steps that hitherto would have seemed inconceivable. The 
moratorium on evictions is such an example. Our policy requests seek to put in place the basic building 
blocks to creating a strong, viable rental sector. 

Practical financial supports to resolve rent arrears that have accrued, and continue to grow, on foot of 
COVID-19 related income loss need to be a key element of Budget 2021. A financial aid package to protect 
these tenancies will be far less costly than homelessness. 

Reintroducing the moratorium on evictions and a freeze on rent increases will afford some certainty to 
private tenants as we enter an economic recession. Increasing investment in homeless prevention and 
continuing the positive measures taken in the delivery of Rent Supplement and HAP will reduce the 
numbers of people losing their homes in the private rental sector. 

Improving security of tenure and holding a Referendum on the right to housing will over time stop the 
churn through homelessness and the private rented sector; will provide renters with the security and 
stability experienced by owner-occupiers; and will modernise the Irish private rental sector and housing 
sector more generally. 

Upgrading the private rental stock is not only central to creating a modern rental sector, but a key component 
of meeting our carbon emissions targets, reducing fuel poverty and protecting the health of families and 
individuals in the private rental sector. Investment in energy efficient upgrades for private rental housing 
must be integral to residential energy efficiency policy. 

Stabilising the housing sector into the future by increasing Local Authority and Approved Housing Body 
housing stock will reduce current State expenditure on schemes such as HAP and RAS, will avert a rent 
affordability crisis for ageing renters and provide an increased stock of housing held for the public good. 

It is critical also that plans to progress an affordable rental sector be given priority. At present Threshold 
sees many clients who are earning too much to access social housing supports but who are in serious 
difficulty with their rents and who cannot access homeownership even though their rental obligations are 
sometimes as great as 40 per cent of their income, and in excess of the cost of a mortgage. 

The drop in students moving into purpose-built student accommodation provides an opportunity for a 
pilot scheme to deliver much-needed key worker accommodation in our cities and even in a post COVID-19 
world, may provide the evidence needed to support the construction of key worker housing. 

10
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There are many challenges ahead, on many fronts. With these challenges come opportunities. In this Pre-
Budget Submission, Threshold is calling on the Government to invest in these opportunities to stabilise our 
private rented sector, to reduce homelessness and future-proof our housing sector. 
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Rented homes are real homes - Threshold 2020

Marianne’s Story – False Notice of Termination, Home Lost and the 
RTB

 “Marianne was living in her rented home for six years. She was shocked when her landlord 
issued her with a notice of termination stating that a family member of his had to move 
into the home. Marianne set about packing up her belongings and saying goodbye to her 
home of six years. She had to move away from her neighbours, who had become friends, 
and the rent on her new home was considerably higher. She was further shocked when one 
of her old neighbours told her that the home had been rented out to a new tenant, that 
no family member of the landlord had moved in at all. Marianne was upset and confused. 
She contacted Threshold and we supported her to take a case to the RTB for unlawful 
termination. The RTB found in her favour and ordered the landlord pay over €15,000 in 
compensation. However, Marianne would have been much happier if she had been able 
to stay in her home and not go through the stress that comes with finding a new home, 
moving and starting over.”
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advice@threshold.ie

ThresholdIRE

ThresholdIRE

Threshold_housing

threshold_housing

www.threshold.ie

Dublin Advice Centre (Head Office)
21 Stoneybatter, Dublin 7 
D07 KV61

Cork Advice Centre
22 South Mall, Cork 
T12 C2YN

Galway Advice Centre
Prospect Hill, Galway 
H91 HC1H

The Scheme to Support National Organisations is funded by the Government 
of Ireland through the Department of Rural and Community Development.

National Free phone Helpline:
1800 454 454
Monday - Friday
9am to 9pm


