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Chairperson’s Statement  
For over 40 years, Threshold has been 
working to protect those who rent their 
homes all across the country. Last year 
alone we assisted over 17,000 households 
and prevented close to 8,500 of these 
from losing their homes. We have worked 
consistently during those 40 years to 
provide the best advice and advocacy to 
clients, to empower tenants - and we are 
recognised for that work.

We work to change the most unfair aspects of our 
housing system - the manifest unfairness of the way in 
which people can be evicted through no fault of their 
own; rents, which have spiralled out of control; and 

the poor quality of some rental accommodation. We seek to transform the rented sector 
into a long-term place to call home for individuals and families. We highlight the plight 
of single people in our housing system, often forgotten when the funding, designing and 
allocating of housing is undertaken. In our 40 years there is no doubt that there have 
been major improvements to certain aspects of the system but significant deterioration in 
others.

The loss of a tenancy is still the main cause of homelessness in Ireland today. And yet, half 
of the notices of termination our advisors handled last year were found to be invalid. The 
rented sector is still not a safe secure housing option given that more than 20 per cent of 
our population live there.

As the Coronavirus reached Ireland in 2020, we were very aware in Threshold that many of 
the sectors in the economy most impacted had large workforces living in rented housing. 
The Covid-19 crisis continues to have a significant economic impact on renters.  How we 
respond to this crisis, will determine the lives of many people. 

We anticipate a steep rise in the number of households falling into rent arrears. We also 
expect a rise in the numbers requiring support with rent from Government programmes 
such as Rent Supplement and the Housing Assistance Payment (HAP). 

As we look to the future, 
we also anticipate a 
sharp rise in the number 
of households getting 
into difficulty where a 
landlord wants to exit the 
market, which has been a 
trend for some time and 
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“We seek to transform the 
rented sector into a long-
term place to call home for 
individuals and families”
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the principal source of loss of tenancies pre 
Covid-19.  

Young single people will no longer be 
‘generation rent’ but will remain living in 
the family home further into adulthood. 
Those young adults, who do rent, will pay 
an even greater proportion of their incomes 
to secure housing, as the health risks 
associated with shared accommodation will 
drive many to seek self-contained housing. 
Those who cannot afford this option will be 
forced to live in overcrowded housing where 
their health may be put at risk.  

More people are renting longer and for life. We see this in the ageing profile of our clients. 
As people rent into old age, they will not be able to afford the high rents and they may 
be forced into substandard housing or house shares where their health may be at risk. 
The lack of security in the private rented sector compounds it’s unsuitability as a long-
term tenure. An eviction notice served on a person in their sixties can have a devastating 
impact on their life, health and well-being.  Threshold is committed to devising and 
advocating for suitable housing options for this group of renters and to improve security 
of tenure for tenants. 

In 2019, in spite of a very robust economy and high levels of employment, the loss of 
tenancies, rent increases and standards of accommodation were our biggest issues. We 
believe strong action by Government is required now to protect tenants in their existing 
tenancies and to deliver new forms of secure, long-term affordable housing. We have 
depended on private provision for too long, and if nothing else, the Covid-19 crisis has 
shown that it has not served us well. This challenge to our society is also an opportunity 
to deliver a better rental sector but also to move forward with innovations that might not 
have been seen possible only 12 months ago.

To respond to the 
immediate challenges 
posed by the Covid-19 
pandemic, we have 
taken measures to 
ensure that we can 
continue to deliver 
our vital frontline 
service at all times. 
We have established 
work streams 
comprised of staff 
and Board members 

“The COVID-19 crisis 
continues to have a 
significant economic impact 
on renters. How we respond 
to this crisis, will determine 
the lives of many people” 

“We believe strong action by 
Government is required now 
to protect tenants in their 
existing tenancies and to 
deliver new forms of secure, 
long-term affordable housing”  



to ensure that every 
aspect of risk is 
managed. We moved 
quickly to ensure 
that our systems 
have geared up to 
support our clients 
and placed additional 
resources where they 
are needed. Our staff 
have been remarkable 
in the face of what 
are very challenging 
times and our Board 
members have been 
unstinting with their 
time and energy. 

We continue to receive support both financial and organisationally from our statutory 
funders. We communicate and engage with them on a regular basis and we work together 
with them to emerge from this difficult period stronger. Without this continued support 
from the State we could not survive. We are also very grateful to our donors who have 
responded generously to us when we have asked for greater support to deal with the 
extra costs we have had to incur. As Chair I am confident that Threshold is well placed as 
a going concern to continue to deliver our much-needed services for the next 12 months 
and well beyond if our statutory supports continue.

I would like to conclude by thanking all our Board and staff for the time, energy and effort 
they give to Threshold. I would like to thank Tom Dunne who left the Board during the 
year for his service.  I would specifically like to thank John-Mark McCafferty, our CEO, with 
whom I have the pleasure to work alongside, for all his efforts on Threshold’s behalf.      

Aideen Hayden,  
Chairperson

“To respond to the 
immediate challenges posed 
by the COVID-19 pandemic, 
we have taken measures to 
ensure that we can continue 
to deliver our vital frontline 
service at all times”
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Vision, Mission, Values

Threshold’s vision is an Ireland where everyone has access to 
affordable, secure, suitable and good quality housing. 

Our mission is to prevent homelessness and to campaign for housing as 
a right by:

i. Providing independent advice and advocacy to vulnerable people;

ii. Delivering housing and supports for those in housing need; 

iii.  Influencing housing policy and practice for the benefit of those in housing 
need. 

Threshold’s values shape how we work. Key among these are: 

Independence – we are an independent organisation and will pursue our 
agenda with courage and fairness. 

Accountability – we are fully committed to the values of openness, 
transparency and accountability. 

Dignity and respect – we will always treat our clients, stakeholders and our 
staff with empathy, dignity and respect in all of our work and interactions.

Right to housing – we believe that everyone has a right to housing. 

The holistic nature of housing – housing, and lack of access to it, has 
consequences for other areas of people’s lives and access to other services 
such as health and education.
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Foreword 
from CEO
 As Ireland’s housing crisis continued throughout 2019, 
 Threshold’s response to the needs of renters across the 
 country deepened. Our specialist advisors worked on 
 more cases than ever before, carried out more actions 
 than ever before and saved more homes and families 
 from homelessness than ever before. 
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Threshold’s unique and innovative approach centres on keeping families in their 
homes, and communities together, while also delivering highly significant value for 
money - especially when compared to the financial and personal cost of a family living 
in childhood-damaging emergency homeless accommodation. For nearly every family 
who enters emergency accommodation, this will be their home for the next 10 months.  
And we estimate this will cost the State a staggering €31,000 per family.  But Threshold 
has shown we can prevent the same family from becoming homeless for only €240 - less 
than 1% of the cost of emergency accommodation.

For almost 20,000 men, women and children, Threshold was the difference between 
the security and bedrock of a home, and the chaos and trauma of homelessness. This is 
the real power of Threshold’s work, and the real impact of investing in prevention, and 
stopping homelessness before it starts. 

The home saving actions taken by Threshold advisors increased from 67,710 actions 
in 2018 to 82,357 actions in 2019. For each case that we worked on in 2019, advisors 
took an average of four actions, pointing to a high level of activity for each case and 
increased complexity, often involving some level of representation on behalf of renters. 
We responded to almost 68,000 calls to our Freephone helpline in 2019. Until the onset 
of Covid-19 we continued to meet with clients face to face in our three regional offices 
in Dublin, Cork and Galway and in our outreach centres. We look forward to welcoming 
back the public as soon as Covid-19 restrictions permit.

During 2019, we provided representation to 343 households at the Residential 
Tenancies Board (RTB), a significant increase on the 254 cases in 2018 and 90 cases in 
2017. This area of work is often vital to enable renters to stay in their homes. The main 
issues that clients needed our support for with the RTB included: validity of notice, 
breach of landlord obligations and rent reviews. 

We advocated for the housing rights of clients at the Workplace Relations Commission 
(WRC) in relation to discrimination in accessing the Housing Assistance Payment (HAP), 
and sought progressive change at national level in the housing system through specific 
policy and legal work.
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For over 40 years, we 
have advised tenants 
across a range of 
issues in the private 
rented sector. In 
2019, the top five 
issues which tenants 
approached Threshold 

about were, in descending order, tenancy termination, followed by a rent review or 
increase, standards or repairs issues, deposit retention, and assistance with seeking 
accommodation. Tenancy termination was by far the biggest issue facing tenants who 
used our services that year. Unsurprisingly, and as a result, tenancy termination related 
assistance was our most common action by advisors - although our activities related to 
the Housing Assistance Payment was also significant.

Sourcing rental properties with affordable rents continued to be a challenge for 
tenants in 2019 as rents rose throughout the country. Working closely with Cork City 
Council, Threshold’s Access Housing Unit (AHU) sources long-term secure homes for 
clients moving out of homelessness and provides visiting tenancy support. In 2019, we 
continued to purchase and renovate units for social housing in Cork City and were able 
to provide homes for four more households. The properties secured by Threshold are an 
invaluable housing option for the people supported by the AHU, where greater flexibility 
and understanding of the client group provides for a more seamless tenancy transition 
for these households. 

Alongside our three regional offices, we continued to provide face to face outreach 
centres in Fingal, Ennis, Castlebar, and expanded our outreach services to Kerry, 
Limerick and Clonakilty. We also continued our outreach to undergraduates, 
postgraduates and international students and the provision of specialist support to the 
staff and volunteers of the Citizen’s Information Centres (CICs) across the country.

Threshold stops homelessness. Given that tenancy termination was our most common 
issue resulting in the greatest level of advisor activity, our Tenancy Protection Service 
is key to the mission and work of Threshold. It means the difference between a family 
losing or keeping their home in the private rented sector. The main reasons given by 
landlords intending to terminate tenancies were for sale of the property followed by a 
family member moving in, and thirdly renovation of a home. 

Half of all notices of termination that we dealt with were invalid. Another aspect of 
tenancy terminations was the increase in tenants seeking support with mass eviction 
cases - multiple tenancies usually within an apartment block facing terminations at the 
same time and for the same reason. We provided support, advice and representation at 
a number of RTB cases in relation to this form of tenancy termination and a number of 
these are ongoing. 

More broadly, in 2019 we assisted over 12,000 households at risk of homelessness and 

“In 2019 we assisted over 12,000 
households at risk of homelessness 
and prevented homelessness for 
8,351 of those households”
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prevented homelessness for 8,351 of those households - a success rate of 69 per cent. 
This is noteworthy given just how challenging the private rented sector is for many 
tenants and the ease with which tenancies can be terminated in various circumstances. 
Unfortunately, homelessness could not be prevented for 622 households who reported 
that they entered homelessness. The remainder have either carried over into 2020 or 
the outcome is unknown.

In 2019, we gratefully received funding from the Department of Housing, the Dublin 
Region Homeless Executive, Cork City and County Councils and Kerry County Councils, 
Galway City and County Councils, the HSE, the Department of Employment Affairs and 
Social Protection, Pobal’s Scheme to Support National Organisations (SSNO) and the 
Citizen’s Information Board. 

This critical statutory income enables Threshold to continue to respond to various 
and often complex housing issues, and we sincerely thank all our funders for their 
investment in the work of Threshold. 

In addition, the generosity of our donors and supporters means that we are better 
placed to provide appropriate, responsive services to tenants. We are committed 
to make sure that the best use is made of the donations and funding provided to 
Threshold. I also wish to thank our committed Board for the time, expertise and energy 
they bring to leading the strategic direction of Threshold in 2019 and ensuring the 
organisation fulfils its mission in sustainable, responsible and innovative ways in order 
to provide housing solutions through service provision, representation and policy 
change. 

John-Mark McCafferty  
Chief Executive Officer
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The year in review /  
the impact we had  

Right now, Threshold has 40 advisors at the phones.  And it’s their 
in-depth knowledge of the housing system and tireless work on the 
frontline that is proving invaluable to the individuals and families all 
across Ireland who are worried about losing their homes.

In 2019, Threshold advisors: 

Without the tireless work of Threshold’s team of housing advisors in 2019, the 
number of people experiencing homelessness in Ireland today would be double.

Answered 67,831 calls.  
That’s 267 calls every day  

to our national  
Freephone Helpline.   

Completed a staggering 82,357 
home-saving and practical actions 

on behalf of all the renters in Ireland 
who needed their expert advice and 
support.  This is an increase on last 

year of 21%. 

Protected 8,351 homes. That’s 
7,916 children and 10,709 adults saved 

from homelessness. 

Provided representation to 343 
individuals and families. This is a marked 
increase of 35% on the 254 cases in 2018. 
Represented 11 clients at the Workplace 
Relations Commission, the body which 

adjudicates on claims of discrimination in 
the provision of housing. 
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Threshold advisors did this by: 

ADVISING tenants on their rights

EMPOWERING tenants

ADVOCATING for tenants when they 
could not speak up 

STANDING BY tenants

REPRESENTING tenants at the RTB  
and WRC
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Issues People Faced - an ever more 
challenging landscape for tenants

Our work to stop homelessness in 2019 has highlighted that those 
who live in rented homes are facing a number of significant challenges 
and obstacles. Over 20% of people in Ireland now live in the private 
rented sector as the rate of home ownership declines. At the same 
time rents are increasing, more and more landlords wish to sell up and 
the number of people experiencing homelessness grows. Renting is no 
longer a transitional tenure people pass through on their way to home 
ownership or social housing. People are now facing the prospects of 
renting for life, of bringing up their family in a rented home, of retiring 
in a rented home. This is clear from the profile of Threshold’s clients. 
The implications of this are far reaching for the individuals concerned, 
for society and for public policy. It is imperative that private renting is 
made a viable tenure choice. 

Age Profile 2019

41%

34%
13%

10%
2%

18-25

66 and over

35-44

25-34

45-65
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Region Breakdown of  
Clients’ Location

Main Source of Income 2019

Connacht

Ulster

Wages / Salary

Other

Student loan / Grant

1%

2%

60%

34%
3%

25%

33%

33%

8%

2%

Pension

Social Welfare

Dublin

Leinster

Munster
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It’s because of our founder, Fr Donal 
O’Mahony’s vision for Threshold, the 
tireless work of our housing advisors, 
and the generosity of our supporters and 
partners and the State that we were able 
to achieve so much in 2019.

In 2019, Threshold worked to protect 12,059 
homes of individuals and families who were at 
risk of becoming homeless. We prevented 8,351 
from entering homelessness, a success rate of 
69%. These 8,351 homes were made up of 10,709 
adults and 7,916 children. But sadly, homelessness 
is an ever-increasing risk in Ireland for so many 
renters.  And that’s why for some, unfortunately, 
homelessness could not be prevented. In 2019, 
622 of our clients reported that they entered 
homelessness.

Many of the remaining people who contacted 
Threshold for help in 2019 will continue to need our 
advice and support today.
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“Monkia, Dimitri and their two young children had lived in 
their rented home for nine years. They contacted Threshold 
when the landlord informed them the rent was going up by 
40%. Their rent was due to increase just days before their 
local areas was designated a rent pressure zone (RPZ). They 
did not know how they were going to afford such a huge 
increase and thought they might have to move out. But 
with so few other housing options available they did not 
know if they would be able to find anywhere to live. Our 
advisor was able to tell Monika and Dimitri the review was 
invalid, as it contained insufficient notice of the increase. 
Monika and Dimitri were able to dispute the rent increase 
with their landlord. A new rent review was issued, and as 
their area had since been designated an RPZ, the rent was 
only increased by the maximum permitted which was 4%. 
Threshold – and this action – saved the family thousands a 
year in rent but also their home.”

 An illegal rent increase nearly resulted in 
 Monika and her family becoming homeless. 

17 Threshold Annual Report 2019



 As in previous years, the main challenge faced by tenants 
 was tenancy terminations. Tenancy terminations 
 made up 35% of the issues Threshold dealt with in 2019, 
 an increase on 2018. 

Tenancy Terminations
Unfortunately, there are instances where a landlord can legally end a tenancy and there 
is little recourse available to the tenant. 

In 2019, changes were made to the Residential Tenancies Act 2004 to make renting a 
more secure tenure option for renters in Ireland. But more needs to be done. Threshold 
continues to advocate for the removal of Section 34(b), which allows a landlord to end a 
tenancy for no reason. We hope this will be achieved in 2021. 

In 2019, we found 50% of Notices of Terminations (NoTs) brought to us were invalid and 
Threshold supported tenants in challenging these. We did this by providing the tenant 
with the information they needed to speak directly to their landlord, by advocating to 
the landlord on the tenant’s behalf or assisting the tenant to take a case to challenge 
the notice at the RTB.

5%
6%

7%

12%

5%

5%

35%

2019 Main Issues for Tenants

Tenenacy Termination

HAP

Advice on LeaseStandards & Repairs

Rent Increase/Review

Seeking Acc/ 
Housing options

Deposit Retention
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Intention to sell was the main reason for a landlord to terminate a tenancy in 2019, 
making up 45% of the NoTs brought to us by tenants. 

As in previous years, NoTs on the grounds of the landlord or family member moving in 
(17%) and for the purposes of renovation (10%) were high on the list of reasons people’s 
homes were put at risk. 

Of the reasons provided for the termination of the tenancies, 78% were “no fault” 
evictions, whereby there was no breach of obligations by the tenant.  

45%

17%

10%
10% 8%

4%
4% 1%

1%
Sale

No Reason 
(Section 34b)

No Longer Meets 
Tenants Needs

Reposession/
Receiver

Renovation

Other

Rent Arrears

Landlord or their 
Family Moving in

Noise/Anti-Social 
Behaviour

Reasons for Tenancy 
Termination by Landlord 

in 2019
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 “Rachel first sought the help of 
Threshold when there were issues 
pertaining to breach of standards and 
landlord obligations in her tenancy. Her 
Threshold advisor helped her submit a 
dispute to the RTB. Her landlord issued 
her with a valid notice of termination 
in the meantime. The case was 
unsuccessful at the RTB. The family 
had to leave the home. Rachel and her 
three children returned to live in her 
parents’ two-bed house. She eventually 
secured another rental property and 
set about making it a home. After 
investing time, effort and money 
into making this a comfortable, safe 
and secure home for her children, 
the landlord issued a valid notice 
on grounds of intention to sell. 
Rachel had nowhere else to go 
and did not vacate resulting 
in a dispute being taken to 
the RTB by the landlord for 
over holding. Fortunately, 
the local authority offered 
Rachel a property saving 
her and her children from 
homelessness.”

 With Threshold’s support, Rachel’s family 
 was protected from homelessness 
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Illegal and unfair actions
Threshold is Ireland’s leading and recognised specialist in stopping homelessness.  Our 
in-depth and unique knowledge of the private rented sector is garnered from over four 
decades of working on housing and homelessness. 

The expert knowledge of Threshold’s advisors in housing law, in particular the 
Residential Tenancies Acts 2004 – 2020, is a critical part of helping renters to understand 
and assert their rights – and ultimately stay in their homes.

But the Residential Tenancies Act has become increasingly complex. Tenants are in 
greater need of advice, support and guidance to navigate it and assert their rights.

In 2019, Threshold advisors provided free representation to 343 individuals and families 
at the Residential Tenancies Board (RTB). This is a marked increase on the 254 cases in 
2018 and the 90 cases in 2017. 

Tenants lodged disputes with the RTB on a variety of issues including validity of notice, 
breach of landlord obligations, rent reviews and deposit retention. Challenging the 
validity of the notice was the primary matter we represented tenants on at the RTB.

What’s more, there has been an increase in cases of mass evictions coming to our 
attention. These cases are particularly complex and require a significant investment of 
our time and expertise. 
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“Simon, an older, vulnerable man, received a notice of 
termination for substantial refurbishment. He understood 
he would be offered back the home when the work was 
done. He had lived here for nine years, this was very 
much his home, where he knew his neighbours and his 
community. When he learned he would not be offered back 
his home he came to Threshold for help. His Threshold 
advisor, Katie noted that the Notice of Termination (NoT) 
was invalid and assisted him to challenge this at the RTB, 
where he was successful. Simon was shocked to 
receive another NoT a few months later. 
This notice appeared invalid too 
and was challenged at the RTB. 
Simon continues to live in 
his home. If another NoT is 
issued, he knows he can 
come to Threshold for 
assistance.”

 With Threshold’s assistance, 
 Simon challenged his eviction 
 notice with the RTB 

 Threshold Annual Report 2019 22



Mass Evictions
In 2019, tenants continued to require assistance with mass evictions. This is where 
multiple tenancies are ended at the same time by a landlord. We provided support, 
advice and representation at various such RTB cases. A number of these cases have 
continued into 2020.  

The tenants of St. Helen’s Court apartment complex first came to Threshold for help in 
December 2016. You may remember reading about their case in our 2017 Annual Report. 
Unfortunately, those tenants who remain are still fighting to save their homes. Rent 
reviews followed notices of termination as ownership and then management of the 
building changed hands and went into receivership. While this is not the most frequent 
issue that we come across, we have seen cases where tenants of mass evictions face 
ongoing attempts to evict them from their homes. This is exhausting and demoralising, 
with their sense of home taken away. Many are unable to keep up the fight and leave 
what was once home. 
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“The tenants of St Helen’s Court first received notice their landlord was putting 
up their rent by €500 a month – an unmanageable and unjustifiable increase for 
the majority of us, no matter their income. However, their Threshold advisor 
was able to advise the tenants that the rent review was invalid as rent reviews 
could only be issued every 24 months and, in this case, the 24 months had not 
elapsed. Armed with this information the tenants successfully challenged the 
rent review and it was withdrawn.  

But the following summer, in 2017, the tenants received notices of termination. 
The building had been bought by a vulture fund who gave notice on the grounds 
the property was to be refurbished. Having to fight for their homes again, the 
tenants lodged disputes with the RTB and Threshold represented them at the 
hearings. In the Autumn of 2017, the RTB adjudicator agreed with the tenants 
that it would not be necessary for them to move out for the refurbishment 
works to be done and so the landlord’s notice of termination was invalid. The 
tenants were safe in their homes and ready to settle back into normality after 
these times of uncertainty. 

That was until the property was sold again. The new owners issued notices of 
termination in May 2019. The notices were again challenged as they were invalid 
and, at the last minute, the landlord withdrew the notices. 

In August 2019, the landlord again issued notices of termination, this time for 
purposes of sale. The notices were again challenged and as of the end of 2019 we 
are waiting on an adjudication date with the RTB. 

Understandably, many of the original tenants have moved on over time. The 
remaining tenants are weary of the continuous attempts to evict them.” 
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Access to supports and 
discrimination

Housing Assistance Payment (HAP) Tenants
Sourcing affordable rental properties continued to be a challenge for tenants in 2019 
as rents rose throughout the country.  This challenge was felt keenly by those tenants 
reliant on HAP. The HAP limits fall below market rents and tenants report that many 
landlords are unwilling to accept HAP. 

Discrimination against tenants in receipt of HAP continued to be an issue in 2019. 
Despite legislation against such discrimination, some landlords refuse to accept these 
payments. This prevents households from securing a home and forces sitting tenants 
into extreme financial hardship and poverty. 

In fact, when Threshold surveyed our clients in 2019, almost half of those searching 
for a home with HAP stated they could not find a landlord or a letting agent willing to 
accept the payment. Threshold was able to resolve many of the cases through direct 
contact with the landlords and assisted to set up the HAP payment and protect the 
home.  But many still required the support of Threshold to defend their right to a home.  
Our Legal Officer successfully supported 11 of our clients to take cases of discrimination 
to the Workplace Relations Commission (WRC). 
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Access To Homes For People In 
Housing Need

The Access Housing Unit
The role of the Access Housing Unit (AHU) is to secure private rented tenancies for 
individuals and families residing in emergency accommodation in the Cork Region. 
Given the difficult housing market and the shortage of one, two and three bedroom 
properties in the city, as well as suburbs, alternative housing options are continuously 
being explored for all service users. 

In 2019, the Access Housing Unit (AHU) supported 36 households (including 29 
dependents) to exit homelessness into their own home. These homes were secured in 
the Private Rented Sector (PRS), via the Place Finders Service, via the Local Authority, 
Approved Housing Bodies, transitional housing projects and supported housing projects. 

The tenancy sustainment provided by the AHU ensure these households have the 
supports they require when exiting homelessness. Some practical examples of this 
support are a local information pack to help the client become familiar with their 
locality and support to apply for funding for essential household items.  In 2019, this 
service provided support to 81 households (including 166 dependents). Tenants are 
assisted to develop skills essential to sustain their home. 

Approved Housing Body and Delivery of Social Housing
As an Approved Housing Body (AHB), Threshold owned and managed 13 houses and 
three apartments in Cork City in 2019.  Four of these units were let for the first time to 
tenants in 2019 and are part of Threshold’s plan to increase its housing units over a five-
year period. These homes are either designated as social housing through the Rental 
Accommodation Scheme (RAS) or are funded through the payment and availability 
agreements and Capital Advance and Lending Facility (CALF) loans. 

Threshold has a particular focus providing homes for people who are experiencing 
homelessness, while delivering attendant tenancy sustainment supports where 
necessary.

Threshold is currently exploring a variety of financing and partnership arrangements 
that can best deliver on our housing plan. Threshold engages with the Department of 
Housing, Planning and Local Government and the Housing Finance Agency, private 
finance providers and other AHBs in order to support the delivery of our housing 
strategy and is actively acquiring units on an on-going basis.
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“Peter is a single man, who moved to Ireland 10 years ago on 
his own. He was living in shared accommodation and initially all 
went well. Over time however, the house became overcrowded. 
Peter began experiencing mental health difficulties and found 
the environment very difficult to live in. His mental health 
deteriorated to the point that he was unable to engage with 
landlords or with the authorities to find an alternative home. 
Peter eventually found himself homeless and lived in emergency 
accommodation for over a year. Understandably, this further 
affected Peter’s mental health, his capacity and motivation. He 

was referred to the Access Housing Unit who began the 
work of helping Peter find a home of his own. 

Threshold was delighted to offer Peter one 
of the homes owned and managed by 

Threshold. Peter is busy making 
this his home with the assistance 

of the tenancy sustainment 
service. His support worker 
sees such a change in Peter’s 
motivation and his outlook 
for the future.” 

 Peter was supported by Threshold’s 
 Access Housing Unit 
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“Siobhan, Kevin and their children 
lived in their rented home for just under 
a year. Kevin was working but the 
majority of his wages went toward the 
rent of €1,600 a month. This was a huge 
financial struggle for the family. Kevin 
was advised to apply for HAP, for which 
he was eligible. He asked the agent to 
complete the HAP forms. The agent 
replied that the landlord did not want 
to accept HAP. This meant the family 
were facing homelessness as they could 
not continue to pay the full rent and 
with limited properties available were 
unlikely to source another. Thankfully 
Kevin and Siobhan contacted Threshold. 
Their Threshold advisor advised them 
that the landlord was in breach of the 
legislation by refusing to accept HAP. 
The Threshold advisor wrote to the 
agent explaining this. The agent again 
stated the landlord would not accept 
HAP. With the support of Threshold, 
Siobhan and Kevin completed 
an ES1 form; this is a formal 
notification to the landlord that 
they are in breach of legislation. 
The landlord agreed to accept 
HAP on foot of this. The first 
HAP payment was made four 
months after Kevin and Siobhan 
first requested that the landlord 
accept HAP.”

 Kevin and Siobhan’s landlord refused 
 to sign their HAP form, breaching legislation. 
 With Threshold’s help, their family got the 
 assistance they needed. 
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Threshold reaching more 
communities in Ireland 

Outreach Services
The housing crisis is creating an ever-increasing demand for our services right across 
Ireland.  But with the expansion of our Outreach Services in 2019, Threshold provided 
1,278 Outreach consultations throughout the country. Although now temporarily 
paused as a consequence of Covid-19, this was a vital source of support that will resume 
as soon as possible.

That’s a 56% increase on the 552 Outreach consultations in 2018.  And this is a result 
of an expansion of our Outreach services to Kerry, Limerick, West Cork, and Dublin.

373 in the 
offices of Fingal 

County Council in 
Blanchardstown

170 in the 
Balbriggan Citizen’s 
Information Office, 

Co. Dublin

452 in Dublin 
City Council Civic 

Offices

39  
in Castlebar,  

Co. Mayo

37 
in Ennis,  
Co Clare

135 
in Limerick City

59 
in Tralee,  
Co. Kerry 

2 
in the Homeless 

Section of Dublin  
City Council.

11 
in Clonakilty,  

Co Cork
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In 2019, Threshold expanded our outreach services to Kerry, Limerick and West Cork.  
And ramped up our efforts in Dublin to meet the increasing demand for this service. 

Our Kerry Outreach Service commenced on the 16th of August 2019, operating out of 
the Homeless Information Centre in Tralee every second Friday and at full capacity 
up to the end of the year. In total, 59 face-to-face consultations with 50 clients were 
provided. Of these 50 clients, 35 cases were fully resolved whilst the others required our 
ongoing support in 2020. The 35 tenancies which were protected consisted of 42 adults 
and 48 children. Without this vital service, the number of homeless families in the Kerry 
Region would be significantly higher.

Our Limerick Outreach Service commenced on June 16th 2019 operating every Tuesday 
in the Henry Street Citizens Information Centre. Up to the end of 2019, this service 
supported 113 homes and provided 135 face-to-face consultations. 

Our West Cork Outreach Service commenced in August 2019 in Clonakilty, operating 
every two weeks in the Clonakilty Branch office of Cork County Council. However, the 
demand for this service was low and so it was discontinued. 

Our Outreach Service in Blanchardstown only operated one afternoon a week.  But due 
to the high level of demand for this service, Threshold ramped up our efforts with the 
service operating for a full day from the beginning of June 2019. 
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 “Femi came to one of our Outreach clinics, in December 2018, as she had 
received a notice of termination on the grounds of sale. The notice was valid 
and she had to start looking for a new home. She and her three children had 
lived in their home for eight years. As you can imagine, this was an emotional 
and difficult time for the family, having to say goodbye to their home. When 
the family moved out the landlord unjustly retained part of her deposit. Femi 
asked for Threshold’s assistance with this and a case was lodged with the RTB. It 
then emerged that the landlord had not sold the property but had re-let it. This 
was added to the application to the RTB for adjudication as it is a breach of the 
Residential Tenancies Acts. The RTB ordered the landlord to pay compensation to 
Femi for “unjustly depriving the tenant possession of the dwelling” and unjustly 
retaining part of the deposit. This was appealed by the landlord and the case 
went to tribunal. The tribunal reached the same conclusion as the adjudicator 
and ordered compensation be paid. The case is ongoing as the landlord is 
challenging the RTB’s decision.”
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Creating change - research  
and advocacy progress

The Threshold Policy and Advocacy team campaigned relentlessly 
throughout the year to bring about positive change for all people living 
in the private rented sector. We did this by making submissions to 
governmental Departments, to Ministers, elected representatives and 
to various Oireachtas Committees. 

Residential Tenancies (Amendment) Act 2019 
In 2019, the government made numerous changes to the Residential Tenancies Act 
2004.  Threshold has campaigned for many years for some of these changes. Our Policy 
Officer and Legal Officer engaged with and lobbied members of the Dáil in respect of 
these changes as the Bill made its way through the Oireachtas in 2019. 

Rent Pressure Zones 
Threshold has campaigned for changes to the Rent Pressure Zone (RPZs) legislation and 
for its active enforcement. In the RPZs a landlord can only increase rent once a year and by 
a maximum of 4%. However, many areas of the country were not designated RPZs despite 
high rent increases. The 2019 amendments to the Act have resulted in a new designation 
criteria. As a result the majority of the country was designated an RPZ in 2019. 

In addition, the Residential Tenancies Board (RTB) was provided with the power to inspect and 
sanction breaches of the RPZ rules. This means landlords who breach the 4% rent increase can 
face penalisation. Financial resources were provided to the RTB to carry out this work.

Regulating Short-Term Lets 
Threshold has been vocal in calling for regulation of short-term lets, for example those 
available on platforms such as Air BnB, as much needed long-term rentals were being 
removed from the market. Threshold led the way in 2017 in highlighting this issue and 
the need for action. Regulations restricting short-term lets came into force on the 1st of 
July 2019. They will limit the use of second properties as short-term lets in areas of high 
housing demand. It is hoped this will release thousands of properties back onto the 
long term-rental market. But there have been reports that the Local Authorities tasked 
with enforcing the regulations have not been adequately resourced. And that’s why 
Threshold continues to monitor the impact of these regulations and will advocate for 
the resources needed to make them effective. 
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Definition of Substantial Change for exemption to RPZ rules: 
In 2017, Threshold identified an increase in “renovictions”, where tenants are evicted 
to allow for a renovation or refurbishment. Claiming substantial change in the nature 
of the property, for example in the form of a refurbishment, allows for an exemption 
to the RPZ rules. Threshold called for action on this; specifically a legal definition of 
substantial change. This was provided for in the amendments to the Act. The definition 
set out in the initial Bill as it was published was unsatisfactory and would have 
provided little protection to tenants. Threshold provided its analysis and put forward 
recommendations to strengthen the definition. These were largely accepted and 
incorporated into the Act. 

Student Specific Accommodation 
The 2019 Act brought purpose-built student accommodation under its remit. This 
provides students the protection of the RPZ rules to increase security about future rents. 
It also provides them with recourse to the RTB for the resolution of disputes. Threshold 
works closely with the Union of Students of Ireland to improve student’s tenancy rights 
and this was a successful outcome of our joint campaigning work. 

Research on the Housing Assistance Payment (HAP)
Drawing on the experience of our clients, some of whom had reported paying 
unaffordable “top-up” rent payments to their landlord over the HAP payment, 
Threshold conducted research into this matter. A telephone survey of tenants in receipt 
of or eligible for HAP was carried out between February and March 2019. 

Of those in receipt of HAP, 48% reported making “top-up” payments to their landlord 
as the HAP payment was not sufficient to pay the entire rent. Almost all those surveyed 
reported difficulties in finding a landlord willing to accept HAP or a property within the 
HAP cap limits. 

A series of recommendations for the review of HAP were drawn from the research 
findings. 
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“Rosa and Tomas are paying over 50% of their income in 
rent, and it is barely covering the rent. They have very 
little money for day to day expenses. After a year the 
landlord finally agreed to accept HAP. The family now 
feel they can breathe.”
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Jimmy, Eileen and their three children are renting their home in Galway. Their 
primary source of income is from full-time work. The HAP cap for a family of their 
size is €900 in Galway. The rent on their home is €1,400, which is at the affordable 
end of the market in Galway City. They pay €387 rent to the Local Authority 
and €320 directly to the landlord. This is despite the Local Authority paying a 
discretionary 20% uplift in rent to the landlord. This discretionary uplift is vital 
for the family to afford the daily essentials. Without it they would pay €500 to the 
landlord. €500 a month is a considerable amount of money to any household and 
particularly one in which there are school going children.”

 Jimmy and Eileen’s children were at risk of 
 losing their home without the extra support 

35 Threshold Annual Report 2019



HAP: Making the right Impact
“Making the Right Impact” research was conducted with the Society of 
the St Vincent De Paul (SVP) on the difficulties faced by tenants reliant 
on HAP. Threshold and SVP had identified similar issues facing these 
tenants. These findings were brought together to make appropriate 
submissions and proposals to Government to ensure tenants are 
protected from unaffordable, unsustainable ‘top-ups’ as a result of 
rising rents, identify elements of HAP which are effective and identify 
areas for improvement. These recommendations were submitted 
to the Department of Housing, Planning and Local Government for 
consideration. 

Success and recognition- awards
Our work in 2019 to help stop homelessness, and achieve the highest possible standards 
in all we do, saw Threshold recognised through a number of different awards

•  Chartered Institute of Housing Awards: Excellence in Private Rented Sector award - Winner 

•  Good Governance shortlisting / finalist- Category “Directors’ Report and Financial Statements” 
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How we create impact and make a 
difference

Threshold believes in partnership. We always have. Greater impact is 
always achieved through working together. The role and contribution of 
all our partners is critical to our work and something we are extremely 
grateful for and would like to acknowledge.

In 2019 we strengthened and deepened our existing partnerships while 
also beginning to build new ones:

Stopping Homelessness with our partners 
Threshold participates in The Dublin Region Homeless Executive (DRHE) Homeless 
Consultative Forum, the Dublin Homeless Network, the Dublin Homeless Prevention 
Subgroup, the Housing Linkage Group (Galway), the Northwest Homeless Forum, 
Galway City’s Voluntary Housing Group, the Cork Homeless Forum, the Cork Homeless 
Network, the Cork Social Housing Forum, North Cork Homeless Forum, Irish Homeless 
Policy Group, the National Housing Consultative Forum, the End Youth Homelessness 
Coalition and the Community Platform. These groups are comprised of other NGOs 
and statutory bodies working in the area of housing, homelessness and homeless 
prevention. We raise awareness of the importance of prevention services and use the 
spaces for shared learning to improve upon and further develop effective homeless 
prevention services.

Threshold and our donors in 2019.
Stemming the tide.

Saving homes and families.

It feels ironic marking Threshold’s achievements in 2019 when Ireland is feeling the 
trauma of the worst housing crisis in living memory.

Every year the battle gets tougher. The numbers asking for help rises. Rents are now 
higher than at the height of the boom. Illegal evictions are increasing. And renters 
in Ireland are suffering the consequences and are on the brink of losing the very 
foundation of their lives.
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And now especially with the Covid-19 crisis.  So many have already had to endure the 
most challenging year of their lives – and with that the uncertainty of counting on 
having a place to call home.

But our donors play a huge part in the fight against homelessness every year and 
every time they donate to Threshold.  And 2019 was no exception.

Thanks to the kind and visionary individuals, businesses, and trusts and foundations 
who donate to Threshold, we raised an incredible €690,284 in 2019.  

And with the amazing help of our supporters, Threshold can continue to deliver 
wonderful success stories.

So to our supporters, on these pages in every story, fact, statistic and quote, we hope 
you recognise yourself – and the powerful contribution you made 2019 – and continue 
to make with Threshold.  Thank you so much.

When you make such a valuable gift to Threshold, you’re trusting us to ensure it’s 
put to best use.  We want to ensure that we deliver on your trust.

And that’s why Threshold is fully committed to our Donor Promise to our supporters.  

Thank you for standing with Threshold in the fight against homelessness 
and joining the #HomeTeam
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 Karina Timothy, Threshold Western Regional Services Manager, 
 Lorna Fitzpatrick, President of USI and  Aideen Hayden, Chair of 
 Threshold highlight issue of  rental deposits 

Working with Students
Threshold has continued to build upon its longstanding, positive 
working relationship with students from undergraduates, 
postgraduates and international students. In May 2019, Threshold 
launched its ‘Scamwatch’ campaign in Cork, which was supported by 
representatives of University College Cork Students’ Union and An 
Garda Síochána. This initiative provided a checklist for prospective 
tenants to help them to avoid falling victim to a rental scam.  

In August 2019, Threshold with the support of the Union of Students of Ireland (USI) 
launched a campaign for the introduction of a rental deposit scheme, a legal definition 
of a deposit and the restriction of a deposit to one months’ rent. The Government has 
committed to the implementation of Deposit Protection Scheme in the Programme for 
Government. 

We also collaborated with USI in providing advice and information at external events 
and successfully advocated on behalf of students living in on campus.  
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“In October 2019 a student contacted us as the previous tenants of their house 
called one day to say the landlord had not returned their deposits and they 
believed the rent had been increased beyond the permitted 4%. In fact, the 
landlord hadn’t breached the 4% PRZ limit by a small amount, but by almost 
30%, an extra €700 a month. The students were unsure what to do and did not 
want to put the tenancy at risk by challenging the landlord. As the semester 
progressed, with exams and essays coming round, they were unable to agree the 
best course of action and decided not to challenge the landlord. This feeling of 
powerlessness or fear of upsetting the tenancy can be a major deterrent against 
taking action.”

 Edel Conlon, Threshold’s Southern Regional Manager  is joined by 
 UCC Students’ Union and representatives  of Garda Síochána - Cork, 
 Kerry & Limerick - Southern  Region to launch our Scamwatch campaign 
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Working with the Citizen’s 
Information Centres (CICs)

Threshold continued its specialist support advice service to the staff and volunteers of 
the Citizen’s Information Centres (CICs) across the country.

This service has been operating since 2012 and in 2019 dealt with 486 queries bringing 
the total to 4,193. Training was provided to a number of CICs including the Dublin South 
CIS Regional Training event where over 70 CIC staff were in attendance, Dublin North 
CIS on the new Residential Tenancies Act 2019, North Leinster Citizens Information 
Service in Navan, Dublin South Citizens Information Service in Dublin, and South 
Leinster Citizens Information Service CLG in Portlaoise and Offaly.
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Training delivery and Information 
Sessions 

2019 saw an increased demand for training and information sessions which Threshold 
delivered to a wide range of organisations including Dublin City, Dun Laoghaire-
Rathdown, Fingal and South Dublin County Councils on the amendments to the 
Residential Tenancies Act introduced in 2019. Other training sessions provided included 
the Legal Aid Board, Phoenix Care Centre D7, Dorus Bui Community Cafe D17, Ballymun 
Drug & Alcohol Task force, The Spanish Communities in Ireland, Trinity College Dublin 
Graduate Students Union, Trinity College Dublin Global Room, FLAC, DIT Student’s Union, 
and UCD Student’s Union. Threshold has also provided information sessions to corporates 
such as Google, Health Products Regulatory Authority and Mazars.

Pro Bono Partnership work with 
Arthur Cox 

During 2019, Threshold entered into an ongoing arrangement with the newly formed 
pro bono unit of the Arthur Cox law firm. This arrangement has two parts. Arthur Cox 
will assist Threshold services in taking cases to the RTB and will provide extra capacity 
for the representation of clients. Threshold will refer cases to Arthur Cox who will, 
resources permitting, appoint one of their litigation solicitors to run the case and 
represent the client at the RTB. Arthur Cox have also seconded an intern to work in our 
Galway Office as an assistant legal officer. The legal intern commenced her nine month 
placement with us in October 2019.
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“Sinead had rented from the same landlord for 20 years, with whom she felt she 
had a good relationship. At her landlord’s insistence she moved into a different 
home a few years ago. It wasn’t ideal, being in a poor state of repair. She was 
shocked when a year later she was given 40 days’ notice to move out on grounds 
of substantial refurbishment. Sinead moved out on the requested date. The 
landlord did not return her deposit nor refund the rent she had paid in advance: 
nor was the refurbishment work undertaken. Threshold assisted Sinead to lodge 
a case with the RTB, at which the RTB found in her favour and the landlord was 
directed to pay damages. The landlord made no payment and did not respond to 
any attempts to contact them. The legal intern from Arthur Cox assisted Sinead 
to lodge an application to the Galway District Court for an Enforcement Order 
of the RTB determination order. This is a complex process involving a notice of 
motion, a grounding affidavit, exhibits and a statutory declaration of service 
for the purposes of the application. This was a process requiring in-depth legal 
assistance and guidance. The landlord requested an adjournment and the case 
continues.” 
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Right to Housing 
In 2019, Threshold joined “Home for Good” which is a broad coalition 
of organisations and individuals who believe that the Constitutional 
Right to Housing is an essential underpinning for any successful 
programme to tackle our housing and homelessness crisis.

The coalition launched a campaign seeking a referendum to balance the strong 
property rights of the Irish Constitution with a right to housing. The campaign for this 
referendum will be challenging and require co-ordination and co-operation across a 
broad range of civil society actors and elected officials. 

Looking to the future
Increase investment in prevention - it is the most effective solution to 
homelessness
As we conclude our review of 2019, and of the impact that Threshold has made across 
the country - by saving almost 20,000 men, women and children from the trauma of 
becoming homeless, it is clear that services that prevent homelessness offer the most 
impactful solution to addressing homelessness, and create the greatest value for money 
and return on investment. 

Additionally, as we now deal with a Covid-19 pandemic and look to the future and 
a post Covid-19 landscape, achieving maximum value for money will be even more 
important. It is therefore imperative that we continue to work with all our partners 
and supporters to increase this essential investment in Threshold’s work, and stop 
homelessness.

Advice priorities 
Threshold is committed to continually improving the quality, range and accessibility 
of all our services. Adding webchat functionality to our www.threshold.ie website will 
be a priority for 2020. This will offer renters another channel to access our home saving 
supports and advice.
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Research plans
Threshold plans to conduct research into the viability and suitability of private renting 
for older people. This work will be carried out in partnership with ALONE and will 
be utilised to inform policy proposals to Government.  As the Chair of the European 
Network of Housing Research “Private Rented Group” we plan to host a conference 
on the impact of Covid-19 on renters across Europe. This will provide us with the 
opportunity to learn from the initiatives undertaken by our neighbours in Europe and 
will inform our own policy work.  With the support of the Irish Research Council, we will 
work to examine the impact, if any, of the tech sector on housing and homelessness in 
Dublin. This work will inform planning and future proofing Dublin’s housing sector. 

Governance 
In 2019 Threshold worked towards compliance with the Governance Code issued by 
the Charity Regulator. This work involved the whole organisation and was a substantial 
undertaking. Threshold is fully committed to meeting our obligations under the 
governance code and exceeding the statutory obligations in relation to best practice 
in the sector. Threshold is proud to have been a leader in the area of good governance 
and is committed to continuing that tradition. When you make such a valuable gift to 
Threshold, you’re trusting us to ensure it’s put to best use. We want to ensure that 
we deliver on your trust.

The resources and time required for compliance with regulatory obligations is 
increasing within the charity sector. While Threshold welcomes increased scrutiny and 
transparency, the cost in time and resources for compliance imposes a burden that is 
often unmet by funders. This year also saw the publication of the Housing (Regulation 
of Approved Housing Bodies) Act 2019 which will place the Approved Housing Body 
sector on a more secure footing and provide much needed regulation. Work began in 
anticipation of the full implementation of this Act. 
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Financial Report 2019
Threshold’s income increased in 2019 due to increases in Fundraising 
and Rental income.

Building on previous years, the organisation continues to implement cost saving and 
efficiency measures to maintain a focus on frontline service delivery.

Support and governance costs of managing the Charity represents 10% of the total 
expenditure.

2019 2019 2018 2018
€ % € %

Income
Total 3,118,976 100.00 2,928,956 100.00
Donations & Fundraising 690,284 22.13 643,855 21.98
Grants 2,105,986 67.52 2,022,216 69.04
Department of Social 
Protection Community 
Employment Scheme

138,055 4.43 129,741 4.43

Charity Shops 0.00 0.00 1,720 0.06
Rental & Deposit Income 176,828 5.67 126,920 4.33
Miscellaneous 7,823 0.25 4,504 0.15

Expenditure
Total 2,931,521 100.00 2,859,145 100.00
Direct Charitable 
Expenditure 2,079,034 70.92 1,986,648 69.48

Department of Social 
Protection Community 
Employment Scheme

142,656 4.87 139,817 4.89

Fundraising and Publicity 426,993 14.57 421,085 14.73
Support and Governance 282,838 9.65 311,595 10.90

Staff Resources
Threshold employed 41 staff and 8 DSP Community Employment Scheme workers at 
the end of 2019.
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National Free phone Helpline:
1800 454 454
9am to 9pm Monday to Friday

advice@threshold.ie
ThresholdIRE
ThresholdIRE
Threshold_housing
Threshold_housing

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

Dublin and Eastern Region and  
National Offices 
21 Stoneybatter, Dublin 7, D01 KV61

First Floor, 25-28 Strand Street Great, 
Dublin 1, D01 XP04

Southern Regional Office 
22 South Mall, Cork

Western Regional Office 
Prospect Hill, Galway


