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Chairperson’s Statement

Time for a new national strategy 
for the private rented sector
Threshold is calling on the Government to introduce a national strategy on private 

rented housing as a matter of urgency. This strategy must provide real security for 

individuals and families who are making their home in the rented sector  - a security 

which is lacking today. Rent increases must be regulated to give greater certainty 

to tenants and to ensure that rates of increase in rent are fair and reasonable. The 

rent supplement scheme needs to be overhauled in order to ensure that the most 

vulnerable can access rented homes and rent limits must reflect the realities of 

the market. The housing assistance payment which will replace rent supplement 

for many current recipients needs to be rolled out nationally, as does the deposit 

protection scheme promised in the Programme for Government.

Housing in Ireland has been transformed due to the 
economic downturn. We are no longer a nation of 
home owners and the private rented sector is the 
only housing option for many people in our country, 
with one in five families now renting from a private 
landlord. The property crash in the home ownership 
sector and the fall-off in social housing provision in 
the last number of years mean that renting is here 
to stay. But this annual report shows that there are 
chronic failings that need to be addressed before a 
private rented dwelling can truly be called a ‘home’.

Historically, the Irish housing system has promoted 
home ownership. This aspiration had been 
supported by generous State grants and subsidies 
for home-buyers and through the tenant purchase 
schemes that enable council tenants to buy their 
homes. This meant that, for most of the last century, 
the private rented sector wasn’t regarded as a real 
housing option and was simply seen as a stepping 
stone for those who would eventually buy a home 
or as an option of last resort for those who couldn’t 
afford to buy.

Unfortunately the dream of owning a home turned 
sour for tens of thousands of people who bought 
their homes at the height of the property boom. Today 
there are over 100,000 households in mortgage 
arrears and an increasing number are facing the 
trauma of having their home repossessed. Since the 
property crash, many families who would otherwise 
have bought their own homes or would have been 
allocated a local authority home are now living in the 
rented sector. The construction of social housing 
reached its lowest ebb in 2013 with just 750 built or 
bought during the year. For these families, renting 
is the only option. The problem highlighted by the 
case studies in this report is that the private rented 
sector is simply not secure enough for families who 
need long-term certainty.

New legislation that aimed to modernise the private 
rented sector was introduced ten years ago in the 
form of the Residential Tenancies Act 2004. The 
main improvement was that of introducing greater 
security of tenure for tenants of up to four years. 
Other improvements included a limited form of rent 
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control, where rents could only be increased once a 
year and in line with open market rents, as well as 
a dedicated dispute resolution service for landlords 
and tenants. The private rented sector has doubled 
in size since the introduction of this legislation and 
the current rules do not meet the demands of today’s 
private rented market and need urgent amendment. 
Threshold is increasingly seeing families being 
forced to leave their rented homes due to economic 
evictions whereby their security is undermined by 
exorbitant rent increases. The legislation contains 
many loopholes that are abused and enable the 
landlord to remove tenants from the property and 
re-advertise it at a substantially higher rent.

As this report shows, substandard accommodation 
and difficulties in getting repairs carried out has 
become the main issue for many tenants seeking 
Threshold’s help. The whole approach to enforcing 
standards needs to change from the current system 
of local authority inspections which was designed 
for a different era when the rented sector was 
much smaller than it is today. The responsibility for 
proving compliance needs to rest with the landlord 
and Threshold has recommended a certification 
scheme or ‘NCT for housing’.

As this report shows, Threshold is at the forefront 
of providing advice and advocacy for those at risk 
of homelessness, helping over 209,000 tenants in 
the last 10 years. However, informing individuals 
of their rights will not in and of itself remedy what 
are systemic deficits in the regulation of the private 
rented sector. It is time for a new national strategy 
for the private rented sector as part of a changed 
housing landscape. A fundamental choice must now 
be made as to whether the private rented sector 
is to be merely a second-class housing option for 
those on low incomes, or a real option for those who 
want to create a home.

The challenge for Threshold as a charity has been to 
continue to provide the same excellent service, to a 
greater number of people, but with fewer resources. 
I would thank our staff and volunteers, who have a 
given a whole new meaning to ‘doing more with 
less’. I would also like to thank our main funder 
the Department of the Environment, Community 
and Local Government, and the many companies 
and individuals who have donated to our work 
throughout the year.

In concluding, I wish to thank my fellow directors 
and our CEO, Bob Jordan, for their tireless work on 
behalf of Threshold. I would like to welcome new 
board members, Christine Heffernan and Bernard 
Cronin, and to thank retiring board member Pat 
Farrell for his contribution to our work. Finally, 
I would like to thank Des Byrne, who also retired 
from the board in 2013, for his long service and for 
his hugely significant contribution to Threshold over 
many years.

Aideen Hayden

Chairperson

The legislation 
contains many 
loopholes that 
are abused
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Chief Executive’s Statement

Threshold’s frontline services played a key role in preventing homelessness as a 

serious rental affordability crisis took hold in the private rented sector in 2013. It was 

not uncommon for Threshold clients to be facing a 20, 30 or 40% increase in rent.

A 10% increase in urban rent supplement limits in 
June 2013 did little to stem the tide. By September 
there was an alarming rise in family homelessness 
in the capital as low-income tenants struggled to 
keep their current home and were unable to find an 
alternative place to live. Since then, this crisis has 
spread to the counties surrounding Dublin and to the 
high demand urban centres of Cork and Galway.

Ten years ago, it was single people on low incomes 
who faced the most difficulties in the housing 
market as they were effectively excluded from local 
authority housing where family-sized homes are the 
norm and relied on a rent supplement payment that 
was just enough to secure a small bedsit in a house 
of flats. Back then, families had the twin protections 
of access to local authority housing and a higher 
rent supplement payment that generally meant they 
could secure accommodation suited to their needs. 
Both of these safety nets have disappeared during 
the economic downturn and many families now face 
the same risk of homelessness as single people.

In spite of these difficulties, Threshold’s early 
intervention has proven successful in preventing 
homelessness. Threshold’s housing advisors use 
their knowledge and their negotiation skills to keep 
families in their homes. In 8 out of 10 cases where a 
tenant faces an illegal eviction we find a solution that 
prevents it. The financial difficulties faced by buy-
to-let landlords who bought properties at the height 
of the boom have led to a whole new set of problems 
for tenants. The appointment of receivers and the 
possible arrival of the Sheriff to take possession of 
the property has created a climate of uncertainty. 

Threshold’s housing advisors have taken on a new 
role in supporting tenants who are caught in the 
crossfire between a landlord and a bank appointed 
receiver who may both aggressively seek payment 
of the rent. Some receivers upon appointment have 
sought to illegally remove tenants or have refused 
to carry out essential repairs. Threshold helped over 
400 tenants in this situation in 2013.

New regulations on the standards of rented homes 
came into full force on 1st February 2013. These 
basic protections including the right to proper 
heating, cooking, washing and sanitary facilities 
that most people would have taken for granted. 
Before the introduction of these standards, a 
flat with a portable heater, a shared toilet on the 
landing, and with no fridge and no cooker could 
have been legal. Most worrying was the absence 
of fire safety standards. The new requirement to 
provide a mains-wired smoke alarm, fire blanket, 
evacuation plan and lighting in the common areas 
is the minimum needed in a house of flats that may 
have up to thirty occupants.

It is no surprise that over 2,000 tenants sought 
Threshold’s help with standards and repairs as 
the deadline for the new standards passed and 
they experienced little improvement in their 
living conditions. The clarity provided by the new 
standards enabled Threshold to act on behalf of 
vulnerable tenants who previously had to suffer 
in silence. A proactive inspection programme by 
Dublin City Council led to increased compliance in 
blackspot areas of Dublin city, but the experience 
of tenants living in other parts of the country 
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was very much ‘hit and miss’ when it came to 
enforcement. Some local authorities failed to carry 
out inspections and others did not see themselves 
as having any role even though it is one of their 
functions. Threshold’s housing advisors advocated 
directly with landlords and with local authorities 
to ensure that essential repairs and the basic 
necessities for living were in place.

The problem of the non-return of rental deposits has 
become more acute during the economic downturn. 
Some landlords routinely withhold deposits while 
others in financial difficulties find they don’t have 
the money to hand back. This generates a serious 
problem for tenants who rely on the deposit to 
cover the costs of moving to a new rented home. 
We welcome the progress made by Government 
on introducing a Deposit Protection Scheme to 
safeguard tenants’ money and we look forward to its 
enactment in forthcoming legislation. This change 
will increase the confidence of tenants and enhance 
the reputation of the sector.

I would like to thank the Chairperson, Board 
of Directors and staff for their dedication and 
commitment over the past year. The need for our 
service has never been greater and we have risen 
to this challenge. This would not be possible without 
the support of our State funders and our loyal 
donors who recognise and support Threshold’s vital 
role. As a frontline organisation, we will continue 
to adapt our services and respond to the housing 
challenges faced by all those who need our help in 
the year ahead.

Bob Jordan

Chief Executive

Threshold’s early 
intervention has 
proven successful 
in preventing 
homelessness
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Ten Years On
The introduction of the Residential 

Tenancies Act in 2004 has led to a 

number of significant changes to the 

operation of the private rented sector 

in Ireland. It is remarkable to reflect on 

the relative lack of statutory protections 

afforded to tenants in private rented 

accommodation prior to 2004. 

For example, prior to the introduction of the 
Residential Tenancies Act 2004,  generally tenants 
could be evicted with just one month’s notice, even 
if they had been in occupation for a number of years;   
rent could be increased by any amount, at any time 
and on any number of occasions during a tenancy 
and deposits were often withheld without reason. 

Over the past decade Threshold has helped over 
209,000 tenants with their housing problems and it 
is appropriate at this time to reflect on what effect 
the Residential Tenancies Act 2004 has had on 
tenants and their tenancies.

2004
20,601

2005
19,512

2006
18,246

2007
22,291

2008
20,136

2009
21,000

2010
19,559

2011
23,069

2012
21,720

2013
22,884
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Deposit retention has been the single largest issue for clients contacting Threshold in the last decade, 
accounting for approximately 27,000 queries. These queries peaked between 2008 and 2011 during the 
economic downturn as many tenants had to leave their accommodation and faced difficulties getting back 
their deposits. 

While greater security of tenure was introduced through Part 4 of the Residential Tenancies Act 2004, 
illegal evictions and threatened evictions still occurred with depressing regularity and were at their highest 
as the effects of the economic downturn hit home. Worryingly, illegal evictions are increasing again due to 
properties going into receivership or being repossessed and soaring rents particularly in urban areas. 

2004

2648
2325

1977
1603

3688
4125

3224 3259

2287
1930

2005 2006 2007 2008 2009 2010 2011 2012 2013

271 284 239

533

1009
907

543

323

619 651

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Deposit Retention

Illegal Evictions
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Private rented accommodation must meet basic minimum standards. Prior to enhanced minimum standards 
legislation in 2008 and 2009, the provision of a plug-in heater was an acceptable form of heating.

386

785

1291
1142

980 947

1971
2167

1683

2098

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

New standards applied to all private rented tenancies from 1st February 2013 and it is no surprise that in 
2013 standards and repairs were the main issue for clients contacting Threshold.

A number of other issues are emerging that were not previously evident. The increased number of buy-to-let 
receiverships is causing a lot of uncertainty to tenants. A situation not helped by the fact that the Residential 
Tenancies Act 2004, which sets out the rights and obligations of landlords and tenants, is silent as to a 
receiver’s obligations to sitting tenants in a buy-to-let property.

Private rented accommodation is becoming scarce and a shortage of new supply, coupled with high demand, 
is resulting in dramatic rent increases. Affordability issues are now putting many at risk of homelessness as 
they are falling into rent arrears, have to move and are unable to access alternative accommodation. Keeping 
people in their homes will be the key challenge facing Threshold over the next number of years.

902
816

677

1012

348
408

469
410

580

2005 2006 2007 2008 2009 2010 2011 2012 2013

Rent Arrears

Standards / Repairs
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1

2

3

4

5

Policy Priorities

Rent certainty

 � Amend the existing rent regulation measures in the Residential Tenancies Act 
2004 to provide certainty as to the rate of increase in rents.

Rent supplement

 � Accelerate the roll-out of the housing assistance payment scheme.

 � Review rent supplement limits in light of market rent levels to ensure housing 
needs are met.

 � Arrange for the payment of rent supplement in advance rather than in arrears.

 � Pre-approve rent supplement applications.

 � Facilitate the payment of deposits by means of exceptional needs payments.

Deposit protection

 � Introduce a deposit protection scheme in line with the commitment given in 
the Programme for Government.

Receivership and buy-to-let properties

 � Amend the Residential Tenancies Act 2004 to clarify the respective rights 
and obligations of landlords, tenants and receivers.

 � Introduce a code of conduct for mortgage arrears in respect of buy-to-let 
properties.

Enforcing minimum standards

 � Introduce a certification scheme whereby landlords can establish compliance 
with the Housing (Standards for Rented Houses) Regulations 2008 and 2009.

Threshold Annual Report 2013 9



1
RENT CERTAINTY

A severe shortage of affordable rental accommodation has led to rapidly rising 

rents, particularly in urban areas. As a consequence, individuals and families are 

faced with the threat of losing their homes, in circumstances where the rate of rent 

increase outstrips their capacity to pay.

The exorbitant rent increases experienced by many of Threshold’s clients are not generally related to any 
improvements to the property and simply represent an attempt by the landlord to maximise the profit from a 
rental property in the context of a dysfunctional housing market. In areas where accommodation is in short 
supply, Threshold’s clients have faced rent increases of between 20-40%.

Threshold believes that the introduction of rent certainty measures by way of amendment to the Residential 
Tenancies Act 2004 represents the only adequate and effective response to the current affordability crisis 
that places tenants at risk of homelessness.

The rising number of economic evictions has highlighted the shortcomings of the limited form of rent 
regulation in the Residential Tenancies Act 2004, which restricts rent reviews to once every 12 months but 
allows rent to be increased to an open market rate. This means that a tenancy may lawfully be terminated by 
increasing rents to a level that is unaffordable for sitting tenants.

Rent certainty measures are an essential component of a well-regulated housing market, and benefit both 
landlords and tenants by ensuring that rent increases (and indeed decreases) are foreseeable, predictable, 
and reasonable.

Rent certainty is a justified response to the volatility in the rented sector caused by boom and bust in the 
property market. Rent regulation models in other countries, which link the rate of rent increases to objective 
measures such as, for example, the cost of living, demonstrate that it is possible to balance the interests of 
landlords and tenants.

Concerns that the introduction of rent certainty measures may inadvertently result in a decline both in 
the supply and standards of rented properties can be addressed by measures to promote investment, for 
example, by providing for increased rates of rent where a landlord has significantly upgraded a dwelling. Rent 
certainty may also lead to increased supply as institutional investors that favour steady predictable returns, 
such as pension funds, will regard the sector as a better investment opportunity.

Threshold is therefore calling for the amendment of the Residential Tenancies Act 2004 with a view to 
introducing rent certainty measures which ensure stability for both tenants and landlords.

Threshold Annual Repop rt 201310



Rent 
Certainty

Sean and his wife had been 
renting the same flat for eight 
years when their landlord 
informed them that the rent 
would be increasing by 27% 
from €550pm to €700pm. They 
could not understand this 
given that they had problems 
with their heating and damp 
in the flat.  They didn’t want 
to cause a fuss but neighbours 
told them to contact Threshold.

The clients had a fixed term 
agreement so it was not 
lawful for the landlord to seek 
an increase at that time. A 
Threshold advisor contacted 
Sean’s landlord and managed 
to negotiate an increase of 
€50pm upon the expiry of 
the lease four months later, 
provided the essential repairs 
were addressed. 
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2
RENT SUPPLEMENT

High levels of unemployment, coupled with a lack of social housing, have meant 

that individuals and families on low incomes have increasingly relied on the rent 

supplement scheme administered by the Department of Social Protection to meet 

their accommodation needs.

While the stated purpose of the scheme is to provide short-term income support for those who do not have 
the means to meet their accommodation needs, the rent supplement scheme has become a de facto social 
housing scheme with 53% in receipt of the payment for 18 months or more, and 21% in receipt of the payment 
for 4 years or more by the end of 2013.1

Threshold’s experience in working with rent supplement tenants shows that the scheme gives rise to a 
serious risk of homelessness. Rent supplement limits imposed by the Department of Social Protection are 
designed to ensure that rent supplement recipients occupy the lower-priced end of the market. These limits 
are completely out-of-kilter with market rents in many areas, giving rise to serious hardship.

The reality for many rent supplement tenants seeking Threshold’s assistance is that they can neither afford 
to remain in their current accommodation nor can they access alternative accommodation. Revised rent 
supplement limits introduced in June 2013 were rapidly outstripped by market rents, particularly in urban 
areas. A most worrying development in the latter months of 2013 was the notable rise in the number of 
families becoming homeless as a direct result of losing their rent supplement accommodation.

Tenants faced with the prospect of losing their home are often forced to make ‘top-up’ payments to landlords. 
Top-up payments will typically be drawn from a tenant’s social welfare payments, meaning that limited 
financial resources for food, clothing and utilities will be reduced to unsustainable levels. Rent supplement 
tenants already make means-tested contributions from their social welfare payments under the rent 
supplement scheme, and any additional contribution inevitably gives rise to rent arrears, debt, and poverty.

The administration of the rent supplement scheme (by central rent units in some areas) is often characterised 
by delays, inflexibility, and a lack of transparency as to how decisions are reached. The frequency with 
which errors are made in processing applications is reflected in the high rate of success by rent supplement 
applicants in subsequent social welfare appeals, often with Threshold’s assistance. In practice, this means 
that many applicants are unable to access their entitlements without support.

Many landlords refuse to accept rent supplement tenants. This arises in part from the administration of the 
scheme, where rent payments are made in arrears rather than in advance (as is the norm in the private 
rented sector), and where administrative delays mean that a landlord may not receive payment for some 
time. A series of reductions in rent supplement payments in recent years, and the manner in which these 
were implemented, has also alienated many landlords from the scheme. The phrase, commonly seen on 
property websites, ‘rent supplement not accepted’, also shows a high level of economic discrimination.

1  Department of Social Protection, Statistical Information on Social Welfare Services (2013), Table G8, p.91
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Rent 
Supplement

Fiona contacted Threshold when 
her rent supplement payment 
was stopped.  Because of 
changes in administrative rules, 
there was a significant delay 
in Fiona obtaining a housing 
needs assessment from her local 
authority which resulted in 
her rent supplement payment 
being suspended for almost one 
year. As a result, Fiona suffered 
extreme stress and financial 
hardship and fell into significant 
rent arrears. Threshold appealed 
the case to the Chief Appeals 
Officer who found that the 
payment had been stopped 
without justification. Fiona’s 
rent supplement was reinstated 
and the arrears were repaid.  

Threshold welcomed the announcement in July 2013 that responsibility for long-term rent supplement 
recipients would be transferred to local authorities under the new housing assistance payment (HAP). 
Threshold is calling for the rapid introduction of HAP beyond the limited number of local authorities selected 
for the pilot phase and for the dedication of sufficient resources to overcome any operational issues arising.

In the meantime, rent supplement limits should be increased and greater flexibility shown to those who 
continue to face difficulties. Threshold would like to see tenants pre-approved for the rent supplement 
scheme rather than the current system which relies on identifying a willing landlord in advance of approval. 
Rent supplement payments should be made in advance rather than arrears and exceptional needs payments 
for security deposits should be restored.

13



3
DEPOSIT PROTECTION

The illegal retention of rental deposits by landlords has been the most common 

problem faced by Threshold’s clients in the past decade. It is also the most common 

reason for disputes referred to the Private Residential Tenancies Board (‘PRTB’).2

The law is clear: a deposit is and remains the property of the tenant, held on trust by the landlord. Landlords 
are required promptly to return any deposit paid by the tenant, unless there are arrears in rent (or other taxes 
or charges payable under the lease), or damage to the property over and above normal wear and tear.

The reality experienced by Threshold’s clients however is that landlords are often unwilling or unable to 
return their tenant’s deposit.

The failure to return a deposit can place a tenant at risk of homelessness. A typical deposit of €1,000 will 
often represent the full extent of an individual or family’s savings, and the failure to return the deposit creates 
a significant obstacle to obtaining alternative accommodation.

With average PRTB dispute processing times standing at some 12 months in 2013, and with determination 
orders made by the PRTB often going unenforced, the current system for resolving deposit disputes is 
clearly not fit for purpose.

Threshold has been advocating for the introduction for a deposit protection scheme for many years, and 
welcomed the commitment made in this regard in the Programme for Government. Deposit protection 
schemes already operate successfully in England, Wales, Scotland and Northern Ireland. The introduction of 
a deposit protection scheme in Ireland, whereby deposits would be held by a third party, would ensure that 
deposit monies are safeguarded and returned promptly to the tenant (or landlord) at the end of the tenancy.

Such a scheme would also have the effect of freeing up the resources of both Threshold and the PRTB to 
deal with more complex housing difficulties such as illegal evictions.

In circumstances where a landlord is facing financial difficulties, a deposit protection scheme would ensure 
that the deposit is not entangled with other debts owed by the landlord.

The scale of the problem and the nature of the solution are beyond doubt. Threshold is calling for concrete 
steps to be taken to ensure that the deposit protection scheme is rapidly rolled out following the enactment 
of proposed legislation to establish the scheme in 2015.

2  The most recent available figures from the PRTB indicated that in 2012 the Board received 2,272 applications for dispute resolution, of 
which the main category were deposit retention cases (836). Orders requiring either the full or partial refund of the deposit were made in 
635 cases. The 76% success rate indicates that generally landlords have no valid defence to a claim for the return of a deposit.
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Deposit 
Protection

Siobhan approached 
Threshold when her deposit of 
€825 was retained after her 
tenancy ended. The letting 
agent alleged that there had 
been significant damage to 
the property above normal 
wear and tear. 

Threshold contacted the 
letting agent and sought 
documentary evidence of 
the alleged damage and any 
cost incurred. Following this 
intervention, Siobhan got 
€690 of her deposit back 
which allowed her to seek 
follow on accommodation.
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4
RECEIVERSHIPS AND BUY-TO-LET PROPERTIES

The appointment of receivers over buy-to-let properties continues to undermine 

tenants’ security of tenure. By the end of 2013, some 39,250 residential mortgage 

accounts for buy-to-let properties were in arrears, while lenders were in possession 

of 503 properties.3

Tenants who are caught in disputes between landlords and 
receivers find themselves in a legislative and regulatory 
vacuum. The Residential Tenancies Act 2004, which sets 
out the rights and obligations of landlords and tenants, is 
silent as to a receiver’s obligations to sitting tenants in a 
buy-to-let property. While the Central Bank introduced a 
revised Code of Conduct on Residential Mortgage Arrears 
in July 2013, no such code exists for the buy-to-let sector 
to deal with the uncertainties that arise for both tenants 
and landlords.

The lack of clarity around receiver appointments means 
that tenants can face competing and sometimes aggressive 
demands from both the receiver and the former landlord to 
pay them rent. Receivers are often more familiar with the 
rules surrounding commercial property and seek to apply 
the same approach to buy-to-let properties. Since 2012, 
Threshold has been dealing with a growing number of cases 
where the rights of tenants have been either undermined 
or ignored. Tenants are treated as illegal occupiers, are 
deprived of their right to proper notice of termination, or 
are required to pay rent to the receiver in circumstances 
where the receiver does not accept responsibility to carry 
out repairs or return the rental deposit.

Threshold believes that a simple amendment to the definition 
of ‘landlord’ in the Residential Tenancies Act 2004, so as 
to explicitly include a receiver appointed over a buy-to-let 
property, will introduce a welcome degree of certainty for 
landlords, tenants and receivers. Such a measure should 
be complemented by the introduction of a code of conduct 
specifically addressing buy-to-let mortgage arrears. Such 
a code should set out in a clear and transparent way how 
financial institutions may enforce their security without 
interfering with tenants’ rights to security of tenure and to 
peaceful and exclusive occupation of the rented property.

3  Central Bank of Ireland, Information Release 4 March 2014, Residential Mortgage Arrears and Repossessions Statistics: Q4 2013, pp.8 – 11

Receivership

Maria had been living in a rented house 
for five years with her four children 
when she received a letter addressed to 
‘the occupier’. Maria tried phoning the 
landlord but there was no answer so she 
put it to the side and thought nothing 
more of it. A few days later there was 
a knock at the door whilst getting her 
children ready for school. Two men told 
her that the landlord wasn’t paying the 
mortgage and that they were now taking 
over. They thought no one was living in 
the property  and told Maria she had 
to pack up and that they would be back 
later that day. 

With her children crying Maria 
contacted Threshold. An advisor was 
able to explain to Maria that she would 
not be evicted there and then as she 
had a lease and had rights and that 
Threshold would help. 

The advisor contacted the receivers 
over a couple of days to outline Maria’s 
entitlements and successfully prevented 
the immediate threat of eviction and risk 
of the family from becoming homeless.
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5

ENFORCING MINIMUM STANDARDS IN 
PRIVATE RENTED ACCOMMODATION

New standards for the private rented sector came into full legal force from 1st 

February 2013. The most significant aspect is the requirement that private rented 

properties must be self-contained with their own toilet and shower/bath facilities. 

This means that the provision of shared facilities in a house subdivided into smaller 

flats (the traditional ‘bedsit’) is now outlawed.

While it is the case that all private rented properties must meet the minimum standards set out in the Housing 
(Standards for Rented Houses) Regulations 2008 and 2009, a widening gap in enforcement means that many 
of Threshold’s clients continue to live in accommodation which is not habitable. In 2013, Threshold received 
2,098 queries relating to accommodation standards; many clients were living in substandard properties that 
lacked the basic necessities for living including freedom from dampness and condensation, proper heating 
facilities and hot and cold running water. Often these clients were in receipt of rent supplement, which meant 
that the State was subsidising accommodation which failed to meet minimum requirements.

Currently it is the responsibility of local authorities to detect substandard private rented accommodation by 
means of inspections conducted principally by Environmental Health Officers. Some 17,849 private rented 
dwellings were inspected by local authorities in 2013, with 9,952 (56%) of those dwellings failing to meet 
minimum standards.4 The enforcement of standards was ‘hit and miss’ depending on the local authority. The 
private rented sector has almost doubled in size in the last decade and the introduction of the new housing 
assistance payment places a greater responsibility on local authorities to ensure that every rented property 
meets the required standards. The current system is therefore not fit for purpose.

Threshold believes that the introduction of a certification scheme or ‘NCT for housing’ is the best approach 
to address the shortcomings of the current system. Under the proposed certification scheme, the burden of 
establishing compliance with the minimum standards regulations would rest with the landlord. This would 
remove many of the obstacles currently faced by tenants and local authorities in ensuring the effective 
enforcement of the regulations. Such a scheme would enable local authorities to maximise the use of 
available resources by carrying out targeted inspections, particularly in high density urban areas.

To ensure that State funds are not expended on subsidising substandard accommodation, the production of a 
minimum standards compliance certificate could be made a precondition for the receipt of rent supplement 
and other social housing supports delivered in the private rented sector. The integration of such a scheme 
with certification requirements in respect of fire safety, building energy regulations, tax compliance, and 
registration with the PRTB would in the view of Threshold be likely to produce efficiencies and generate 
revenue for the State.

4  Source: Department of Environment, Community and Local Government, Enforcement of Requirements for Standards (2005 – 2013)
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Standards 
& Repairs

Joszef contacted Threshold 
for help with a repair 
problem. The washing 
machine in the apartment 
had been broken for four 
months, which was a real 
inconvenience particularly 
given the fact that he and 
his wife had a young family. 
Despite repeated assurances 
from the letting agent that 
the repairs would be carried 
out, nothing had been done. 

Threshold contacted the 
letting agent and outlined 
the obligations of landlords 
in respect of repairs under 
the Residential Tenancies 
Act 2004. After a five month 
wait, the washing machine 
was finally replaced 
following the intervention of 
Threshold.
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The People We Help

Some key information about the people Threshold helps

90%

87%

40%
clients living in 
private rented 

accommodation

clients in 
receipt of 

social welfare

clients are 
families 

with children

clients in 
accommodation for
less than four years

32%
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x2

1 in 5

18,999
ADVOCACY ACTIONS UNDERTAKEN ON BEHALF OF CLIENTS

standards and repairs 
were the main issue

accounting for almost 
one in five queries

Rent increase 
queries more than 

doubled in 2013

success rate 
in preventing 
homelessness

queries related to financial 
issues including rent 

increases, rent arrears and 
rent supplement issues

35%

83%

Advice and Advocacy Services

Threshold provides free, professional, unbiased and non-judgmental housing advice 

and advocacy services to tenants.

Threshold’s approach, based on prevention and early intervention, is highly successful and cost effective for 
both the individual and the State.

Threshold’s priority is to minimise the risk of homelessness and the need for recourse to more formal legal 
processes.

Threshold has advice centres in Cork, Galway and Dublin. Our advice services can be accessed by phone, by 
email, through our website or by arranging a face-to-face consultation.
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Deposit Retention
Deposit retention remains a persistent problem for 
tenants in the private rented sector. This was the 
experience of Threshold’s Cork office in 2013 which 
provided advice and advocacy support to over 500 
tenants in relation to the complete or partial retention 
of rental deposits. The most common reason for 
landlords retaining deposits was alleged damage 
above normal wear and tear to rented properties. 
Where cases for deposit retention were taken to the 
Private Residential Tenancies Board, all or part of 
the deposit was returned in the majority of cases. 
The introduction of a deposit protection scheme is 
urgently needed.

Rising Rent Levels
2013 saw a steady increase in rent levels in the South 
of the country, particularly in Cork city. Average 
rents rose by 4.2%, but it was not uncommon for 
tenants to approach Threshold in situations where 
their landlords were seeking an increase of over 10% 
and in some cases as high as 20%. Such increases 
are not feasible for the majority of tenants, but given 
the current shortage of rented accommodation 
many do not have the option of moving to alternative 
accommodation. In some cases rent increases 
resulted in tenants having to move out of their 
current accommodation and stay with family or 
friends. The increases in rent and the shortage in 

rental accommodation more generally have made 
the situation even more acute for people in receipt 
of rent supplement. It is proving almost impossible 
to find properties that fall under the maximum rent 
limits set by the Department of Social Protection.

Working with People 
at Risk of Homelessness
Threshold’s focus is on those most at risk of becoming 
homeless. The Cork advice office, in conjunction 
with the Cork Access Housing Unit, supported 
tenants, who for a variety of reasons including illegal 
eviction, invalid notice, and rent arrears faced losing 
their tenancies. Threshold advisors intervened with 
landlords and letting agents to resolve problems and 
to find solutions that allowed tenants to remain in 
their homes.

Training & Support
Threshold has always placed an emphasis on 
working in collaboration with other agencies in the 
voluntary and statutory sector. An important part of 
the organisation’s work is to support other advice 
and information providers. Threshold’s Cork office 
provided advice training to staff in a variety of 
voluntary and statutory agencies, including Citizens 
Information Services.

Cork and the 
Southern Region

Regional Reports
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Shortage of Rental Properties
One of the most notable developments in the private 
rented sector in 2013 was the shortage of rented 
accommodation and significant increases in rent 
levels. Threshold’s Galway office supported tenants 
experiencing real difficulty in securing a place to 
rent. It has been difficult to secure accommodation 
under the rent supplement scheme for some time, 
but the shortage in accommodation put even greater 
pressure on Threshold’s clients. Some landlords 
sought to profit from the shortage of accommodation 
by increasing rents to unaffordable levels for low 
income families.

Accommodation Standards
The single largest issue in relation to which tenants 
came to Threshold for advice was that of standards 
and repairs problems in their rented properties. 
Despite the existence of minimum standards 
regulations for private rented accommodation, many 
tenants found it difficult to get landlords to carry out 
repairs. Local authorities did not always respond 
to requests for enforcement. Ineffective heating 
systems, dampness and failure to repair kitchen 
equipment were some of the most common problems 
reported to Threshold.

Growing Numbers of 
Receiverships
Threshold’s Galway office witnessed an increase 
in the number of tenants experiencing difficulties 
where a receiver had been appointed to their homes. 
The appointment of a receiver can give rise to 
great uncertainty for tenants as the law is currently 
unclear in this area. Threshold worked with tenants 
to help secure their tenancies and uphold their rights 
under housing law.

Contribution of Volunteers
Volunteers make an important contribution to the 
work of Threshold in the West. A committed team 
of volunteers work in our Galway office covering 
reception and providing administrative support. 
Their commitment and hard work is very much 
appreciated.

Fundraising
As a charity, the support of the public is crucial 
to enable Threshold to provide vital supports 
and services to those who most need it. Various 
fundraising events take place each year including an 
annual church gate collection in Castlerea which is 
run by a group of dedicated volunteers to whom we 
would like to say a big thank you.

Regional Reports

Galway and the 
Western Region
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Dublin and the 
Eastern Region

Regional Reports

Working with Fingal 
County Council
On Tuesday afternoons, Threshold provides an 
advice and advocacy service in the offices of Fingal 
County Council in Blanchardstown. This service 
enables vulnerable clients to consult with our 
housing advisor in the community in which they live.

A total of 117 clients were assisted which represented  
an increase of 45% in service use from the previous 
year.

Rent reviews, being given notice to leave and 
difficulties in securing alternative private rented 
accommodation were the main factors behind the 
increased demand for the service.

Homeless Prevention for 
families at risk
Towards the end of the year there was a noticeable 
increase in the number of families presenting at 
homelessness services in Dublin. Threshold in 
conjunction with the Dublin Region Homeless 
Executive, provided an emergency on call service 
over the Christmas period for families in private 
rented accommodation experiencing housing 
problems and at risk of homelessness.

Specialist second-tier support to 
Citizens Information Centres
Since April 2012 Threshold has provided a specialist 
second-tier support service to the staff and 
volunteers of Citizens Information Centres.

In 2013 the service dealt with 595 housing queries 
from 78 different Citizens Information Centres 
across the country.

Vodafone World of Diff erence
In November 2012 Rob Walls, a qualified solicitor 
working in one of Ireland’s largest commercial 
law firms, was successful in his application to 
the Vodafone World of Difference Campaign and 
commenced a one year placement with Threshold. 
With this invaluable support Threshold progressed 
proposed legislative amendments in relation to 
receiverships in the private rented sector and the 
introduction of a deposit protection scheme.
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Access Housing 
Unit, Dublin

Threshold’s Access Housing Unit 

(AHU) in Dublin works to access 

private rented accommodation for 

people who are homeless or at 

risk of becoming homeless, and 

supports them in their transition from 

homelessness to independent living.

2013 was the busiest year yet with over 800 
referrals, and as the chart across illustrates, a 
total of 821 clients have been housed since 2003. 

Numbers Housed since 2003

81 2013

112 2012

111 2011

63 2010

32 2009

50 2008

52 2007

72 2006

87 2005

79 2004

82 2003

Busiest 
year over 

800 
referrals

730 
phone calls 

received

81
clients
housed

 95% 
tenants 
did not 

return to
homelessness

49%
clients were 

households with 
children
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eDun Laoghairee

ilCounty Councc

Fingal

County

Council

Ana Liffey

Drug Project

Dublin

cilCity Councilcil

Outreach Services
1,300 people were assisted through four essential 
outreach services. The service worked proactively 
with tenants, raising awareness of housing 
rights in relation to renting, rent supplement and 
sourcing accommodation all of which reduced the 
risk of homelessness.

AHU
Outreach
Services

Dublin

City

430 432

Fingal

411411
Anna Liffey

Drugg

Project

2727

Dun

Laoghaire

-Rathdown

Gerry came to the 
Access Housing Unit 
from homelessness 
services in 2005. The 
AHU assisted him in sourcing 
rented accommodation 
close to the area where his 
extended family lived. In 
2006 the AHU helped Gerry 
to apply for a more secure 
rented home under the rental 
accommodation scheme 
(‘RAS’).

Gerry was successful and 
moved into his new flat under 
this scheme. Gerry is now 
eight years living in RAS and 
is nine years out of homeless 
services. Gerry is currently 
studying full time for a degree 
in Social Studies.
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Access Housing Unit, Cork and Kerry

The Access Housing Unit (AHU) service is delivering a housing led approach to 

dealing with homelessness in Cork and Kerry. The purpose of the AHU is to support 

and empower people who are out of home or at risk of homelessness to access and 

maintain private rented accommodation, through the delivery of quality services.

The Access Housing Unit supported 75 households, comprised of 127 individuals, to secure 
accommodation in 2013.

47+19

were supported in 

moving out of emergency 

accommodation

ADULTS CHILDREN

44
Cases of 

homelessness 

were prevented

33+28

were supported in 

securing accommodation

ADULTS CHILDREN
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Brian was referred to 
the Threshold housing 
service from a homelessness 
organisation in Cork City. Brian had 
lived with his wife and children 
within the family home and was 
involved with a family owned 
business in the Cork area. Due to 
family breakdown and ill health 
Brian found himself out of home. 
He stayed with friends for a while 
but he did not want to be a burden. 
Brian’s options were limited due 
to a physical disability which 
restricted the type of 
accommodation into which he 
could move. 

Threshold offered Brian a ground 
floor apartment with tenancy 
sustainment support which 
enabled him to secure special 
adaptations which would be 
required within the apartment. 
Brian is now living independently 
with minimal support and manages 
his apartment well.

Tenancy Sustainment
By the end of 2013, the Access Housing Unit was 
providing 36 households with tenancy sustainment, 
24 of those households were in their tenancy for more 
than six months.

Prevention Service
The aim of the prevention service is to help people at 
risk of homelessness to remain in their homes and to 
prevent them from entering homelessness services. 
The service prevented the breakdown of 44 tenancies, 
comprised of 49 adults and 52 children.

Education
The Access Housing Unit provides pre-tenancy 
preparation to inform all tenants housed by the 
services of their rights and obligations. Information 
and advice sessions are also offered to other service 
providers to enable them to support their clients.

Rental Accommodation Scheme
Threshold continued its work providing Rental 
Accommodation Scheme (‘RAS’) housing to people in 
need, especially for people experiencing homelessness 
or those at risk of becoming homeless in Cork City. 
Threshold manages a total of 60 units on behalf of 
Cork City Council.

These homes are let to tenants fully furnished and with 
the rent being calculated in the same way as a local 
authority rent. This removes any potential poverty trap 
because rent is based on what the tenant can afford 
to pay. They are affordable, good quality places to live 
and are a long term housing option.

For new tenants Threshold provides a tenancy 
sustainment service to help them prepare for their new 
homes, settle into their new communities and develop 
goals for the future, such as training, education and 
employment. This service has been invaluable to the 
sustainability of people’s tenancies, as it helps tenants 
to address difficulties that may have led to previous 
tenancy failures.
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Fundraising

A diffi  cult year in which to raise funds, 
but Threshold’s supporters were 
amazing in 2013.

Threshold is most grateful to all of our donors. We would like to thank sincerely 
all the individuals, families, religious organisations, businesses, charitable 
trusts and foundations who supported Threshold’s work in 2013.

We raised €388,545 from our fundraising activities. Donations are invested 
into providing frontline services for people experiencing housing problems and 
those at risk of homelessness. Every day, Threshold helps save two families 

from homelessness - we couldn’t do this without our donors’ support.

Mail appeals are critical to Threshold’s fundraising each year. Donors raised 
over €250,000 for Threshold’s work by responding to our appeals. Threshold’s Christmas appeal was the 
most important of the year, and we cannot thank everyone who supported it enough.

Regular monthly donations are a vital source of funding. We depend on this regular income during a time when 
Threshold’s services are needed more than ever. We want to thank each and every donor who supports us 
with such a valuable monthly gift.

Community fundraising is an important aspect of Threshold’s fundraising. Thanks to many dedicated volunteers, 
we collected at church gates, supermarkets, concerts and events, and together we raised over €45,000 for 
Threshold’s work in 2013. Fundraising in the community not only raises valuable funds for Threshold, but it 
creates awareness of our work among people who may need our help and services.

On behalf of Threshold’s clients, we would like to express our deep gratitude to all of our donors for their 

amazing support.

Donor Promise

It is vital that our donors can have full trust and confidence in Threshold. Threshold is a lean organisation, 
with high levels of transparency and accountability. Managing costs and optimising service delivery is 
vital to Threshold.

Threshold is signed up to a charity code of practice called the Statement of Guiding Principles for 

Fundraising. A key part of this is our Donor Charter for supporters:

 � Our pledge is to treat all our donors with respect, honesty and openness.

 � We commit to being accountable and transparent so that donors and prospective donors can have 
full confidence in Threshold.

 � We promise we will effectively apply your gifts to us for their intended purposes.

To read our full Donor Charter, visit: www.threshold.ie/getinvolved

Douglas Newman Good staff collecting 

for Threshold at Christmas
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Financial Report 2013

Threshold’s State and private income continues to be affected by the economic climate. Building on previous 
years, the organisation has  implemented cost saving and efficiency measures to maintain a focus on frontline 
service delivery. The cost of administering the charity is 9%.

Income
 2013  

€

2013

%

2012  

€

2012

%

Total 2,028,987 100.00 1,941,917 100.00

Donations & Fundraising 388,545 19.15 406,710 20.94

Grants 1,169,044 57.62 1,100,076 56.65

Department of Social Protection Community 
Employment Scheme 156,421 7.71 132,624 6.83

Charity Shops 162,722 8.02 167,397 8.62

Rental & Deposit Income 137,841 6.79 131,848 6.79

Miscellaneous 14,414 0.71 3,262 0.17

Expenditure

Total 1,847,549 100.00 1,859,618 100.00

Direct Charitable Expenditure 1,190,577 64.44 1,159,362 62.34

DSP Community Employment Scheme 161,867 8.76 140,296 7.54

Fundraising and Publicity 218,423 11.82 246,008 13.23

Charity Shops 118,245 6.40 124,353 6.69

Managing and Administering the Charity 158,437 8.58 189,599 10.20

Staff  Resources
Threshold employed 34 staff and 11 DSP Community Employment workers at the end of 2013.
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Threshold head offi  ce and Dublin advice offi  ce

21 Stoneybatter, Dublin 7

(01) 635 3600

Cork Threshold

22 South Mall, Cork

(021) 427 8848

Galway Threshold

3 Victoria Place, Merchants Road, Galway

(091) 563 080

Tralee charity shop

Milkmarket Lane, Tralee, Co. Kerry

(066) 710 2685

Cork charity shop

Unit 5 Ballincollig Shopping Centre,

West Village, Ballincollig, Co. Cork

(021) 487 7251

Voluntary board of directors 2013

Aideen Hayden (Chairperson)

Thora Mackey (Secretary)

Brian Murphy (Treasurer)

Des Byrne (Until February 2013)

Paddy Gray

Trocaire Joye

Martini Molloy

Pat Farrell (Until May 2013)

Christine Heffernan (From February 2013)

Bernard Cronin (From December 2013)

Contact Threshold



www.threshold.ie

Charity number: 6279
Threshold company number: 70660
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