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CHAIRPERSON'S STATEMENT

Threshold has helped people living in the private rented sector for almost 40 years
and it has never been harder for tenants to secure and retain their accommodation
than it is today. We know from the first-hand experience of our frontline services

the difficulties being experienced by tenants due to accommodation shortages and
rising market rents. As a result of these difficulties, individuals and families are
either becoming homeless or face a considerable risk of becoming homeless.

The Government's recent emergency housing
measures, including an extension of the rent review
period from one year to two years, in effect atwo year
‘rent freeze', will provide welcome relief to many
families in these circumstances. Threshold also
welcomes legislation providing for the introduction
of a Deposit Protection Scheme whereby deposits
are to be held by the Private Residential Tenancies
Board (PRTB). The introduction of this scheme is the
result of many years of campaigning by Threshold to
highlight the fact that the illegal retention of deposits
is a serious hidden cause of homelessness. Both
these measures will hopefully begin to address the
current homelessness problem. The measures also
mean that there is now no impediment in the way
of increasing Rent Supplement levels nationwide to
match current market rents.

The introduction of these new measures provides a
space to develop a comprehensive strategy for the
private rented sector, including providing for long-
term rent certainty. At the launch of Threshold's
2013 Annual Report, | first called for the Government
to introduce a national strategy for the private
rented sector in Ireland, identifying affordability and
security as the key elements that must be achieved
by such a strategy. There seems to be a growing
awareness of the need for a strategy, with a range
of important reports being published in 2014 that
begin to recognise that this sector is the only real
housing option for an increasing number of people.

The Government's new Social Housing Strategy
2020 aims to provide 35,000 additional social
housing units by 2020. This strategy also envisions
the provision of 75,000 units of social housing
through the private rented sector by 2020 and
includes a commitment to develop “a national policy
aimed at increasing investment in, and supporting
the supply of good quality, secure and affordable
rental accommodation.”’

Furthermore, the Government's Construction
2020 strategy, also published in 2014, includes
a commitment to ensure there is “a strong,
sustainable, professional and well-regulated private
rented sector.”?

Threshold welcomes these developments. However,
as can be seen from this report, renting is the only
long-term option for many families who cannot
afford to buy a home or will not qualify for a limited
supply of social housing. There can be no return to
‘business as usual’ when it comes to meeting the
needs of the increasing number of people relying
on the rented sector for their accommodation.
A comprehensive strategy for the private rented
sector is needed to tackle issues such as security
of tenure, long-term rent certainty, quality of rented
housing, promoting the supply of affordable rented
accommodation and dealing with the difficulties in
the buy-to-let sector.

! Department of Environment, Community and Local Government,
Social Housing Strategy 2020, 2014, page 50.
2 Government of Ireland, Construction 2020, 2014, page 13.
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We are facing an unprecedented shortage of rented
accommodation. Although the Government has
introduced measures to support the construction
sector, it is unclear where the future supply of rented
accommodation will come from. For too long, we have
relied on landlords with just one or two properties.
This type of landlord has neither the capacity nor
the resources required to provide a stable and well-
managed private rented sector. Up to one-third of the
Irish population may soon rent their home due to a
lack of social housing and difficulties accessing home
ownership. Unless we can come up with a new model,
we will never have a sector that is fit-for-purpose. We
need a subsidised rented sector designed to meet the
needs of both low-income and intermediate households.

There are many ways to achieve this, but a shift is
needed from the current overreliance on amateur
landlords focused on short-term gains, to a sector
with more professional, well-resourced landlords who
are interested in long-term income returns. Existing
landlords will continue to play a valuable role but we
have passed the point where the traditional landlord
can meet the needs of the Irish private rented sector.

Threshold's new Dublin Tenancy Protection Service
(TPS), which commenced in 2014, has demonstrated
that the most effective way to prevent homelessness
is to keep families in their existing homes. A plan
for the rented sector must include actions to bolster
this approach, as well as creating a framework for
the delivery of quality, secure and affordable rented
accommodation.

It is in all our interests that a long-term strategy for
the private rented sector is developed. More Irish
people are renting today than at any time since the
1950s and most families entering homelessness are
coming from the private rented sector. Homelessness
carries an enormous human cost for the individual or
family affected, but it also carries a large budgetary
cost for the State. The cost of providing a person with
emergency homeless accommodation is approximately
€22,000 per annum, while the cost of housing them
in a hotel is significantly higher. The key lesson of the
TPS service is that putting the right resources in the
right places can significantly alleviate the human and
economic cost of homelessness.
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While these difficulties affect
society most acutely, they also have an impact on
the wider economy and society. A range of bodies
including business and employers’ groups, property
professionals and investment agencies have stated that
shortcomings in the private rented sector pose a threat
to Ireland’s future economic health.

In 2014, Threshold adopted a new strategic plan which
has helped consolidate our existing work and provided
an effective framework for advancing our services and
policy positions as well as helping us concentrate our
resources where they are most needed.

In concluding, | wish to thank our State funders including
the Department of the Environment, the Dublin Region
Homeless Executive, the four Dublin Local Authorities,
Galway City Council, Cork City Council, Cork County
Council, the HSE and the Citizens Information Board.
| would like to also thank my fellow directors, our CEO,
Bob Jordan, and our staff and volunteers for their
effective work on behalf of Threshold, without whom
we would not have achieved all that we did in 2014.

Ndcen

Aideen Hayden
Chairperson
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CHIEF EXECUTIVE'S STATEMENT

Threshold's frontline services have played an important role in mitigating the current
homelessness crisis. Rising rents, a shortage of affordable accommodation and

the growing gap between market rent and Rent Supplement has placed a growing
number of Threshold clients at risk of homelessness.

In response to the homelessness crisis, Threshold
developed a new service, the Tenancy Protection
Service (TPS) in Dublin in June 2014. The TPS
has become the key service ensuring families at
risk of homelessness in Dublin can remain in their
current accommodation and avoid having to access
homeless services. The TPS dealt with 1,303 cases
of tenants at risk of homelessness in the greater
Dublin area between June 2014 and the end of the
year. Many tenants accessing the service were
facing rent increases of 30%, 40% and even 50%.
Without the enhanced Rent Supplement payments
made available through this service it would have
been almost impossible for these families to avoid
becoming homeless.

Many landlords refuse to accept Rent Supplement
tenants. This is not just because of the inadequacy of
RS payments, but also because of how the scheme is
administered. For example, RS payments are made
in arrears rather than in advance (as is the norm in
the private rented sector), and administrative delays
mean that a landlord may not receive payment for
some time.

Positive improvements have been included in new
housing support schemes that could be replicated
in a reformed Rent Supplement scheme. By the
end of 2014 the Housing Assistance Payment
(HAP) scheme had been implemented in ten
local authorities on a pilot basis. Unlike the RS
scheme, recipients will be able to take up full-time
employment without losing their payment and this
payment will be made directly by the local authority
to the landlord.

Despite recent improvements in the minimum
standards for rented accommodation, many renters
continue to live in accommodation which is not
habitable. In 2014, Threshold received 1,836 queries
relating to substandard accommodation; this is now
the most common query faced by Threshold housing
advisors. Often these clients were in receipt of
Rent Supplement, which meant that the State was
subsidising accommodation which failed to meet
minimum standards. Most worryingly there is a
continued lack of adherence to fire safety standards
in many cases.

The financial difficulties faced by buy-to-let
landlords and other residential 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 a tenant’'s home
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 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 417 tenants
in this situation in 2014, which was a 14% increase
compared to 2013.
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POSITIVE IMPROVEMENTS

HAVE BEEN INCLUDED IN NEW
HOUSING SUPPORT SCHEMES

THAT COULD BE REPLICATED
IN A REFORMED RENT
SUPPLEMENT SCHEME.

In 2014 1172 people were helped by Threshold
in relation to the illegal retention of deposits by
landlords. Landlords are required to return promptly
any deposit paid by the tenant, unless there are
arrears in rent (or other charges), or damage to the
property over and above normal wear and tear. The
reality 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.

The Government has recently legislated for a
Deposit Protection Scheme, whereby deposits are
to be held by the Private Residential Tenancies
Board (PRTB). It is important that this scheme is set
up promptly. This would ensure that deposit monies
are safeguarded and returned promptly to the tenant
(or landlord) at the end of the tenancy. Such a
scheme will also have the effect of freeing up the
resources of Threshold to deal with more complex
housing difficulties such as illegal evictions.
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| would like to thank the Chairperson, Board of
Directors and staff for their commitment and
dedication over the past year. The need for our
services has never been greater and we have risen
to this challenge. Threshold's work would not be
possible without the support of our State funders
and our loyal and generous donors who recognise
and support Threshold's vital work. 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.

@/5 5&(’\%

Bob Jordan
Chief Executive




WHO WE ARE

Threshold is a national housing charity, founded in 1978, with —
regional advice centres in Dublin, Cork and Galway. Threshold TH RESHOLD
provides frontline advice, advocacy and support services to over National tousing Charlty
20,000 people with housing problems annually in Ireland.

Threshold adopted a new strategic plan setting out the key objectives for the organisation
for the period 2014 to 2016 to enable it to best help the clients that need us the most.

Strategic Plan
2014-2016

Threshold Annual Report 2014




FAMILY STATUS

37 %

clients are families
with children

LENGTH IN ACCOMMODATION

26%

of clients experienced
difficulties in the first
6 months of their tenancy

Top advice and advocacy queries 2014 Tlﬁﬁ:oﬁ)

2,098 2013

1,836 2014
1,538 1,505 1,516

1050 ggo

¥ Q0 @ 0 0 0

Standards/  Tenancy Review Invalid Deposit Housing
Repairs  Termination of Rent Notice Retention Queries
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1,516 PEOPLE
CONTACTED THRESHOLD
ABOUT RENT REVIEWS
IN 2014. THIS IS A
SIGNIFICANT RISE FROM
372 SUCH QUERIES

IN 2013.

-
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IMMEDIATE POLICY PRIORITIES

RENT CERTAINTY

> Amend the existing rent regulation measures in the Residential Tenancies Act 2004
to provide for long-term certainty as to the rate of increase in rents.

RENT SUPPLEMENT AND HOUSING ASSISTANCE PAYMENT

> Increase Rent Supplement limits so they reflect market rent levels and ensure
housing needs are met.

> Reform the administration of the Rent Supplement scheme.
> Extend the Tenancy Protection Service (TPS) in the interim.
> Amend HAP limits to reflect market rents.

DEPOSIT PROTECTION SCHEME ROLL-OUT

> Promptly set up the Deposit Protection Scheme in line with recent legislation.

RECEIVERSHIPS, REPOSSESSIONS 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.

TACKLING SUBSTANDARD ACCOMMODATION

> Introduce a certification scheme whereby landlords can establish compliance with
the Housing (Standards for Rented Houses) Regulations 2008 and 20009.

SECURITY OF TENURE

> Review security of tenure provisions in the Residential Tenancies Act 2004 with a
view to ensuring indefinite tenancies become the norm.



RENT CERTAINTY

The effective rent freeze for existing tenancies
until 2017 will provide a welcome breathing space
for tenants, who have been living in fear of a

THRESHOLD SUPPORTS TENANTS BY:

> Ensuring that rent increases are legal
> Negotiating with landlords to moderate

rent increase that had the potential to make them
homeless. However, rent certainly measures,
whereby rent increases are linked to an objective
measure such as the cost of living, still need to
be introduced to ensure long-term affordability.

From 2011 to 2014 rent increases averaged 34.5% in Dublin,
14.4% in Galway and 13.9% in Cork. Average rent increases for
the four commuter counties surrounding Dublin was 14.4%
in 2014', while some Threshold clients have reported rent
increases of up to 50%. In many cases this meant that families
were expected to find up to an extra €5,000 a year to spend
on rent. 1,516 people contacted Threshold about rent reviews
in 2014, This is a significant rise from 372 such queries
in 2013.

Threshold expanded its capacity to adequately respond to this
increase in queries about rent reviews by setting up the Dublin TPS
service in June 2014. However, despite the success of this new
service, which protected 344 tenancies at risk of homelessness
between June and December 2014, there were 1,692 adults in
emergency accommodation at the end of 2014 in Dublin alone, a
rise of nearly 20% over the year?. This was primarily due to the
fact that tenants’ incomes (whether in the form of wages or Rent
Supplement) did not keep pace with rapid rent increases.

Threshold believes that the introduction of rent certainty
measures, to link future rent increases in areas of high rental
inflation to an objective measure such as the cost of living, are
needed to address affordability in the long-term. 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.

! Daft, Daft.ie Rental Report-2014 year in review, February 2015.
2 Irish Times, Feb. 5th 2015.

CASE STUDY

>

rent increases
Seeking enhanced Rent Supplement
payments

Kevin has lived in a three
bedroom house for the last 10
years, with his wife and his
five children. Last year, Kevin
offered to convert the attic
into a bedroom if the landlord
agreed not to increase the
rent. The landlord supplied the
materials and Kevin undertook
all the labour on the attic
conversion.

Despite this agreement

the landlord subsequently
informed Kevin that he would
increase the rent from €875 to
€1,200 a month, an increase of
almost 40%. If Kevin could not
pay the rent at the new rate,
the landlord advised him he
would have to leave.

In this case Threshold was
able to negotiate with the
landlord to reduce the amount
of the rent increase to €950.
Kevin and his family were
able to stay in their home

and avoided the real risk of
becoming homeless.
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Constitutional
and human rights

Why?

A long-term approach is needed,
beyond the temporary ‘rent freeze’,
to protect landlords or tenants
from rapid increases or decreases
in market rent levels. Without this,
tenants still face a risk of
homelessness and landlords will
still face uncertainty with regard
to their rental income.

How?

Threshold proposes that

rent certainty measures can
be introduced by making
amendments to the Residential
Tenancies Act 2004 listed

below.

@ Index of reference rents

Rent certainty measures
must achieve a fair balance
between the property rights
of landlords and the interests
of the community at large.

@ No contracting out
Prohibiting any attempts to

2 High demand areas

Creating an index of ‘reference Giving the Minister for

rents’, drawn from the existing
Private Residential Tenancies
Board register, to enable
landlords and tenants to
identify the average market
rent for comparable properties
in similar locations over a
preceding four year period.

Setting initial rents
Allowing landlords to set initial
rents at the market level for

comparable properties in
similar locations.

Rent increases

Linking increases in rent
during a tenancy to the annual
percentage change in the
consumer price index, subject
to an overall percentage limit
over a four year period.

Environment, Community and
Local Government the power

avoid the application of the
rent certainty measures.

to make regulations for the
setting of initial rents in areas
with high levels of demand
and low levels of supply,
having regard to the index of
reference rents.

Q Disputes
Expanding the remit of the
Private Residential Tenancies
Board to determine disputes
arising from the application of

rent certainty measures.
Improvements

~ q
R Review

Allowing for increases in rent
where improvements are
carried out by a landlord.

(+/ More favourable

agreements

Reviewing rent certainty
measures within four years of
their introduction.

Allowing for agreements
which are more favourable to
tenants than those which
would apply under the rent
certainty measures.

Full details of Threshold’s rent certainty legislative proposal is on www.threshold.ie
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RENT SUPPLEMENT AND HAP

The recent increases to HAP limits in Dublin by up
to 50%, and in other urban centres and commuter
counties by up to 20% are to be welcomed.
However, Rent Supplement (RS) limits have not
increased in tandem with these changes. This
needs to be addressed, especially now that there
will be an effective rent freeze until 2017.

The purpose of RS is to provide short-term income support to
assist with the reasonable accommodation costs of eligible people
living in private rented accommodation who are unable to provide
for their accommodation costs from their own resources. As of
the end of December 2014 there were 71,500 people in receipt of
RS 44% of Threshold clients in 2014 were in receipt of RS.

RS limits imposed by the Department of Social Protection (DSP)
are completely out-of-kilter with market rents in many areas,
giving rise to serious hardship and risk of homelessness. Many
tenants coming to Threshold are facing rent increases of between
20% and 40%. It is important to note that while rents in existing
tenancies will be frozen until 2017, initial rents for people moving
to a new tenancy will still be set based on prevailing market rents.
In both these situations rents will still be well above RS limits.

The application process for the RS scheme 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 RS applicants in subsequent social welfare appeals.
In practice, this means that many applicants are unable to access
their entitlements without Threshold's support.

Despite new tax measures to incentivise landlords to rent
to tenants in receipt of RS the way the scheme is actually
administered, whereby rent payments are made in arrears
and where administrative delays mean that a landlord may not
receive payment for some time, means that it it will still be
difficult for tenants to find a landlord willing to accept RS.

' Department of Social Protection, Maximum Rent Limit Analysis and Findings

CASE STUDY

THRESHOLD SUPPORTS TENANTS BY:

> Operating a Tenancy Protection Service in Cork

and Dublin whereby enhanced Rent Supplement
payments are fast-tracked

Supporting tenants to appeal Department of
Social Protection decisions

Alison is a lone parent with
three children renting in the
private rented sector for the
past twelve years. Alison had
been in her current tenancy
for almost three years.

Alison turned to Threshold

as she was given notice after
she fell behind in her rent
following a rent increase.
Alison faced the prospect of
homelessness because her
Rent Supplement payment
didn’t match this increase

in rent. Threshold secured

a higher Rent Supplement
payment awarded through our
Tenancy Protection Service,
that enabled Alison’s family to
remain in their home.
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Why? Implement in

conjunction with
Rent Certainty

Concerns that increases in RS
limits will lead to rent inflation
can be addressed by raising RS
limits in conjunction with the
introduction of rent certainty
measures.

Maximum Rent Supplement
limits are significantly below
market rents in many areas,

leading to increases in the
numbers of individuals and
families becoming homeless.

Fulfil statutory purpose: Reduce Paperwork:

Review the documentation

Improve Rent Supplement +

RS can only fulfil its statutory Administration:

purpose to provide short term
income support if it reflects
current market conditions.

+

Pre-Approval: Introduce a
pre-approval mechanism
for RS claimants, similar to

requirements for RS and
provide for direct
submission of confidential

documents by landlords to
the Department of Social
Protection (DSP).

% Clarity: Introduce clear
guidance for DSP
representatives to deal
with circumstances where
receivers are appointed to
properties with tenants in
receipt of RS.

MARKET
RENT LEVELS

GAP GALWAY
€90-€140

mortgage pre-approval.

+ Direct Payments: Ensure
payments are made
directly to landlords in
advance.

MARKET
RENT LEVELS

GAP DUBLIN

MARKET
RENT LEVELS

GAP CORK
€70-€180

€200-€500

'
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DEPOSIT PROTECTION SCHEME ROLL-OUT

In 2014 Threshold dealt with 1,172 cases where
tenants had difficulty getting their deposit back from
their landlord in a timely manner. Implementing a
Deposit Protection Scheme, as set out in recent
legislation, will have a profound impact on tenants
as they will no longer be in danger of homelessness
and severe financial strain due to the illegal loss of
their deposit. We look forward to the swift setting
up of this important new scheme.

Landlords are required to promptly to return any deposit paid by a
tenant, unless there are arrears in rent (or other taxes or charges
payable under the lease), or damage to the property above normal
wear and tear. The reality 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 for cases relating to non-return of deposits
standing at a number of months, 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. The Government has
recognised that such a scheme is needed and that it has been
an effective solution to the problem internationally (e.g. in the
UK, New Zealand and Australia). Threshold looks forward to the
setting up of this important scheme in a timely manner.

THRESHOLD SUPPORTS TENANTS BY:

> Advising tenants of their legal rights

> Negotiating on their behalf with the landlord

> Supporting tenants to prepare a case

CASE STUDY

for the PRTB

Evelyn was given notice to
leave her privately rented
accommodation and the
search for a new home was
difficult as the rents being
asked were higher than what
she was previously paying.
As her previous landlord had
not returned her deposit after
three weeks, Evelyn had to
borrow the money for a new
deposit to find a new place

to live. She missed out on a
number of places as she didn’t
have a deposit at hand.

Eventually Evelyn was told by
her previous landlord that an
inspection had not been done
and some repairs were needed.
In desperation Evelyn got in
touch with Threshold and
with the help of a housing
advisor, Evelyn got her full
deposit returned.
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How?

Expedite the roll-out of the new
Deposit Protection Scheme
whereby deposits will be held by
the PRTB who will ensure that
deposit monies are safeguarded
and returned promptly to the
tenant (or landlord) at the end of

the tenancy. v

Prevent homelessness:

# The failure to return a deposit can place a
tenant at risk of homelessness, as it often
represents the full extent of an individual's or

family's savings.

Government policy:

+ Now that legislation for a Deposit Protection
Scheme is in place, this scheme needs to be

setup in atimely manner.

Why?

The illegal retention of rental
deposits by landlords has been
the most common problem faced
by Threshold’s clients over the
past decade and is a hidden
cause of homelessness.

Target resources:

Effect on
Landlords

The scheme will not change
existing landlord responsibilities
but will ensure that deposits are
not entangled with other debts
or financial affairs of the
landlord.

+ A Deposit Protection Scheme will free up the
resources of Threshold to deal with more
complex housing difficulties.

International best practice:

+ Deposit Protection Schemes are operating

PRTB

Y

0
§
Q

effectively in England, Scotland, Wales,
Northern Ireland, Australia and New Zealand.
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RECEIVERSHIPS, REPOSSESSIONS
AND BUY-TO-LET PROPERTIES

The impact of the mortgage arrears crisis is not
limited to homeowners. Oftenitis a sitting tenant in
the property who loses their home and potentially
faces homelessness by the enforcement of a
repossession order, rather than the person who
actually owns the property. The appointment of
receivers in respect of mortgaged properties, as
well as the increasing rate of repossession by
lenders, undermines tenants’ security of tenure.

In such cases many tenants are given limited notice to find
a new home, sometimes just a few days. In some extreme
cases tenants have come home to find their locks changed,
effectively making them homeless. Threshold has, since 2012,
been dealing with a growing number of cases where the
rights of tenants have been either undermined or ignored in
repossession cases. Threshold dealt with 417 such cases in
2014, and a total of 897 cases since 2012. Tenants are treated
as illegal occupiers, are deprived of their right to proper notice
of termination of the tenancy, 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.

A simple change to the law to ensure that both receivers
appointed to mortgaged properties and lenders who have
initiated repossession proceedings, are regarded as the
landlord in relation to existing tenancies, is needed. Such a
change will provide sitting tenants with clear legal protection
and clarity in terms of provision of adequate notice, upkeep
of the property, deposit return and adherence to the existing
terms of the tenancy. A tenant shouldn't lose these basic
rights just because their landlord is in financial difficulty.

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.

THRESHOLD SUPPORTS TENANTS BY:

> Advising tenants of their legal rights

>

CASE STUDY

Negotiating on their behalf with landlords
or receivers

Tom lived in private rented
accommodation with his wife and
two children. He was informed

by letter that a receiver had been
appointed to the property. However,
his original landlord insisted that
Tom still needed to pay him the
rent. After the receiver changed the
locks on the property, the original
landlord came to the property, broke
the door in and cut off the gas. He
behaved aggressively to the tenant
and insisted that he pay him the
rent.

The landlord’s behaviour continued
despite the receiver changing

the locks on three occasions and
bolting and locking the door from
the inside. Tom and his family were

in such fear that they eventually
fled the property and moved in with
Tom’s parents.

Threshold worked with the receiver
to give Tom time to store his
belongings at the property until

he secured another private rented
property, but they have been
unwilling to return his deposit.
Tom eventually secured alternative
private rented accommodation with
the assistance of Threshold.
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How?

A. Change to the law to ensure that
both receivers appointed to mortgaged
properties and lenders who have
initiated repossession proceedings are
regarded as the landlord in relation to
existing tenancies. B. Introduce a code
of conduct specifically addressing
buy-to-let mortgage arrears to set out
in a clear and transparent way how
financial institutions may enforce their
security without interfering with
tenants’ rights.

A4

Provide clarity:

%+ Tenants can face competing +
and sometimes aggressive
demands from both the

receiver and the former

landlord to pay them rent.

FULFILLING
LANDLORD

RESPONSIBILITIES

RECEIVER
® 00

e

LENDER
® 00

UL
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Why?

Tenants' rights in relation to
adequate notice, upkeep of
the property, deposit return
and adherence to the
existing terms of the
tenancy are often ignored
when receivers are
appointed or when lenders
seek to repossess a
mortgaged property that is
being rented.

Give tenant recourse to PRTB:

Currently tenants have no
legal recourse to either the
courts or the PRTB in these
situations.

CLARITY

TENANT'S RIGHTS SAFE

Lenders rights?

Such an amendment would
not unduly restrict the
ability of lenders to enforce
their security by
repossessing and selling a
mortgaged property, as the
bank would normally be
entitled to terminate the
tenancy on the grounds of
an intention to sell, but
subject to the tenant being
given the appropriate
written notice.

Sufficient notice:

+ Inadequate notice time
can put tenants at risk of

homelessness.




TACKLING SUBSTANDARD ACCOMMODATION

The introduction of a certification scheme or ‘NCT
for housing’ to ensure that all rental accommodation
meets legal minimum standards is needed due
to the serious shortcomings of the current
enforcement regime. Such a scheme is especially
warranted due the fact that many affected tenants
are in receipt of Rent Supplement, which means
that the State is subsidising accommodation which
fails to meet minimum legal requirements.

In 2014, Threshold dealt with 1,836 cases related to substandard
accommodation. This is now the most common issue for tenants
contacting Threshold. 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.

Currently it is the responsibility of local authorities to identify
substandard private rented accommodation by means of
inspections conducted principally by environmental health
officers. However, under this inspection system over 50% of
rental properties still fail to meet minimum standards. 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 inrespect of fire safety, building energy regulations,
tax obligations, and registration with the PRTB, would in the view
of Threshold, promote greater compliance across-the-board.

THRESHOLD SUPPORTS TENANTS BY:

> Advising tenants of their legal rights

> Negotiating on their behalf with the landlord

> Seeking to have a substandard property inspected

CASE STUDY

by the local authority

Angela and Eamon, a couple

in their fifties, lived in rented
accommodation that was subject
to serious dampness and which
they believed was the cause

of recurrent chest infections
experienced by Angela.

Despite a number of written
requests their landlord failed

to respond. They complained

to their local council and two
months later an inspection

was carried out. The council

said that the property was
substandard and ordered the
landlord to undertake significant

improvements to the property.

However, the landlord refused to
undertake the work and Angela’s
health further deteriorated.
With Threshold’s help Angela
and Eamon were able to find
more suitable accommodation.
The Council issued a prohibition
notice to the landlord to ensure
the property could not be re-let
until it adhered to minimum
standards.
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How?

Introduce a certification
scheme or ‘NCT’ for rented
housing where the burden of
establishing compliance with
the minimum standards
regulations would rest with
the landlord.

vV

How would it work?

Why?

13,913 private rented
dwellings were inspected by
local authorities in 2014
with 7,387 (53 per cent) of
those dwellings failing to
meet minimum legal
standards.

The benefits

The benefit
to the state

Such a scheme would reduce
the number of low-income
tenants that are living in
substandard accommodation
and it would facilitate enhanced
targeting of local authority
inspections.

+ Landlord would need up-to-date certification + Enable local authorities to maximise the use

endorsed by approved professional to rent

of available resources by carrying out

their property and avail of tax credits,
subsidies or housing payments delivered in
the private rented sector.

targeted inspections.

Ensure that State funds are not expended on
subsidising substandard accommodation.
Integrate the new system with fire safety,
building energy regulations, tax obligations,

Improve the standards of rented
accommodation, especially for low-income

and registration with the PRTB. tenants.

Introduce on a phased basis.




SECURITY OF TENURE

The private rented sector in lIreland does
not provide long-term security for tenants.
While welcoming recent improvements, a
comprehensive review of security of tenure
provisions in the Residential Tenancies Act 2004
is needed, with a view to extending security of
tenure beyond the current four year cycle.

Secure occupancy can be defined as the extent to which
households can make a home and stay in their private rented
accommodation, subject to meeting their obligations as tenants.
A key safeguard for tenants in other countries is that the sale of
the property does not end the tenancy.

A majority of Irish tenants wish to see increased security of tenure.
In recent surveys, 55% of tenants expressed unhappiness with the
security of their rental situation' while 61% of tenants expressed a
wish for a long lease which would give them increased security?.

In 2014 Threshold dealt with 1,538 cases where a tenancy was
being terminated by a landlord, 1,224 cases where tenants were
given an invalid notice of termination, 276 cases where a landlord
threatened anillegal eviction and 174 cases of actualillegal eviction.
This means that in total, Threshold is dealing with approximately
60 cases a week where tenants are facing eviction due to lack
of security of tenure. Most worryingly, Threshold is dealing with
three cases of illegal eviction every week.

Though recent measures to increase the notice period for
tenancies lasting five to eight years are very welcome, tenant
security of tenure is still linked to a four year cycle. Moreover,
the lack of long-term rent certainty measures means the viability
of renting as a long-term housing option for many families is
still limited. The National Economic and Social Council (NESC)
has expressed the view that “[e]xperience in other European
countries shows that there is considerable scope to improve the
security of tenure in Ireland.”

! DKM Economic Consultants, Future of the Private Rented Sector,
PRTB/Housing Agency, 2014.

2 SCSI, Trends in Tenure Mix in the Irish Property Market, 2012.

3 NESC, Homeownership and Rental: What Road is Ireland On?,

No. 140, December 2014, p.51.

THRESHOLD SUPPORTS TENANTS BY:

> Advising tenants of their legal rights

> Ensuring that they have been given valid notice

CASE STUDY

> Supporting them prepare a case for the PRTB

Barry contacted Threshold as

he was given notice to leave his
Dublin apartment which he had
been renting with his daughter

for the past four years. Barry is
self-employed and has a limited
income. Barry had expected notice
of a rent increase, which he had
received annually over the previous
two years, but he was given notice
of termination as the landlord said
he intended to sell the property.

Barry hoped that a new owner
might keep him on as a tenant,
but his landlord insisted on
vacant possession of the property.
Barry could no longer afford to
rent in the local area and had

to move to Kildare. This added

an extra two hours to his daily
commute and his daughter had to
transfer to a new school. He fears he
may be forced to move again in the
near future.
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Why?

Security of tenure is linked to
a four year cycle and although
extra protections have been

added, there are still a number
of the grounds for terminating

tenancies within this cycle that
limit tenants’ security.

What would secure occupancy look like?

+ All tenancies would be indefinite.

+ The grounds under which a landlord can end
a tenancy would be more limited.

+ A well-resourced and efficient dispute
resolution process would be in place to
ensure that landlords can remove tenants
who are not fulfilling their legal obligations.

Threshold Annual Report 2014

Secure occupancy
in conjunction
with rent certainty

Secure occupancy measures
will be ineffective if rents can
be increased to unaffordable
levels in the future.

What are the benefits?

+

Security of tenure is a key factor in
encouraging stability in the private rented
sector (PRS).

It can ensure a long-term revenue stream
for landlords.

It will ensure more consistency of social
housing supports, due to the increased
provision of social housing in the PRS.

It will enhance the viability of renting as a
long-term housing option.

It will help create more balance in the
housing market as a whole.
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THRESHOLD SERVICES

TENANCY PROTECTION SERVICE

In June 2014, Threshold established a new service in Dublin, the Tenancy Protection
Service (TPS), which is operated on behalf of the four Dublin local authorities. This
has become the key service ensuring families at risk of homelessness in Dublin can
remain in their current accommodation and avoid having to access homeless services.

As the homelessness crisis grew in 2014, Threshold
advocated for an immediate and sustained approach
to support tenants at risk of homelessness due to
rising rents. At Threshold's instigation, an Interim
Tenancy Sustainment Protocol (ITSP) between
the Dublin Region Homeless Executive and the
Department of Social Protection (DSP) was put in
place “to ensure a speedy intervention preventing
families who are in receipt of Rent Supplement
payment from becoming homeless.”" This Protocol
enables Threshold to seek a rent payment above
existing rent limits if this is the only measure that
will keep a family from becoming homeless.

The Dublin TPS service is accessed through a free-
phone number 1800 454 454, which is operational
Monday to Friday from 9.00am to 9.00pm. When a
client contacts the service, Threshold explores the
most appropriate response to resolving the situation
including contacting the landlord where invalid notice
of termination has been issued or negotiating a more
limited rent increase. When Threshold considers the
only possible recourse for the tenant is to receive
an increase in Rent Supplement above current Rent
Supplement limits, Threshold prepares an application
on behalf of the tenant and submits it to their local
DSP office. Once approved, the payment remains in
place for 26 weeks and can be renewed thereafter if
circumstances remain unchanged.

' Dublin Interim Tenancy Sustainment Protocol, Department of
Social Protection, 2014, p 2.

SUCCESSES IN 2014

o 20910
2L 1,607

Clients required advice on their rights

A 1,303

Families identified as being

at imminent risk of homelessness*

8 344

Tenancies protected through TPS interventions

(277 of which required an increased
Rent Supplement paymenf)

#f 615

Children remained in their home due to the TPS

*Families were identified as being at imminent
risk of homelessness due to rent arrears, being
given notice of termination, unaffordable rent
increases or threatened illegal eviction.

Threshold Annual Report 2014



RENT INCREASES

The chart below shows that a payment of €300 per month or less was enough to keep a family in their home
in 81% of protocol payments. The chart highlights that those at the lower end of the market are facing rent
increases of 20%-40%, which is significantly higher than average rent increases.

Level of Rent Increas

€0-€100

€101-€200

The TPS is a cost-effective way to address
immediate affordability issues faced by thousands
of families in Dublin’s private rented sector. For a
relatively small extra outlay of €201,882, in terms
of increased RS payments, 344 families were
able to stay in their homes.

Due to Threshold's intervention, children could
remain in their school or pre-school and adults
could easily access existing community supports.
This cost is significantly less than what it would
cost to provide these families with emergency
accommodation. If these families had not received
increased Rent Supplement payments they would
most likely have been inappropriately housed in a
commercial hotel room with no kitchen facilities,
in accommodation not designed or suitable for
children, and at a distance from social and family
supports.
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€201-€300

CASE STUDY

€401-€500

€301-€400

Martha lives with her partner
and their children in a rented
house. She contacted the Dublin
TPS as her landlord wished to
increase her rent from €750

to €1,050. Martha’s Rent
Supplement ceiling was €'750.
The TPS contacted Martha’s
landlord and were able to
negotiate the new rent amount
down to €950. The TPS prepared
and processed an application
which was sent to the
Department of Social Protection
for a higher Rent Supplement
payment. This request was
granted and the family was able
to stay in their home.




THRESHOLD SERVICES

ADVICE AND ADVOCACY SERVICES

Threshold provides free, professional, unbiased and non-judgemental housing advice
and advocacy service to tenants.

Threshold's approach is one of prevention and early intervention which 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's advice centres in Cork, Dublin and Galway can be
accessed by phone, by email and through Threshold's website or by arranging a face-to-face consultation.

a8 21,270

ADVOCACY ACTIONS UNDERTAKEN ON BEHALF OF CLIENTS

o

50

increase in queries 1 8 3 6
related to tenancy ' 4

termination since 2011.

queries related
to substandard

/

This was the
increase in queries most common
related to invalid query in 2014,
notice since 2011.
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THRESHOLD SERVICES

ACCESS HOUSING UNIT

Threshold provides a specialised service in Cork that 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 in the
private rented sector.

Against a background of rising rents and increased demand for scarce private rented accommodation, the Access
Housing Unit (AHU) in Cork continued to successfully move clients from emergency homeless accommodation
into private rented accommodation in 2014. This service provides an effective resettlement programme and a
tailored Tenancy Sustainment Service to ensure that the clients have the necessary supports in place to help
them remain in their new tenancies.

The service has supported 95 households to move from emergency accommodation since September 2012,
60% of whom had no previous history of homelessness. Due to the ever decreasing availability of private rented
accommodation, the AHU plans to focus its resources on a more extensive Tenancy Sustainment Service to help
keep more people in their homes and to prevent clients from entering or returning to homelessness.
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The key difficulty facing clients in Dublin was unaffordable rent increases. This
was an issue throughout the region. Due to the shortages of social and affordable
housing, demand for private rented accommodation increased significantly in
2014. This made it difficult for tenants to find affordable accommodation, especially
clients dependent on Rent Supplement.

MEETING THE CHALLENGE

In the Dublin Region, a significant number of clients
contacted Threshold that were in serious danger of
becoming homeless. For most of these people, this
was their first experience of facing homelessness
and it was a truly terrifying experience.

Threshold reoriented its services to deal with this
situation, setting up a new Tenancy Protection
Service (see p.22). This service was able to offer
immediate practical assistance to families by coming
up with a detailed plan to help resolve their housing
problem, whether it was negotiating with a landlord,
sourcing an enhanced Rent Supplement payment or
assisting them to find alternative accommodation.

SPECIALIST OUTREACH SERVICES

Threshold runs an outreach service in the offices
of Fingal County Council in Blanchardstown, which
allows vulnerable clients to consult with our housing
advisors in the community in which they live. Due to
the difficulties faced by clients in finding affordable
accommodation in this area, demand for this service
rose by 55% in 2014, compared with the previous year.

Since April 2012 Threshold has provided a specialist
second-tier support service to the staff and
volunteers of Citizens Information Centres. In 2014
the service dealt with 522 housing queries from
Citizens Information Centres across the country.
This partnership with the Citizens Information Board
(CIB) has enabled Threshold to widen its reach
throughout the country. We wish to thank everyone
in the CIB for facilitating this important service.

Threshold Annual Report 2014



e & mam
o
Hacketstown

o
Nenagh 0
Durrow °
Castlecomer

Arklow]
Carlow o

g 2" LIMERICK

Kilrush Town

> o 5 Kilkenny o
. : Thurles ° Bagenalstown
2 3 O Dungarvan
o Glin Croom Kilmanagh 3 . o.rris
i O
B2 lvbunion Newcastle West e o s
O o Thomastown O
Banoga Tipperary Cashel Enniscorthy
L)
R o O Carrick-on-Suir " .R

o Charleville Cahir s lew Ross P

Tralee

()
o Mallow:

Killarney

CORK

O
Kenmare Macroom

)
Clona'k'ilty

REGIONAL REPORTS

RISING RENTS

In 2014 the advice centre in Cork faced two key
issues. Firstly, there was a noticeable increase in
queries from clients who were being given notice
to leave their home. In a significant number of cases
landlords were seeking to terminate a tenancy even
where a tenant had a lease agreement. Secondly,
while rent increases generated a steady source of
queries throughout most of the year, in the last quarter
the advice centre recorded a surge in queries as
landlords began to increase rents by as much as 20%.
With demand for rented accommodation increasing,
clients depending upon Rent Supplement were being
squeezed out of the rented market in Cork.

IN MAY 2014, A THRESHOLD
SURVEY IN THE SOUTHERN

REGION FOUND THAT LESS THAN
4% OF LANDLORDS STATED THEY
ACCEPTED RENT SUPPLEMENT.
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CORK AND THE
SOUTHERN REGION

PROTECTING TENANCIES

The growing concern in 2014 was the increasing
number of tenancies at risk, particularly for those
in receipt of Rent Supplement. Moreover, move-on
options were becoming more difficult to source.

In May 2014 a Threshold survey of properties
advertised to rent in Cork and the southern region
found that less than 4% stated they accepted Rent
Supplement.

Threshold in Cork highlighted these issues to the
local authorities and presented a proposal for
the expansion of the Tenancy Protection Service,
introduced in Dublin in June, to Cork to keep people
in their homes and to prevent homelessness. This
new service commenced in January 2015.
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GALWAY AND THE
WESTERN REGION

SHORTAGE OF AFFORDABLE
RENTED ACCOMMODATION

As with the other advice centres, one of the biggest
challenges facing clients of Threshold in Galway in
2014 was the shortage of rented properties within
current Rent Supplement limits.

DIFFICULTIES WITH THE RENTAL
ACCOMMODATION SCHEME

There was a dramatic increase in the numbers of
tenancies being terminated in Galway in 2014 under
the Rental Accommodation Scheme (RAS). Most
often the reason given by landlords was that they
intended to sell the property or they required the
property for the use of a family member. Due to
the shortage of rented accommodation, landlords
can achieve significantly higher rents on the open
market than under RAS and this undoubtedly
contributed to the increase in terminations. Local
authorities have found it very challenging to source
alternative accommodation for tenants faced with
this problem. Threshold is advocating for a strategy
to be developed to work with RAS tenants to ensure
that alternative accommodation is provided to
prevent the risk of homelessness.
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MID-SUMMER CONCERT FOR
THRESHOLD AT NUI GALWAY

Threshold held its Mid-Summer Concert in NUI
Galway in June 2014 to raise much needed funds for
its work with the homeless and people in housing
difficulty. The performers at the concert were Tribal
Chamber Choir directed by Mark Keane, Vinnie
Kilduff, Corrib  Quartet,
Pete Mullineaux and Sani
MacNally - piano. The event
was a great success with

excellent music and food in ;ﬁ N
atmospheric surroundings. Vinnie Kilduff
Corrib Quartet

Our sincere thanks goes to
Threshold board member,
Martini Molloy, who yet
again organised this
successful event.

Pete Mullineaux

Sani MacNally - Piano
W E

10th June 2014

Aula Maxima, NUI Galway
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MAKING INFORMATION
MORE ACCESSIBLE

Threshold's website provides information for tenants on
their rights and obligations. In 2014, the website was
visited 181,503 times by 127,626 individuals. Use of the
website to source information about the private rented
sector increased considerably in 2014, with 69% of
visits being from new users.

With the support of Electric Ireland, Threshold enhanced its website
by adding a series of information videos on seeking accommodation,
deposit retention, standards and repairs, ending a tenancy and dealing
with rent issues.

Also a new range of information leaflets was published and made
available online covering the three key stages in the lifetime of a
tenancy:

1. Seeking private rented accommodation;
2. Resolving problems during your tenancy;

3. Ending your tenancy.

P
THRESHOLD

National tousing Charity

d X S

127,626 21,948 10,292

Individuals Downloads of Links to other websites
visited additional such as PRTB and

Threshold's information and Department of
website templates Environment

SEEKING
PRIVATE .RE‘I:{ TED
ACCOMMODATION

e
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- Solving Housing Problems
Preventing Homelessness

RESOLVING
PROBLEMS DURING
YOUR TENANCY

A
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Solving Housing Problems
Preventing Homelessness

ENDING A

TENANCY
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Solving Housing Problems
Preventing Homelessness
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FUNDRAISING
Even on Christmas Day.

]
Threshold would like to thank all our donors
for their fantastic support in 2014. '

In the middle of the worst housing crisis of recent times, Please support our mast
. , important appeal of 2014

the generosity of Threshold's supporters has been a

lifeline to hundreds of worried and frightened people

- bringing them back from the brink of homelessness.

In 2014, Threshold raised almost €480,000 from our Lauren was homeless as a ch

Now arent increase threatens to

fundraising activities make her family homeless again.

We would like to sincerely thank all the individuals,
families, religious organisations, businesses, charitable
trusts and foundations who support Threshold's work.

But together we can prevent it.

We would also like to thank ESB Energy for Generations
Fund and Douglas Newman Good for their continuing
and valuable support.

T
THRESHOLD

On behalf of Threshold's clients, we would like to
express our deep gratitude to all of our donors for
their amazing support in 2014.

No bedtime story
cf:n take away the ’
nightmare they're living

- 0 k.
T ELF, WE L 'J‘TﬁF'iF'FJ
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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 maximising
our services is ever-important to Threshold.

Threshold is signed up to a charity code of practice called the Statement of Guiding Principles for
Fundraising. Threshold is fully committed to achieving the standards contained within the Statement
of Guiding Principles for Fundraising and we believe that we meet the standards it sets out.

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.
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FINANCIAL REPORT 2014

Threshold’'s State income continues to be affected by the economic climate. Fundraising income grew as
a result of increased efforts and media exposure of the housing crisis. Building on previous years, the
organisation has implemented cost saving and efficiency measures to maintain a focus on frontline services.
The cost of managing and administering the charity represents 9% of the total expenditure.

2014 2014 2013 2013
€ % € %

Income
Total 2,122,807 100.00 2,028,987 100.00
Donations & Fundraising 479,538 22.59 388,545 1915
Grants 1,187,046 55.92 1,169,044 57.62
Department of Social Protection Community
Employment Scheme 152,901 7.20 156,421 7.71
Charity Shops 147,880 6.97 162,722 8.02
Rental & Deposit Income 134,464 6.33 137,841 6.79
Miscellaneous 20,978 0.99 14,414 0.7
Expenditure
Total 2,030,170 100.00 1,847,549 100.00
Direct Charitable Expenditure 1,294,693 63.77 1,197,331 64.81
DSP Community Employment Scheme 161,318 795 161,867 8.76
Fundraising and Publicity 273,340 13.46 219,662 11.89
Charity Shops 115,788 S1I10) 118,245 6.40
Managing and Administering the Charity 185,031 911 150,444 814

STAFF RESOURCES
Threshold employed 34 staff and9 DSP Community Employment workers at the end of 2014.

Directors’ Report, Independent Auditor’s Report and Financial Statements for the year ended 31st December
2014 are available on www.threshold.ie.
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CONTACT THRESHOLD

Threshold Head Office and Dublin Advice Centre
21 Stoneybatter, Dublin 7
(01) 635 3600

Tenancy Protection Service (TPS) - Dublin and Cork
Freephone 1800 454 454

Cork Advice Centre
22 South Mall, Cork
(021) 427 8848

Galway Advice Centre
3 Victoria Place, Merchants Road, Galway
(091) 563 080

Cork Access Housing Unit
24/25 South Mall, Cork
(021) 427 4164

Tralee Charity Shop
Milkmarket Lane, Tralee, Co. Kerry
(066) 710 2685

VOLUNTARY BOARD OF DIRECTORS 2014

Aideen Hayden (Chairperson)
Thora Mackey (Secretary)
Brian Murphy (Treasurer)
Paddy Gray

Trocaire Joye

Martini Molloy

Bernard Cronin

Christine Heffernan

Liam Reid
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National tHousing Charity

Threshold is a national housing charity that
provides housing advice, advocacy and support
services for over 20,000 people annually, the
vast majority of whom live in the private rented
sector. It has offices in Dublin, Galway and Cork.
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