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Solving housing problems,
preventing homelessness



Good morning Threshold.
How may | help you?

Why don’t you explain your
problem to me and I’ll do my
best to help?

Ok. If you are renting your
landlord has to ensure the
property meets basic minimum
standards including being free
from damp. Have you reported
the problems to the landlord?

You can report this to your
local authority and arrange an
inspection and if it is below

| don’t know if I’'m through to the
right people? | need some help.

The place where we are living is
very cold and damp. One of my
daughters is sick because of it and
I’'ve had to throw out clothes that
were destroyed.

We have said it to him a few times
but nothing ever gets done. Why
should we have to pay rent for this?

| don’t know. What if the landlord
gets angry and tells us to leave?
We can barely afford to stay as it is,
nevermind afford somewhere else.

standard they will make a report
of the work that needs to be done
and when it should be completed.

| understand. Perhaps | can
contact your landlord on your
behalf to try to get the repairs
carried out?

That would be great if you could.
Thanks.
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Message from the Chairperson

The Private rented sector is the second largest housing tenure after
home ownership, providing homes for one in five households in Ireland
(approximately 700,000 tenants). It is increasingly the tenure of choice, as
well as being the only housing option for those who are excluded from

social housing and owner occupation.

The private rented sector (PRS) is also the most
expensive and most insecure form of housing in Ireland,
with unaffordable rents and insecure tenancies the
main proximate causes of the homelessness crisis we
are facing, which has seen over 6,000 people become
homeless.

The National Economic and Social Council (NESC) has
estimated that one-third of households are likely, for
the foreseeable future, to have difficulties in affording
accommodation at market rates and will need housing
supports. Given the smaller relative size currently of the
social rented sector the majority of long-term renters will,
at least in the short term, be living in the PRS. This means
that there can be no return to the past where the PRS was
regarded as a short-term housing option for students,
couples saving to buy a home, and poorer people.

Despite recent regulatory changes introduced in the
Residential Tenancies (Amendment) Act 2015, a serious
overhaul of how the PRS is regulated is needed. It is over
15 years since the last strategic review of the PRS took
place (Commission on the Private Rented Residential
Sector, 2000). Threshold welcomes the Government’s
commitment to devise a strategy for the PRS by the
end of 2016 as set out in ‘Rebuilding Ireland: Action
Plan for Housing and Homelessness.” To be successful
this strategy must take on the recommendations of the
Oireachtas Committee on Housing and Homelessness
in relation to long term rent certainty and enhanced
security of tenure for tenants. These measures should
be dealt with as a matter of urgency.

Threshold’s frontline services deal with the serious
failings in the PRS and the negative effect they have
on tenant households, every day. Threshold provides
practical advice and support for thousands of

Threshold

families every year, many at crisis point and at risk of
homelessness. Because of Threshold’s interventions
thousands of families are still in their rented homes that
would otherwise be homeless.

Threshold’s Tenancy Protection Service (TPS) is one of
these interventions. This service, operating in Dublin and
Cork, has helped 4,845 households at risk of homelessness
and prevented 8,550 people (including 4,483 children)
from becoming homeless, to the end of 2015. Policy
changes based on the lessons of this service need to be
implemented now to give people greater security in existing
accommodation and to avert homelessness.

Threshold has welcomed the increases in Rent
Supplement (RS) and HAP limits. These substantial
increases will work towards alleviating the issues
faced by families and households that Threshold
works with, helping them access and remain in rented
homes and preventing vulnerable tenants from entering
homelessness. However, it is important that regular
reviews of rent supplement limits are undertaken to
ensure that they don’t again fall significantly below
market rents. The administration of Rent Supplement
also needs to be reformed. The TPS service has
shown that if payments are processed in an efficient
and speedy manner tenants can secure and maintain
tenancies in a market where there is a large degree of
competition for tenancies.

Secondly, rent certainty should be introduced as soon
as is possible. The recent rent freeze introduced as part
of the Residential Tenancies (Amendment) Act 2015
is providing a welcome breathing space for tenants.
However, this is only a temporary measure with a sunset
clause after 4 years. A more long-term approach to
regulating rents is needed.



Rent certainty, whereby future rent increases in areas
of high rental inflation are linked to changes in the cost
of living is the most effective way to achieve this. This
model of regulating rent is the norm in many developed
European economies. 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.

Thirdly, tenants need stronger protections when faced
with a tenancy termination. The reality is that many
households who receive a valid notice of termination
from their landlord face becoming homeless due to
the inability to secure alternative accommodation. In
Threshold’s experience this is fast becoming one of
the key drivers of homelessness. 50% of the tenant
households (554 households) supported by the Cork
TPS in 2015, who were deemed to be at immediate risk
of homelessness, were in the process of having their
tenancy terminated. This problem is also reflected in
the number of disputes being heard by the Residential
Tenancies Board (RTB) related to tenants occupying a
tenancy beyond the expiry of the notice period (‘over
holding’), which amounted to 508 in 2015.

The sale of a rented property should not automatically
lead to the termination of tenancy, especially if the
property is to be sold to another investor. Legal
safeguards should be put in place to give all residential
tenants similar rights to the tenants of commercial
properties who remain unaffected by the sale of a
property. Furthermore, a protocol should be developed
between the Residential Tenancies Board (RTB) and
the relevant local authorities, so that a local authority
is alerted when an over holding case which identifies a
bone fide inability to secure alternative accommodation
as the source of the dispute. Local authorities should
assume an obligation to source suitable alternative
accommodation in either the PRS or in a relevant social
housing unit within a specified timeframe through a fast
track accommodation finding service.
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Is the most expensive
and most insecure form

unaffordable rents and
insecure tenancies.

[t is in all our interests that we address these issues.
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 almost double this figure. While
these difficulties affect the vulnerable in 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 PRS pose a threat to Ireland’s future economic health.

Threshold is committed to ensuring that it complies
with best practice in every respect, both in providing
the highest standards of service to our clients and in
being open and transparent with our funders and the
public who place their trust in us. Threshold complies
with the Statement of Guiding Principles for Fundraising,
has adopted the Statement of Recommended Practice
for Financial Reporting by Charities (SORP) and is in the
final stages of signing up to the Governance Code for
Community, Voluntary and Charitable Organisations.

In concluding | wish to thank my fellow directors, staff
and volunteers for their effective work on behalf of
Threshold, without whom we would not have achieved
all that we did in 2015.

Aideen Hayden
Chairperson Threshold
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Threshold is a national housing charity, founded in 1978, with
regional advice centres in Dublin, Cork and Galway.
Threshold provided frontline advice, advocacy and support
services to 32,813 callers in 2015 with housing problems in Ireland. preventing homelessness

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.

VISION @

o6
Threshold’s vision is an

Ireland where everyone
has access to
affordable, secure,
suitable and good

quality housing. 99
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Threshold's values are based
on securing a right to housing,
making a leading contribution
to national policy, being a
trusted voice, establishing
long-term solutions and
delivering meaningful
outcomes for individuals in
housing need.
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Strategic Plan
2014-2016

1. Prevent homelessness by providing
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Solving housing problems,
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Threshold’s mission is to prevent
homelessness and to campaign for housing b
as a right by: = S
i. providing independent advice and
advocacy to vulnerable people;

il. delivering housing and supports for those
who are homeless or at risk of
homelessness;

iii. influencing housing policy
and practice.

i

STRATEGIC
OBJECTIVES

independent advice, advocacy and
support services;
Provide homes for vulnerable people who

are homeless or at risk of becoming
homeless;

3. Work towards a rights-based approach to

housing, by engaging in research, lobbying ,
for change and collaborating with __4.;{__.-—-'*‘;“'”*--
like-minded organisations;

4. Support other frontline advice services to

deliver housing advice by providing support
and training;

5. Secure sustainable sources of funding to

ensure continuity of services on offer.
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17%

of clients are in
their home for
four years or more

Main advice and advocacy queries 2015

1,548
1,429
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Objectives, Activities, Achievements for
2015 and Plans for the Future

Threshold is a national not-for-profit organisation that provides
housing information, advice and support for tenants through
advice and advocacy centresin Dublin, Cork, Galway and outreach
clinics in local areas.

Threshold’s values are based on securing a right to housing, making a leading contribution
to national policy, being a trusted voice, establishing long-term solutions and delivering
meaningful outcomes for individuals in housing need.

Threshold has the following five strategic objectives:

and support services

Provide homes for vulnerable people who are homeless or at risk
of becoming homeless by sourcing good quality accommodation,

placing tenants in accommodation and providing them with support

Work towards a right-based approach to housing, by engaging in
research, lobbying for change and collaborating with like-minded

organisations

-1 I Prevent homelessness by providing independent advice, advocacy

4 Support other frontline advice services to deliver housing advice by
providing back-up support and delivering training

Secure sustainable sources of funding to ensure continuity of
services on offer by increasing state sources of funding especially
from the homeless budget, growing the organisation’s fundraising

capability, maintaining an appropriate balance of funding sources
and raising the public profile.
I 7



STRATEGIC

OBJECTIVE

Background

Threshold dedicates every available resource to
focusing on people with a housing crisis and on
preventing people from becoming homeless. The
demand for our services has never been higher, due
to the serious difficulties faced by tenants in the private
rented sector. Threshold provides two main services
that help people with housing difficulties and prevent

them entering homeless services.

The demand for our services
nas never been higher,

due to the serious difficulties
faced by tenants in the
private rented sector.

Threshold Advice and
Advocacy Services

Threshold has three advice centres in Cork, Dublin and
Galway that provide free frontline, professional and
independent housing advice and advocacy services
to the many thousands of people who contact us
each year. The advice centres can be accessed by
telephone, email, and website or by arranging a face
to face consultation.

While the majority of clients can act upon the advice
given by Threshold’s housing advisors, this may not
always be possible for a variety of reasons including
barriers related to age, income, health or mental health,
language or literacy, disability or addiction, or previous
experience of homelessness. In such situations
Threshold advocates or provides representation to
support these clients.

Threshold

Prevent homelessness by providing
independent advice, advocacy and
support services

Threshold’s Tenancy
Protection Service

Threshold has taken a lead role in responding to
the family homelessness crisis, which emerged at
the end of 2013. At the request of the Department
of Environment, Community and Local Government
(DECLG) and the Dublin Region Homeless Executive
(DRHE), Threshold established a Tenancy Protection
Service (TPS) on behalf of the four Dublin local
authorities in June 2014. This was extended to Cork at
the end of January 2015.

All callers contacting this service receive initial advice,
with appropriate interventions being made by the TPS
on behalf of clients where tenancies are at risk. This
may involve contacting the landlord where invalid
notice of termination has been issued, or negotiating a
more limited rent increase.

As part of the service, an Interim Tenancy Sustainment
Protocol (ITSP) has been put in place by the
Department of Social Protection. The ITSP allows the
TPS to make an application on behalf of clients for a
payment in excess of existing rent supplement limits.



What we achieved in 2015

Threshold Advice and Advocacy Services supported
32,813 callers to our helplines in 2015. In addition, a total of
149,313 users sought information on Threshold’s website,
an increase of 17% from the previous year; two-thirds of
these visitors were accessing the website for the first time.
Threshold housing advisors inform tenants of their rights
and obligations and assist them in deciding on the next
course of action.

Without Threshold’s support, many tenants would leave
their tenancies prematurely or fail to challenge landlords/
agents when they act outside the law. Even where there
is no possibility of a tenancy continuing, Threshold’s
advisors ensure that a tenant gets sufficient notice in order
to maximise the time needed for a housing search. This is
vital to ensuring that a family finds a new home and averts
homelessness.

Tenancy Protection Service (TPS)

The TPS has proven to be highly effective in preventing
homelessness. By the end of 2015, the TPS in Dublin and
Cork had helped 4,845 households at risk of homelessness
and prevented 8,550 people (including 4,483 children)
from becoming homeless. The TPS in Dublin has helped
3,737 households at risk and prevented 1,905 families
from becoming homeless in the period June 2014 to
end of December 2015. The number of families that are
homeless and accommodated in hotels in Dublin would
be more than double the current number were it not for
Threshold’s prevention work. The TPS in Cork supported
1,108 households at risk and prevented 915 families from
becoming homeless from January 2015 to December 2015.

Galway Premises

In June 2015, following extensive efforts over a number of
years, Threshold purchased a property in central Galway.
Following the completion of some necessary renovation
works the property will provide a long-term home for the
organisation in Galway, greatly enhancing our advice and
advocacy services there. The purchase was made possible
through generous support from a number of Threshold’s
donors.

Case Study

Ciara, a lone parent with two children
contacted Threshold as her rent was
being increased from €725 pm to
€950 pm. Threshold engaged with her
landlord with a view to negotiating a
reduced review. The landlord reduced
the rent sought to €925 pm, which left
the client in a position whereby her
rent was €200 pm above the rent cap
for her family composition. Threshold
then contacted the Department of
Social Protection requesting that they
use their discretion under Article 38 to
allow Ciara remain on in the tenancy.
The Department of Social Protection
allowed the higher rent cap which
allowed our client and her children to
remain in the tenancy.

Dublin and Cork Tenancy
Protection Service
Outcomes2015

Callers helped
in total

8,471

Clients required
early intervention

3,777

Families identified
as being at risk
of homelessness

4,845

Tenancies protected
through TPS

2,820

Annual Report 2015
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Email Query...

Hi there,

| urgently need your help.

| began renting a house in February
this year and signed a 1 year lease.
| am wondering if, after the 1 year
period has expired, my landlord can
refuse to renew the lease and tell
me to leave?

My rent is always paid on time, the
house is kept in excellent condition
for me and my little girl. She goes
to school locally and has friends
and | am worried that we could
soon he evicted.

What are my rights?
Many thanks Ana

Threshold

What we plan to do in
the future

National Freephone Service for the
Prevention of Homelessness

Threshold is committed to streamlining the provision
of our telephone-based advice service by means of a
national helpline for the prevention of homelessness.
Threshold is currently seeking funding to reconfigure
our three regional advice centres into a single
‘virtual’ call centre based in the three locations. This
development will go hand in hand with a strengthening
of our face-to-face advisory service to ensure that we
can spend more time and target more resources at
the most vulnerable households who need greater
support than can be provided by a telephone service.
It is proposed that the integration of services and a
virtual operating centre will be piloted in Dublin before
rolling out nationally to our offices in Galway and Cork.

Extension of TPS Service

The TPS service is now recognised as the key
intervention in preventing homelessness. As a result,
new TPS services will be opened in Galway and the
commuter counties of Kildare, Wicklow and Meath
in spring 2016. Following the rollout of the TPS in
these new areas, Threshold will be seeking further
extensions of the service nationwide.

Support the roll-out of HAP

Our Advice Centres and Tenancy Protection
Services have developed referral arrangements with
the Dublin Place Finder Service operated on behalf
of the four Dublin local authorities, whereby tenants
at risk of homelessness who have no option but to
leave their existing accommodation are assisted to
secure move-on HAP accommodation. This work
will continue in 2016.



Enhanced Data Management System

As Threshold works with such a large client base
(30,000+ each vyear), the organisation is constantly
updating its data management capacity to ensure its
services are operating in a responsive and efficient
manner and that Threshold has accurate data to inform
its policy positions.

In 2015 Threshold undertook a major review of its current
data management capabilities and has contracted
Enclude to update its system to bring it up to date with
recent technological advances by the end of 2016. This
will provide Threshold with enhanced capacity to record
the outcomes and impact of its services.

Awareness Campaign for Tenants

Threshold is seeking funding to implement a national
awareness campaign to inform as many tenants as
possible about their key rights, and generate calls to our
helpline from tenants in need of support to remain in
their homes. The Residential Tenancies (Amendment)
Act 2015 has introduced a range of changes to landlord-
tenant law that seek to make the private rented sector
more affordable and secure for tenants, while also
providing incentives to landlords to house tenants in
receipt of a housing support payment. It is important
that tenants are fully aware of their new rights under this
Act for these policy objectives to be realised.

Threshold also plans to increase its online resources and
presence on social media to educate and inform tenants
and landlords. The purpose of this is to ensure that, as far
as practicable, only the most serious disputes are referred
to Threshold’s advice services and to the Residential
Tenancies Board (RTB). This means that Threshold’s
phone lines and advice centre consultations will be
focused upon those most at risk of becoming homeless.

As many vulnerable clients do not have access to online
resources, a range of comprehensive and user friendly
leaflets have been produced covering the key stages
of a tenancy: ‘seeking private rented accommodation’,
‘dealing with problems during your tenancy and ‘ending
your tenancy.” We plan to continue and expand the
production of these resources.

The TPS service is now
recognised as the
key. Intervention in

preventing homelessness.




STRATEGIC

OBJECTIVE

Background

While the supply difficulties in the private rented
market mean that Threshold focuses primarily on
preventing homelessness, the organisation has also
been successful in helping people to move out and to
stay out of homeless hostels and shelters.

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.

% Email Query...
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Hi, my name is John and | live with
my wife in Dublin where we have
been renting for the past 7 years

and we can't afford to buy a place
ourselves. We were recently given
notice to leave and are now desperate
as we have been trying really hard

for the past 2 months to find a 1 bed
apartment. We can afford to pay up
to €1,100 pm. We have gone on many
unsuccessful viewings which have
been a nightmare as there are lots of
people at the same time and landlords
want more money than we can afford.
What can we do?

Threshold

Provide homes for vulnerable people
who are homeless or at risk of
becoming homeless

What we achieved in 2015

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
2015. 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.

In 2015, the service supported 35 homeless
households comprised of 37 adults and 36 children
to move on from homeless services. 24 of these
households, 25 adults and 24 children, were supported
to resettle in private rented properties. The remaining
11 households, 12 adults and 12 children, were
supported to resettle and sustain Council properties
under the Minister’'s 30% Directive.

Since 2012, the service has supported 240 people
(including 94 children) to move from emergency
accommodation, a large percentage 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.

Threshold also owns eight properties in Cork city.
Tenancy sustainment is not a requirement for these
Rental Accommodation Scheme (RAS) properties,
although support has been provided when needed.
These properties provide accommodation for 8 adults
and 3 children.



66

! Smce 2012, the
Access Housmg Unit has
supported 240 people (mcludmg 94

Kelly contacted Threshold for help
with her housing options. Kelly, her
husband Michael and their three
children were temporarily staying with
Kelly’s mother until they could get a
place.

They were not able to get a mortgage

as only Michael was working and his
income was too low. They couldn’t
afford to rent either.

As the family had been on the local
authority waiting list for a couple
of years, a Threshold advisor was
able to assist Kelly in applying for
a Housing Assistance Payment
(HAP) and move into private rented
accommodation.

What we plan to do
in the future

In September 2015, the Board of Threshold
approved a five-year Housing Strategy that
aims to deliver 50 housing units as move-
on accommodation for people coming from
homeless emergency accommodation,
while  providing  attendant  tenancy
sustainment supports to prevent the
recurrence of homelessness.

Threshold is currently exploring financing
and partnership arrangements that can
best deliver on our housing plan.

Annual Report 2015
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OBJECTIVE
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Background

Threshold plays a key role in highlighting the problems
and experiences encountered by its clients with a
view to influencing housing policies, procedures
and structures that will lead to improvements in the
circumstances of those facing difficulties in their
housing.

Threshold’s extensive knowledge and experience is
achieved through:

> Dalily interaction with clients through its advice,
advocacy and housing services.

>  Direct engagement in seeking solutions to client
problems and situations.

> Accumulated case studies and client profiles
captured and recorded in our database.

>  On-going interactions and exchanges with like-
minded agencies and individuals.

% Email Query...

Threshold | need your professional
advice. We have been issued with an
eviction notice as the landlord states
he needs the property for his sister
who has nownhere else to live. We've
been here 3 years and are worried
he just wants us out to get a higher
rent. What are our rights?

Thomas.

Threshold

Work towards a rights-based approach to housing,
by engaging in research, lobbying for change and
collaborating with like-minded organisations

What we achieved in 2015

In 2015 Threshold undertook intensive lobbying
and public advocacy to ensure that appropriate
measures were implemented to address the crisis
in the Private Rented Sector (PRS). The Residential
Tenancies (Amendment) Act 2015, while not sufficient
to address all the problems in the PRS, does include
the introduction of a ‘rent freeze’ for most tenants
which limits rent increases to every two years instead
of annual rent reviews.

Deposit Protection Scheme

Threshold successfully advocated for the inclusion
of the Deposit Protection Scheme introduced in the
Residential Tenancies (Amendment) Act 2015 which
is to be rolled out over the next 12-18 months. The
illegal retention of deposits has been one of the main
problems for Threshold’s clients over many years and
the loss of a typical deposit of €1,000 can place a
household at risk of homelessness. The establishment
of a DPS at this time is critical to the smooth running of
the private rented sector. In recognition of Threshold’s
expertise in this area, Threshold’s Chief Executive
was asked to join the body overseeing the set-up of
the new Deposit Protection Scheme.

Receivership Amendment to
Residential Tenancies Act 2004

In recent years, Threshold’s housing advisors have
dealt with 1,254 cases, including 371 cases in
2015, where tenants have experienced problems
arising from receiverships. The lack of clarity around
receiver appointments means that tenants can face
competing and sometimes aggressive demand 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.



The main issues for tenants seeking Threshold’s help in relation to receiverships were
security of tenure, the non-return of deposits and repairs to their rented property.
In order to address this issue, Threshold has drafted a legislative amendment to
the Residential Tenancies Act to make it clear that the receiver must ‘stand in the
shoes’ of the landlord when appointed to a rented property and therefore fulfil all
of the landlord’s obligations. This proposal was presented to the Government for
consideration.

‘Generation Rent’
Conference on the
Future of the Private Generation Rent

Rented Sector ngnf:;usr:c(:i:ﬁi ::lvai::
Threshold organised a major one-
day conference in June 2015, with
inputs from Irish and international
experts on the future of the private
rented sector. The conference was
attended by over 150 people, including
landlords, developers, tenants
government housing agencies, public
representatives and academics, The
Minister for the Environment addressed
this conference and was presented
with legislative proposals for Rent Certainty that would tie future rent
increases to the CPI. This event was held to progress dialogue on
how best to achieve the government policy of delivering affordable,
sustainable and inclusive rented accommodation.

Enforcement of Minimum Standards
and Need for Certification

The standard of private rented accommodation has become one
of the main issues facing clients in private rented accommodation,
accounting for 14% of Threshold’s queries. Threshold highlighted
the failings by many local authorities to enforce minimum standards
regulations for the private rented sector at its Annual Report
launch in December 2014.

Threshold is currently undertaking detailed research into the
current inspection regime and will be making its findings from
this research public later in 2016. Threshold continues to call for
the introduction of a certification scheme (‘NCT for housing’)
that would shift the burden from local authorities to landlords,
who would be required to prove that their property complies . .
with minimum standards. »

Annual Report 2015
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Submissions and Research on
Rent Supplement Scheme

Threshold made a submission to the Department
of Social Protection for consideration as part of the
Rent Supplement Limits Review in 2015. It called
for increases in rent limits, to take account of the
significant rent increases since the last review, and
for greater flexibility to be shown to households in
difficulty in order to avert homelessness.

Threshold also submitted proposals, at the invitation
of Kevin Humphreys TD, Minister of State at the
Department of Social Protection, outlining measures
which may be introduced to build confidence and
increase participation in the rent supplement scheme
by landlords in the private rented sector.

Threshold Pre-budget
Submissions 2016

Threshold made pre-budget submissions to the
Departments of Finance, Social Protection and
Environment, Community and Local Government that
focused on measures related to the difficulties being
experienced in the housing market, especially in the

% Email Query...

| have serious problem where | am
renting. It is very damp and there
have been leaks over the past few
weeks. | contacted the agent and
he said he would arrange for it to
be fixed but nothing is being done.
| can’t continue paying rent for
here and want to move. I'm worried
that when | move | won’t get the
deposit back which | need to get
another place for my children before
Christmas.

Threshold

private rented sector. In these submissions Threshold
called on 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.

Other policy issues covered in the submissions
including reform of the rent supplement scheme,
measures to accelerate the rollout of the Housing
Assistance Payment, greater protection for tenants
where the landlord is in mortgage arrears, rebalancing
homeless  spending towards  homelessness
prevention, introducing a certification scheme for
rented properties, and the early operationalisation of
the forthcoming Deposit Protection Scheme.

Dublin TPS Report 2015

Threshold published an important report on the Dublin
Tenancy Protection Service ‘One Year Preventing
Homelessness’ in October 2015 which was launched
by the Minister for the Environment, Community and
Local Government. This report documented the
successes of the service in its first year and included
a series of recommendations as to how to enhance
this scheme, including its expansion to Galway and
the commuter counties surrounding Dublin, which
has since been agreed to by the Government.

-

DUBLIN TENANCY
PROTECTION SERVICE

One Year Preventing
Homelessness

Dublin TPS Report 2015



Peter contacted the Threshold office

and initially was very distressed. He had
received a deed of appointment from a
receiver and had no idea how this would
affect his tenancy. He was informed that
the property was to be sold, but that
there was no telling when this might be.
Peter thought that he would have to leave
the property that he had been renting for
seven years.

Threshold was able to reassure the client
on his entitlement to a lawful notice of
termination giving him a minimum of

196 days’ notice, given the length of his
tenancy. This came as a great relief to
the client. Threshold also got clarification
from the receiver that they had obtained
the deposit from the original landlord and
they made an undertaking to carry out any
necessary maintenance and repair issues
in the property.

Threshold continues to call for
the Introduction of a certifieation
scheme (NCT for housing’) that

would shift thelseraien from
local authorities 1o landierds.
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Research into Youth
Homelessness

Threshold, in conjunction with Focus Ireland, The
Society of St. Vincent de Paul and the Simon
Communities commissioned Brian Harvey to
undertake a Policy Review of the recommendations
arising from the “Young People, Homelessness and
Housing Exclusion (2014)’ study. The aim of this review
was to inform the advocacy and lobbying work in
relation to youth homelessness.

A follow-up study to the 2014 publication, ‘Young
people, homelessness and housing exclusion’ is being
undertaken by Paula Mayock and Sarah Parker of
Trinity College Dublin.

Promoting Threshold’s Policy
proposals in the media

Threshold issued a total of 13 press releases in 2015,
focused on topics including: the launch of the Cork
Tenancy Protection Service; fund-raising; call for public
education campaign on tenant rights; response to rent
supplement review limits; response to the NESC'’s
rental sector report regarding the development of
a new national policy for the rental sector; reaction
to RTB Quarterly Index; announcing participation at
the UN Committee on Economic, Social and Cultural
Rights; Threshold’s ‘Generation Rent: the Future of the
Private Rented Sector in Ireland’ conference; launch
of Dublin Tenancy Protection Service report; response
to Budget 2015 regarding failure to introduce rent
certainty measures; welcoming Cabinet decision to
introduce measures to address rising rents; launch of
Threshold’s annual report.

As a result of the press releases issued, Threshold
spokespersons made a total of 92 appearances on
national and local broadcast media covering both TV
and radio. Over the course of the year, there were
254 mentions of Threshold in national and local print
media. These mentions are the result of a mixture
of proactive media relations by Threshold, as well
as general mentions of Threshold in various articles
relating to the housing crisis in Ireland.

Threshold

What we plan to do in
the future

Research Subcommittee

Threshold plans to set up a research subcommittee in
2016 consisting of academics and housing experts to
identify key research projects as part of Threshold’s
research programme. This programme will inform
and enhance Threshold’s policy and advocacy work
by producing quality research into the issues that
affect Threshold’s clients.

Institutional Investment Research

In 2004, Threshold commissioned a report entitled
‘Opportunity Knocks?: Institutional Investment in the
Private Rented Sector in Ireland.” This was the first
report of its kind undertaken in Ireland and explored
the barriers to institutional investment in the private
rented sector (PRS).

One of the outcomes of Threshold’s conference
‘Generation Rent: The Future of the Private Rented
Sector in Ireland’ in June 2015 was a recognition
that Threshold’s 2004 report on institutional
investment could usefully be updated in light of
the changed policy and regulatory environment
and the renewed opportunities for institutional
investment in the private rented residential
sector. Property Industry Ireland have
approached Threshold with a view to adopting

a partnership approach to undertaking this
research, which will commence over the
coming months.



Press Releases Threshold Welcomes NESC

Rental Sector Report

14 May 2015

Total Reform of Rent
Supplement Scheme
Needed to End
Discrimination Against
Low-Income Tenants

19 February 2015

THRESHOLD WELCOMES NEW
RENT AND HOUSING MEASURES

6 November 2015

Threshold, the national housing charity, has
welcomed the publication today of the latest
report on Ireland’s rental sector and measures
to secure occupancy and affordable supply. The
report was published by the Nationa] Economic
and Social Counci] (NESC) as a contribution to
the Government’s development of g new
national policy for the Private rental sector.

THE  NATIONAL HOUSING  CHARITY
THRESHOLD, has today welcomed a reported
deal that has been agreed by Government to
address the issues of rapidly increasing rents and
housing supply. The deal outlines a number of
measures including limiting rent increases to

According to Threshold, the report ‘Ireland’s
TOTAL R,EFORM OF THE RENT SUI_)P LEMENT Rental Sector: Pathways to Secure Occupancy
SCHEME is needed to end discrimination against and Affordable Supply’ supports four key areas
low-income tenants. 1at’ according  to Wwhich  the  housing charity has  been
Thresho_ld, the national housing charity, which was highlighting in recent vears, including: rent
responding to comments made today (19.02.15) certainty measures; security of tenure;
bY Minister of State for Equality, Aodhdn O buy-to-let mortgage arrears; and the delivery of
Riorddin TD. the Social Housing Strategy.

€Very two years instead of annual rent reviews
and introducing a tax incentive for landlords to
take people on rent supplement Ppayments.

There will also be an extended notice period for
rent increases and a requirement on the part of
the landlord to justify the reasonableness of rent
increases. According  to Threshold, this
combination of measures  wil] significantly
improve the position of very vulnerable tenants
in Ireland.

“We welcome Minister O Riord4in’s efforts to end
discrimination against tenants in receipt of rent
supplement by amending existing equality
legislation”

Senator  Aideen Hayden, Chairperson  of
Threshold,  said: “We  welcome the
recommendations in today’s NESC report,
particularly j; introduction of a

mmovide

... “It will be a 8reat consolation to many families
living in fear of a ren¢ increase, which might lead
to them losing their home, that this legislation is

Budget 2016 fails to deliver response to spiralling homelessness crisis

13 October 2015

Rent Supplement Limits
Review Report Fails tg
Recognise Desperate
Plight of Tenants

27 March 2015

THRESHOLD, THE NATIONAL HOUSING Finance, we are very concerned that without the
CHARITY, HAS STRONGLY CRITICISED THIS i te introduction of rent certainty measures,
YEAR’S BUDGE g to introduce rent ional 700 families may become homeless
certainty measures to help address the current between now and Christmas due to excessive rent
homelessness crisis. i s

Commenting today, Senator Aideen Hayden, Chair
of Threshold said: “Today’s budget did not contain
promised housing measures that Threshold had
called for in its pre-budget submission, While we
understand that talks are ongoing between the
Do SSPCTIN D/izo o rtoo

GOVERNMENT MUST Now
DELIVER ON ITS PROMISE T

Threshold, the national housing charity, has
strongly criticised the review on rent supplement
limits, which was published by the Department of

Social Protection today (27.03.15), According to
Threshold, the review fails to offer any hope for
rent supplement tenants in the private rented
sector who are currently struggling to meet market
rents.

-..Senator  Aideen Hayden, Chairperson  of
Threshold, said rent supplement limits must be
them into line with market rents
ve solutions must be offered for
those with a housing need.

“The housing market ig governed by the laws of
supply and demand,” she sajd. “If the Government
wants to rely on the private market to provide
housing under the rent supplement scheme, then
it must pay the going rate or stand by as people
become homeless,

“By permitting  increased rent  supplement
payments on a case-by-case basis — as advocated in
this review report — the Department of Social
Protection is actually acknowledging that rent
supplement limits are insufficient. It is not faj
Lo ho

Landlords Must Not Frontload
Rent Increases in Advance of
Rent Regulation

6 March 2015

THRESHOLD, THE NATIONAL  HOUSING
CHARITY, has today called on Government to roll
out a public education campaign immediately to
€nsure tenants are fully informed about theijr
rights in relation to Trent increases. ..

-+ ‘A system of rent certainty is long overdye in

Ireland, and badly needed,” said Senator Aideen

Hayden, Chairperson of Threshold. “Over the

past couple of years, we have witness

i , and this has
tly to growing levels of

homelessness,

“Threshold has consistently called on Government
to introduce a system of rent certainty as a matte;
f be p :

INTRODUCE RENT CERTAINTY

18 June 2015

“It is now critical that the Government delivers
on its promise to bring rent certainty to the
private rented sector.” That’s according to
Threshold Chairperson, Senator  Aideen
Hayden, who was reacting to the latest Private
Residential Tenancies Board (PRTB) Quarterly
Index, showing that Dublin rents rose by just
under 10% during the past year and that rents
nationally went up by almost 7%,

“The private rented sector has more than
doubled in size in recent years and now provides
housing for one in five families, Those who
choose to rent or who have been forced to rent
their home because they have no other option,
simply cannot afford rent increases of this level”,
said Senator Hayden.

“In Threshold’s experience, the figures
published by the PRTB tell only half the story
because they mask the severe problems
experienced by tenants living at the lower end
of the market, where compe
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STRATEGIC

OBJECTIVE

Background

Threshold advises and supports advisors/staff in
state and voluntary bodies who encounter clients with
housing related problems. This includes a formalised
support service for Citizens Information Centres and
ad hoc support for MABS, Free Legal Advice Centres,
community law centres, local authority staff and
Department of Social Protection staff. Threshold’s
advice centres carry out education and awareness
activities with students’ unions, landlords, agents and
professional bodies.

% Email Query...

I need some information about

my tenant rights. We don’t have

a landlord as our property is in
receivership. We have a problem
with the washing machine which
hasn’t worked for the past two
months. The boiler is also now not
working and we have no heat. When
| contact the company they say they
cannot do anything. Is this right?

Roisin

20 Threshold

Support other frontline advice
services to deliver housing advice
by providing support and training

What we achieved in 2015

Since 2012, Threshold has provided a specialist
second-tier support service to the staff and
volunteers of Citizens Information Centres (CIC).
A full-time Liaison Officer delivers a phone and
email service to CIC staff and volunteers around the
country, with back-up support on housing issues.
The most complex cases are referred to Threshold’s
advocacy services via the Liaison Officer, especially
those requiring representation at the RTB and appeal
bodies. To date, the service has dealt with 2,100
housing queries from CICs located in every county
in Ireland.

¢¢

Since 2012, Threshold

has provided a specialist
second-tier support service
to the staff and volunteers

of Citizens Information
Centres (CIO).

What we plan to do
in the future

Threshold plans to expend this specialist
second-tier support service to other advice
services, including MABS, local authorities
and voluntary housing bodies, by means of
Service Level Agreements.



Jonh contacted Threshold because
of a disagreement between his
landlord and his agent as to who

was responsible for the return of the
deposit. John had paid the deposit

to the agent of the landlord and

lived in the house for 4 years and

the landlord was refusing to return

his deposit stating it was the agent’s
responsibility to return it to John. The
agent who was no longer working for
the landlord said he paid the deposit
to the landlord. John went back to the
landlord and who insisted the agent is
responsible for returning the deposit.
Threshold advised John to get a letter
from the agent stating he forwarded
the deposit to the landlord. We wrote
to the landlord advising him to return
the deposit and he still refused.
Threshold then assisted the client
with referring the matter to the RTB.
The client was awarded two thirds of
his deposit back.

al Report 2015



STRATEGIC Secure sustainable sources of
OBJECTIVE funding to ensure continuity of
services on offer

Background What we plan to do

67% of Threshold’s funding comes from State in the future

sources, principally: Threshold will continue to make a compelling case

for continued funding by demonstrating measurable
outcomes both in terms of preventing and ending
homelessness, in line with the Government’s stated
priorities.

> national grants from the Department of
the Environment, Community and Local
Government and Citizens Information Board;

> regional and local funding from local
authorities, Health Service Executive, Dublin Threshold will also continue to advocate for the

introduction of the necessary legislative changes
to ensure that Threshold’s core services can
achieve funding recognition in the homelessness
budget. Legislation covering homeless services
is not in alignment with the current Government
homelessness strategy. This strategy puts a
much greater emphasis on prevention and the
provision of move-on accommodation. While
this is acknowledged at Departmental level

What we achieved in 2015 new legislation is needed to align funding
allocations with Government Strategy.

Regional Homeless Executive and the Rental
Accommodation Scheme; and

>  projects and schemes funded by the
Department of Social Protection and Pobal.

27% of Threshold’s annual income comes from
private donations from both individuals and the
corporate sector.

See financial and fundraising summaries.
Threshold has lobbied to have its

homelessness prevention work recognised
under Section 10 of the Housing Act

“ 1988 and it has submitted legislative - ‘N\L
' Y

amendments that would bring about this

Our goa| iS J[O sSecure change. The benefit to Threshold would
' ' be greater predictability and security in
SUSta|ﬂab|e income terms of planning and delivering services.
streams for Thresholdto R
i reshold will continue to grow and
eﬂab|e us J[O de“\/er our develop our private fundraising activities
\/ita| Ser\/ices. in a strategic manner. Our goal is to

secure sustainable income streams
for Threshold to enable us to deliver

our vital services.

22 Threshold i .ﬂ‘_f'



Tenancy Protection Service

Sinead contacted our service as she was struggling
to pay her rent and was worried about losing her
home. She has 3 children under the age of 12. One
of her young children is Autistic and another son has
Asperger’s Syndrome. Both children were linked in
with local services in the community and Sinead did
not want to have to move to another area.

Sinead moved into her tenancy in 2012. In June 2014
she separated from her partner and in October of the
same year her rent increased to €1,200 per month.
Sinead was not aware of our service at this time and
as her rent was above the limit for Rent Supplement
she commenced topping up her rent by €200 each
month. This was a huge struggle financially and
Sinead was using her Domically Care Allowance to
pay this top-up.

Threshold contacted the Department of Social
Protection and successfully got her circumstances
reviewed and this made a big difference to her
weekly budget. However around this time the
landlord also instigated a rent review to €1,400 per
month. Initially the Department stated that they would
not pay this amount as rent had only recently been
reviewed and there was confusion around topping-
up, a Rent Supplement re-assessment and a tenancy
rent review.

Ultimately we were successful in securing an increase
in Sinead’s Rent Supplement via our Tenancy
Sustainment Protocol. The tenancy continues without
difficulty. Sinead was very appreciative of our help
and sent in a thank you letter and donation to our
service.

23
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REGIONAL

REPORTS

Tenancy Termination and
Shortage of Rental Properties

During 2015, the single biggest reason tenants
approached Threshold’s Galway office was because
their tenancy was being terminated. In the majority
of cases, tenancies were terminated because the
landlord was selling the property or required the
property for his or her own use or that of a family
member.

Given the on-going shortage of rental accommodation
in Galway city and County in particular, the
termination of a tenancy can in extreme cases lead
to homelessness due to the difficulty in sourcing
alternative accommodation. The shortage of rental
accommodation was particularly pronounced for
tenants dependent on rent supplement.

Working with the Department
of Social Protection

Threshold worked in close collaboration with the
Department of Social Protection in cases where
tenants in receipt of Rent Supplement faced rent
increases that were above the maximum rent
levels and they could not secure any alternative
accommodation. Staff supported tenants in such
cases to apply to the DSP for an enhanced Article
38 payment which enabled them to remain in the
tenancies and avoid falling into homelessness.

Standards and Repairs

Despite the existence of minimum standards
regulations for private rented accommodation many
tenants approached the Galway office with repair and
maintenance issues in their rented properties. Tenants
reported difficulties in getting their landlords to carry
out repairs and the regulation are not being enforced
by local authorities. Dampness, poor insulation and
non-functioning heating systems were some of the
more common issues.

Threshold

Galway and the Western Region

Mayo

Roscommon

Rent Increases

Similar to other parts of the country, Galway and the
West experienced significant increases in rent levels
during 2015. The situation was particularly stark
in the city, but a knock on effect was witnessed in
surrounding towns and villages in Galway County.
Due to the lack of affordable rental accommodation in
the city an increasing number of renters were forced
to move to the county and in some cases away from
family support networks and children’s schools.

Outreach

Throughout 2015, the Galway office delivered
outreach services on a monthly basis in Castlebar
and Ennis. These clinics help ensure that advice and
support on rental issues is made available locally for
tenants in Mayo and Clare. Although the challenges in
the private rented sector, in terms of rising rents and
shortages of rental accommodation, have been most
severely felt in large towns and cities, these problems
are now being witnessed in rural areas and smaller
towns across the region. The outreach services are
both run from local Citizens Information Services,
who play an important role in promoting the services
and making referrals.



REGIONAL

REPORTS

There are three services in the
Cork Office, The Tenancy Advisory
Service, Tenancy Protection
Service and the Access Housing
Unit. All three services work
together in preventing people from
becoming homeless.

Tenancy Protetction Service

The TPS in Cork was officially launched on the 26th of
January 2015. The service is delivered by Threshold
on behalf of the Cork City Council and the Department
of Social Protection. The Cork Tenancy Protection
Service is the key service preventing homelessness
for people in the Cork and Kerry region.

> 2,633 people (including 1,186 children)
prevented from becoming homeless

> 99 Households were assisted in sourcing
alternative accommodation

>  TPS supported 86 tenants to bring cases for
dispute resolution at the RTB

> 99.7% Success rate in preventing
homelessness.

The ITSP protocol enables staff to seek an enhanced
rent supplement payment from the Department of
Social Protection if it will prevent the individual, couple
or family from becoming homeless.

Cork and the Southern Region

Cork County

Tenancy Advisory Service

Deposit Retention

Advice in relation to substandard accommodation
was the main problem being presented to the advice
staff in 2015. Many callers had spent long periods of
time requesting works to be carried out to their homes
without success. Threshold lobbied the government
to 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. Such a scheme would reduce the
number of low- income tenants that that are living in
substandard accommodation and it would facilitate
enhanced targeting of local Authority inspections.

Access Housing Unit

Despite the lack of available accommodation in 2015,
The AHU continued to move people from emergency
accommodation into private rented accommodation.
Tenancy sustainment is fundamental for clients to
keep their tenancy and prevent them from entering
homelessness. The AHU accepts referrals for people
whose tenancy is at risk of breaking down and support
is designed and developed based on a person’s care
plan and individual needs.

Annual Report 2015
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REGIONAL

REPORTS

Whilst tenancy termination and
rent reviews received the most
media attention throughout the
year, standards and repairs were
the second main problem that
presented to the Dublin advice
centre in 2015.

Clients experienced many problems ranging from
having no heating or ineffective heating, damp in
the property, no hot water, washing machines and
cookers that needed to be repaired or replaced.
A common experience from advisors in dealing with
standards issues was the fact that clients were afraid
to report the problems or take further action as they
feared they would be given a notice of termination.

Specialist support service to the
Citizens Information Centres
(CIC’s)

In 2015 Threshold continued its strong working
relationship with the Citizens Information Board and
through the dedicated helpline for staff and volunteers
of the CIC’s dealt with 492 queries from 76 service
locations throughout the country. This has brought
the total dealt with to over 2,100 since the service was
launched in April 2012.

Fingal County Council

Threshold continued to provide a weekly outreach
service in Blanchardstown, Dublin 15 in conjunction
with Fingal County Council. This is a vital service
making Threshold more accessible at a local level.
124 clients benefitted from this service in 2015.

Threshold

Dublin and the Eastern Region

Kildare

Wicklow

RESOLVING
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Fundraising /| o

Arentincrease sT'llb"uldh’
mean homelessness
this Christmas.

The generosity of Threshold’s Supporters has made such VOL/RMOSTWONDERFULAND/MPO.RTANTCR/S/\ASG/FT

| SHRisTMAS
I HOMELESSNESS
. APPEAL

V|
a huge difference to families facing the biggest crisis of S
[
their lives — the terrifying prospect of losing their precious [ [
f o «Next week Clara will be ¢
amily home. & years old. And homeless:

In 2015, Threshold raised almost €630,000 from our
fundraising activities.

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

On behalf of Threshold’s clients, we would like to express
our deep gratitude to all of our donors for their amazing
and continuing support in 2015.

Since June 2014,
Threshold’s Homeless
Prevention Service
has helped
1,320 familjes
including

2,159 children

toremainin their homes,

[

Thresholc:l. .
Solving homelessness -
one family at q time.

This (s still
my ho-me!

jo-u helped
us Reep it.

Thank youl

Thai i
Nk You for helping families to stay in their homes

_——_

www.threshold.je

Threshold

Homeless
Prevention

Service
A solution that works
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Financial Report 2015

Our income increased from €2,276,479 in 2014 to €2,384,375 in 2015. This was mainly due to increased statutory
grants relating to increased services during the year. Related Expenditure has also increased from €2,058,279 in
2014 to €2,287,063 in 2015, primarily due to the increased services. Building on previous years, the organisation
has implemented cost saving and efficiency measures to maintain a focus on frontline service delivery. Support

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

2015
€

Income

Total 2,384,375
Donations & Fundraising 629,857
Grants 1,341,486
Department of Social Protection Community Employment Scheme 184,238
Charity Shops 133,997
Rental & Deposit Income 67,939
Miscellaneous 26,858
Expenditure

Total 2,287,063
Direct Charitable Expenditure 1,461,596
Department of Social Protection Community Employment Scheme 182,419
Fundraising and Publicity 275,801
Charity Shops 132,576
Support and Governance 234,671

Staff Resources

2015
%

100.00
26.42
56.26

7.73
5.62
2.85

113

100.00

63.91
7.98
12.06
5.80

10.26

Threshold employed 36 staff and 12 DSP Community Employment Scheme workers at the end of 2015.

Annual Report and Financial Statements for the year end 31 December 2015 available at www.threshold.ie

Threshold
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A friend told me to contact you as
you might be able to advise me.
The problem is that our lease is
coming to an end and we need to
know where we stand.

The landlord has said they will
give us another lease but the
rent will be €1,600pm.

This is an increase of €200 from
what we currently pay.

Surely they cannot increase it by
that much, there must be a limit
to what they can charge?

Orla

Voluntary board of directors 2015
Aideen Hayden (Chairperson)

Thora Mackey (Secretary)

Brian Murphy (Treasurer)

Patrick Gray

Christine Heffernan

Trocaire Joye

Martini Molloy

Bernard Cronin

Liam Reid



TReShold

Solving housing problems,
preventing homelessness

Threshold is a national housing

charity, founded in 1978, with regional
advice centres in Dublin, Cork and
Galway.Threshold provided frontline
advice, advocacy and support services
to 32,813 callers in 2015 with housing
problems in Ireland.

¥ advice@threshold.ie
&3 ThresholdIRE
2 ThresholdiRE

www.threshold.ie

Charity Reg. Number: 20011031

Cork Advice Centr
22 South Mall, Cork: Phone’ (021) 427 8848

Tenancy Protection Service (TPS) Freephone 1800 454 454
"Cork Access Housing Umt :
24/25 South Mall, Cork _Phone (021) 427 4164

Galway Advice‘ngtr'
5 Prospect Hill, Galway
Phone: (091) 563 080

~ Tenancy Protection Service (TPS) Freephone 1800 454 454

Tt

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




