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Chairperson’s Statement

In its first year of operation, Threshold’s Cork Tenancy Protection Service 
(TPS) prevented 1,055 households (2,633 people, including 1,186 children) 
from becoming homeless. Without this vital service, the number of homeless 
families in the South West Region would be significantly higher and the 
homelessness crisis would be almost unmanageable.

Threshold’s Cork TPS service, delivered as part of 
a strong and effective partnership with Cork City 
Council, Cork County Council and Kerry County 
Council and the Department of Social Protection, has 
been one of the most successful homeless prevention 
measures undertaken in the last number of years. By 
targeting additional resources at those most at risk, the 
TPS was able to keep 956 households in their existing 
homes and find suitable alternative accommodation 
for a further 99 households. The total additional cost 
of preventing these 1,055 households from becoming 
homeless was just €0.22m, a fraction of the cost of 
providing them with emergency accommodation.

Because of Threshold’s Cork TPS, the families we 
have assisted can maintain family support networks 
and friendships; their children have not been forced 
to move school or been subjected to inappropriate 
homeless accommodation; and they can maintain 
their dignity and hope for the future. The service is 
also making an impact in economic terms. Figures in 
this report show that keeping a family in their home 
is a much more cost-effective approach than paying 
for inappropriate emergency accommodation in 
commercial hotels or bed and breakfasts.

The affordability crisis in the private rented sector 
is now one of the leading causes of homelessness. 
Competition for homes has driven up rents and removed 
the accommodation choices that previously existed 
for low income families. The gap between maximum 
rent supplement limits and market rents resulted in an 
increased vulnerability to homelessness for families 
during 2015. Low wage workers who are not in receipt 
of rent supplement are also at risk of homelessness 
when faced with a rent increase. The Cork TPS helped 
230 such low wage workers in this situation.

This report documents that it is not just families facing 
rent increases that are at risk of homelessness. 50% 
of the tenant households (530) 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. Households in this situation 
face serious difficulties finding new affordable rental 
accommodation. Unfortunately, it will take a number 
of years before the increased supply of housing to 
be provided under the Government’s Action Plan 
for Housing and Homelessness has an appreciable 
impact on the current housing crisis. More immediate 
interventions are needed.

Despite the obvious success of the TPS model, 
homelessness levels in the South West have not 
subsided. The protocol with the Department of Social 
Protection to enable tenants receive a fast-tracked 
enhanced rent supplement payment only covers the 
Cork City and Environs areas and only covers existing 
recipients of rent supplement. People who live outside 
this area or people seeking to access rent supplement 
for the first time do not fall within the remit of the 
protocol. This needs to be amended.

Wider policy responses are also needed to address 
the structural problems that are making people 
homeless. Threshold has identified the need for a 
national strategy to provide Ireland with a modern, 
affordable and inclusive private rented sector (PRS). 
Unlike the owner occupied and social housing sectors, 
no strategic response has been put in place to address 
the failings of the private rented sector. This sector 
has doubled in size since the onset of the economic 
downturn, now accounting for one in five households 
in Ireland. It could be argued that the absence of a 
strategic response to the private rented sector has 
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meant that policies put in place for other housing 
tenures have added to the stresses faced by tenants, 
and just shifted the problem to this housing tenure. 
Threshold welcomes the Government’s commitment 
to develop such a strategy by the end of 2016.

Creating a framework for the delivery of quality, secure 
and affordable rental accommodation must be central 
to such a strategy. However, providing an appropriate 
framework to address the supply issue will not have any 
serious impact on family homelessness in the short-
term. Due to the extent of the problem and time will 
be needed to finance, plan and actually construct new 
developments. Other more immediate solutions must be 
put in place. The Cork TPS 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. 

Threshold is advocating that the following measures 
be put in place:

 g Maintain rent supplement (RS) limits to reflect 

current market rents so as to reach a sufficient 

level to meet the accommodation needs of 

eligible persons, as set down by legislation;

 g Reform the administration of the rent 

supplement scheme to reflect the realities of the 

rental market;

 g Introduce legal safeguards to give all residential 

tenants, similar rights to the tenants of 

commercial properties, to allow them to 

continue in their tenancy during and after the 

sale of a rented property;

 g Amend the Residential Tenancies Acts 2004-

2015 to extend the definition of ‘landlord’ to 

include both receivers and lenders in relation to 

repossession of a property;

 g Establish a protocol between the Residential 

Tenancies Board (RTB) and relevant local 

authorities, so that a local authority is alerted 

when an overholding case which identifies 

a bona fide inability to secure alternative 

accommodation as the source of the dispute. 

Give Local Authorities a clear obligation to 

find alternative accommodation for the tenant 

within a specified timeframe through a fast track 

accommodation finding service;

 g Set up a specialised HAP place-finders team in 

the South West region, similar to the one that 

is operated by the Dublin Regional Homeless 

Executive, to support tenants in low wage 

employment facing homelessness, to access HAP;

 g Roll out the affordable rental scheme in the 

wider Cork area.

Homelessness carries an enormous human cost for 
the individual or family affected, but it also carries a 
large budgetary cost for the State. 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.

Aideen Hayden 
Chairperson Threshold

By targeting additional 
resources at those most at 

risk, the TPS is able to keep 
families in their existing homes
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TPS Manager’s Statement
Cork and the wider Southwest region are facing an 
escalating housing and homelessness crisis. With nearly 
13,500 people on the housing waiting lists in Cork City 
and County, the increasing shortage of accommodation 
is driving up rents and pricing the poorest people out of 
their homes.

The purpose of the Cork TPS is to keep people in their 
current tenancies and to prevent new presentations 
into homeless services by means of a dedicated free 
phone line staffed by an emergency response team. 
Over the past twelve months, 1,055 tenant households 
(2,633 people) have been prevented from entering 
homelessness through the work of the TPS. 956 of 
these households (2,378 people) were able to stay in 
their existing tenancies.

A protocol (Interim Tenancy Sustainment Protocol) 
agreed between the Department of Social Protection, 
Cork City Council and Threshold, enables the TPS to 
apply for enhanced rent supplement payments to keep 
families in their homes. Of the 956 tenancies that were 
protected by the service in its first year of operation, 
82 households received additional rent supplement 
payments under this protocol.

Families contacting this service 
are distressed and worried. 
The threat of homelessness 
impacts seriously on their well-
being. Many are already dealing 
with other pressures – their 
children may be starting school 
or sitting important exams, they 
may be caring for a loved one or 
they may have a health issue, or 
they may be unemployed and 
seeking work. The reassurance and practical support 
that the TPS can offer, is often the first hopeful news 
they have received in a long time.

This report includes statistics demonstrating the value 
of the Cork TPS service. Included are a number of short 
case studies that illustrate the human experience and 
personal stories behind these numbers. I would urge 
you to read these stories to understand the true impact 
of the TPS in Cork.

Regina Baylor, 
TPS Manager

Regional Manager’s Statement
The formation of the TPS was a necessary and welcome 
addition to Threshold’s existing services in the south 
of Ireland, complementing our advisory and access 
housing services. The growing housing crisis in Cork 
city and its environs has had quite a destabilising effect 
on those living in the private rented sector, particularly 
those dependent on state supports to meet their 
housing needs.

The introduction of the Interim Tenancy Sustainment 
Protocol (ITSP) was a vital tool for many families in 
the Cork City area, who were at risk of homelessness 
because of rent increases. More recently, with the 
introduction of the HAP scheme (Housing Assistance 
Payment) to Cork City area in June 2015, the TPS began 
to advise and support clients in both transferring from 
rent supplement to the new scheme and in making new 
HAP applications. The challenge we faced was educating 
both tenants and landlords on the benefits of the 

new scheme and highlighting 
potential issues with both the 
Local Authority, as well as the 
local office of the Department 
of Social Protection. 

Going forward, the TPS and 
Threshold will continue to build 
effective partnerships and 
good working relationships with 
all relevant statutory, private 
and voluntary agencies, to ensure those most at risk 
of homelessness have access to and can maintain a 
secure and affordable home.

Niall Horgan, 
Regional Manager
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Key Achievements

Threshold’s Cork TPS is the key service that ensures tenant 
households at risk of homelessness in the Cork City area, as well as 
the wider Cork and Kerry County areas, can remain in their current 
accommodation and avoid having to access homeless services.  
In the first year of operation the Cork TPS assisted 1,227 callers in total.

Key successes in the first year:

Since the inception of the service on the 26th 
of January 2015 to the end of 2015, the Cork 
TPS has achieved the following:

 g 2,633 People ( including 1,186 children) 

prevented from becoming homeless

 g 956 Tenancies protected

 g 99 Households found suitable 

alternative accommodations

 g 1,227 Callers assisted in total

 g 99.7% Success rate in preventing 

homelessness

1

TOTAL HOUSEHOLDS

Number of one
parent households

956
273 29%

Number of single
person households

328 34%

Number of two
parent households

208 22%

Number of
couples (no children)

147 15%

Composition of tenant households whose tenancy was protected

Tenancies
protected

Children
prevented from

becoming
homeless

Households found
suitable alternative
accommodations

Households
at immediate
risk helped

99

2,633

9561,114

1,186
Adults and children

prevented from
becoming homeless
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Rationale for the TPS

Threshold has been providing free and independent housing advice to 
tenants in the private rented sector in Cork since 1985. Since 2013, it has run 
a highly successful Access Housing Unit (AHU) in Cork that sources private 
rented accommodation for people who are homeless or at risk of becoming 
homeless and supports them in their transition from homelessness into 
independent living. 

Part of that service included a tenancy protection remit. 
While this service initially focused on single people, a 
growing number of families sought help in maintaining 
their tenancies. The rise in the number of families at 
risk of homelessness has been due to rapidly rising 
rents1, coupled with stagnant income levels (whether 
it be from wages or rent supplement2) and negligible 
availability of new social housing3.

During the latter part of 2014, this situation became 
so acute that Threshold provided emergency on-call 
services for families in private rented accommodation at 
risk of homelessness to provide advice and support to 
resolve tenancy problems and prevent families presenting 
to homeless services. Threshold felt an immediate and 
sustained approach was needed to support tenants 
at risk of homelessness due to rising rents, as well as 
undertaking ongoing advocacy work to address the 
underlying causes of this rise in family homelessness.

1 From 2010 to 2015 average rent increased by 37% in Cork City  
(Daft Rental report Q4 2015, February 2015, p. 12).

2 There was no increase in Rent Supplement limits between June 2013 to 
June 2016.

3 8,673 new social housing units became available nationally in 2007. 
Only 75 new social housing units were built nationally in 2015.

Threshold identified that there was a need to bridge the 
affordability gap between rent supplement limits and 
rising market rents to prevent tenants from becoming 
homeless. Following the successful establishment 
of the Dublin Tenancy Protection Service (TPS) in 
June 2014 Threshold brought a proposal to the 
Department of the Environment, Community and 
Local Government to extend the TPS model to the 
South West Region. This led to an Interim Tenancy 
Sustainment Protocol (ITSP) being agreed between 
the South West Regional Homeless Executive and 
the Department of Social Protection (DPS)  “to ensure 
a speedy intervention preventing families who are in 
receipt of rent supplement payment from becoming 
homeless4.”

The Cork Tenancy Protection Service was subsequently 
established by Threshold in January 2015. It is funded 
by the Department of the Environment through Cork 
City Council, Cork County Council and Kerry County 
Council and provides a single point of contact for 
tenants at risk of homelessness in Cork and Kerry. The 
Cork TPS provides at-risk households with advice and 
advocacy support and, most importantly, provides 
a fast-track avenue for tenants in Cork City and its 
environs to seek enhanced rent supplement payments 
to match increases in rent.

4 Cork Interim Tenancy Sustainment Protocol, Department of Social 
Protection, 2015, p 2.

2

Threshold identified that there 
was a need to bridge the 

affordability gap between rent 
supplement limits and rising 

market rents to prevent tenants 
from becoming homeless.
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How the Protocol can save 
a tenancy and prevent 
homelessness

Martha lives with her partner and 
their children all of whom attend local 
schools. She contacted the TPS as 
her landlord wished to increase her 
rent from €750pm to €1,000pm, 
an increase of 33%. Martha and 
her family faced the prospect of 
becoming homeless, as Martha’s rent 
supplement ceiling was €750pm and 
she was unable to source alternative 
accommodation within this limit.  
The TPS contacted Martha’s landlord 
and negotiated a reduction in the new 
rent to €950pm. The TPS prepared a 
request to the Department of Social 
Protection so Martha could receive  
an enhanced rent supplement 
payment. This request was granted 
and the family were able to stay in 
their rented property.

#1
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Operation of the Tenancy Protection Service

Who it’s for
The Cork TPS is aimed at individuals, couples and 
families living in private rented accommodation in Cork 
City and county, as well as Kerry county, who are at 
risk of homelessness, especially due to rent increases.

The service determines that clients are ‘at risk of 
homelessness’ if they are:

i. Facing an unaffordable rent increase and cannot 

source alternative accommodation, especially 

if they are in receipt of Rent Supplement or 

Housing Assistance Payment (HAP);

ii. Have received a notice (invalid or valid) of 

termination;

iii. The tenancy is at risk for any other reason5.

How it works
The service is accessed through a free phone number 
1800 454 454, which is operational Monday to Friday 
from 9.00am to 5.00pm6.

The service is staffed by three people – a Manager 
and two Homeless Prevention Workers. The service 
provides two different approaches depending on the 
situation of the family:

i. For families at risk of homelessness in Cork City 

area and its environs, a protocol is in place with 

the Department of Social Protection to facilitate 

applications on behalf of clients who require rent 

payments above current rent supplement limits, 

in order to allow them remain in their current 

accommodation.

5 This definition of ‘at risk of homelessness’ is in keeping with the 
European Typology of Homelessness and Housing Exclusion (ETHOS) 
framework developed by the European Federation of organisations 
working with the people who are homeless (FEANTSA):  
http://www.feantsa.org/spip.php?article3381&lang=en

6 The service can be also accessed by phoning 021 4278868.

ii. For families at risk of homelessness, who are not 

covered by the above protocol and who reside 

within the south west region, Threshold provides 

a range of advocacy supports to help them 

remain in their current accommodation or find 

alternative accommodation.

After 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. Where 
applicable, if Threshold considers the best possible 
recourse for the tenant is to receive an increase in 
RS above current rent limits, Threshold prepares an 
application on behalf of the tenant and submits it to 
their local DSP office.

The whole process, from first contact to processing 
applications, is streamlined so tenants receive an 
increase in their RS payment as quickly as possible. As 
soon as the notice of rent increase has been served, 
the TPS sends the application to the DSP who will 
process it so that the increase rate of RS is available 
from the date of the increase. The increased RS is paid 
at the end of the first week, as RS is paid weekly in 
arrears in Cork, but there are some cases where the 
increased RS is paid monthly in arrears when the rent 
is due on a monthly basis.

All tenants who successfully applied were initially 
given a RS increase for just 12 weeks, but as there 
has been few, if any, alternative housing options for 
tenants accessing the service, this ‘temporary uplift’ 
period was increased to 26 weeks in April 2015. 
After this period ends Threshold applies to the DSP 
for an extension of a further 26 weeks if the tenant’s 
circumstances have remained the same.

 

3
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Outdoor advertising Campaign Leaflet

Public Awareness
A public awareness campaign was undertaken in 
conjunction with Cork City Council to advertise 
the service – at the commencement of the service 
in January 2015 and then again in April 2015.  
A significant level of media coverage was generated 
about the supports offered by this service. The issue 
of families becoming homeless continues to be at the 
forefront of public discussion; every opportunity was 
progressed when liaising with the media, in terms of 
incorporating the prevention message and access to 
the Tenancy Protection Service via the free phone.

Across Cork, the free phone number was advertised 
on buses, flagpoles and also on prominent billboards 
throughout the city. Information materials and briefing 
sessions were used to disseminate information 
about the service to state and voluntary partners. 
The campaign message targeted families at risk in a 
way that would encourage them to seek support at 
an early stage.

 

FREEPHONE provided by the Tenancy Protection Service, Threshold on behalf of the Dublin Local Authorities.
This initiative is supported by Department of the Environment, Community and Local Government,   

Department of Social Protection, Focus Ireland and Dublin Simon Community.

A significant level of media 
coverage was generated 

about the supports offered 
by this service.

Negotiating with Landlords 
and Local Authorities
When Evelyn contacted the TPS 
service she was extremely distressed 
as she and her two daughters faced 
the prospect of homelessness. 
Evelyn had received valid notice from 
her landlord to end her tenancy as he 
intended to sell the property. Evelyn, 
who is entitled to rent supplement, 
had been unable to find alternative 
accommodation within existing rent 
supplement limits.

Threshold negotiated with the 
landlord so that Evelyn could stay in 
her current accommodation while she 
received help to find a new home. 
Threshold also advocated on her 
behalf to Cork City Council as Evelyn 
had been on the social housing list 
for five years. With Threshold’s help 
Evelyn secured social housing as 
part of a new development run by a 
Voluntary Housing Association within 
the two months grace given to her by 
her landlord, thus saving her and her 
family from having to enter homeless 
services.

#2
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MAP of TPS

FREEPHONE

TRIAGE ASSESSMENT

LANDLORD/AGENT
CONTACTED

RE-HOUSED

RTB

GIVEN NOTICE
RENT INCREASE WITHIN ITSP

RENT INCREASE OUTSIDE ITSP

RENT INCREASE:
Client not in receipt of RS

VALID INVALID

ILLEGAL EVICTION:
Dealt with immediately – details 

taken, landlord called and advised 
on possible consequences of an 

illegal eviction. If tenancy not 
reinstated then a case will be 

lodged with the RTB (see below).

Advised of tenant’s rights if notice 
deemed invalid. If valid, landlord asked if 

an extension is possible or if the issue can 
be resolved – i.e. a repayment plan.

TPS assist client to put in 
a case. Outcome depends 

on result of 
adjudication/mediation.

APPLICATION PREPARED 
AS PER ITSP

Appointment is made with client 
– relevant documents collated 

i.e. lease, letter of rent increase, 
welfare payment slip.

APPEALS

CASE
WITHDRAWN

TENANCY REMAINS ALTERNATIVE ACCOMMODATION

Client can appeal to 
the DSP about any 

decision made.

Client has sufficient 
means to meet the 

increase or they find 
alternative 

accommodation 
during the initial 

application stage.

Client’s rent supplement is secure; client continues to 
search for alternative accommodation during this time.

6 MONTH REVIEW

PAYMENT SECURE FOR 6 MONTHS

After 6 months, a review is required. Client contacted 
to ensure they have been searching for alternatives 

and local authority options discussed. Once all areas 
covered a review letter is completed and application 

is sent again to the DSP.

If client’s circumstances haven’t changed the review is 
passed within 2-5 days. Payment is secure for a further 

6 months – this cycle repeats every 6 months.

PAYMENT DISCONTINUED

Client no-longer fulfils means test due to changed 
circumstances- for example client’s income 

increases through new or additional employment.

Client finds alternative accommodation – 
case is closed. Client re-housed.

INCREASED 
PAYMENT SECURED

PAYMENT REFUSED PAYMENT SECURED
UNDER ARTICLE 38*

 ITSP approval takes 
between 5-15 days. Some 
cases take longer if they 

need a full review or 
further documentation is 

needed. Payment is 
granted for 6 months.

In some cases, the 
payment is paid 

locally under 
Article 38 and no 

further protocol is 
required – payment is 

secured for 12 
months through their 

local DSP office.

If the case is not suitable 
for the protocol.

FURTHER ADVOCACY
Further relevant advocacy 
is undertaken, if client is 

still at risk of 
homelessness.

APPLICATION PASSED TO TPS MANAGER
The case is given a reference number and a request letter is sent to the 

relevant DSP office. Application is emailed through a secure site.

LANDLORD 
IS CONTACTED

OTHER 
ISSUES:

To discuss rent 
increase and to see if 
any reduction can be 
made and to ensure 
there are no other 

issues in the tenancy.

If there are arrears a repayment 
agreement is put in place. If 

further help is needed details for 
MABS are given or they are 

referred to a relevant tenancy 
sustainment service.

Details taken, 
placed on a 
call back list 
for 2/3 days. 

Appointment made.

General advice given – 
Client advised on rights 

and responsibilities – 
advised on alternative 

supports available 
depending on their needs.

Client finds 
alternative rented 
accommodation

CLIENT ENTERS 

HOMELESS 

ACCOMMODATION

TENANCY REMAINS

THROUGH 

ADVOCACY

IMMEDIATELY AT RISK AT RISK NOT AT RISK
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IS CONTACTED

OTHER 
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To discuss rent 
increase and to see if 
any reduction can be 
made and to ensure 
there are no other 
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If there are arrears a repayment 
agreement is put in place. If 

further help is needed details for 
MABS are given or they are 

referred to a relevant tenancy 
sustainment service.

Details taken, 
placed on a 
call back list 
for 2/3 days. 

Appointment made.

General advice given – 
Client advised on rights 
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Client finds 
alternative rented 
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ACCOMMODATION
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* Article 38 of the Social Welfare (Consolidated Supplementary 
Welfare Allowance) Regulations 2007 (S.I. No. 412 of 2007), which 
allows Community Welfare Officers discretion in awarding a rent 
supplement payment above rent supplement limits.
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Outcomes

4.1 The Tenancy Protection Service is the key service 
preventing homelessness

Of the 1,114 households at immediate risk of 
homelessness who contacted Threshold, only 3 single 
persons ended up having to enter homeless services. 
This is a success rate of 99%. These figures must be 
considered in the context of the current homelessness 
numbers for the South West, where 260 people 
(including 67 children) are homeless7. Without the 
TPS, the number of homeless people in the South 
West region would be significantly higher. 

The chart below and overleaf gives a breakdown of 
how the Tenancy Protection Service (TPS) has helped 
the 1,114 households at risk.

7 As of February 2016 - http://www.environ.ie/sites/default/files/
publications/files/homeless_report_-_february_2016_0.pdf

4

 g 1,055 tenant households or 2,633 people 

(including 1,186 children) prevented from 

becoming homeless

 g 956 tenant households or 2,378 people 

(including 1,067 children) remained in 

their existing tenancies

 g 99 tenant households or 255 people 

(including 119 children) were supported 

to move to suitable alternative 

accommodation 

 g TPS supported 86 tenants to bring cases 

for dispute resolution at the RTB

Chart 1: Breakdown of issues facing households at risk of homelessness

Total
households 

at risk of 
homelessness

1,114
Tenancy termination530 48%

Rent increases405 36%

Rent Arrears154 14%

Rent over
Rent Supplement Limit15 1%

HAP difficulties10 1%
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Chart 2: Case Outcomes8

8 Outcome unknown are cases where Threshold was un able to verify 
the outcome as the client’s phone was no longer in service and there 
was no reply to emails.

956

Remains in existing tenancy

956

Sourced alternative accommodation

99

Ongoing cases

7

Outcome unknown

29

Overholding

11

Entered insecure/unsuitable accommodation

9

Entered Homeless Services

3

Total 1,114

Rent Arrears
The TPS was contacted by a Social 
Worker on behalf of her client Mary. Mary 
had been issued with a 14 day warning 
letter in relation to rent arrears. She had 
been living in the property for over 5 
years and this was the first time she had 
been in arrears. Mary had been in full 
time employment for over 20 years. She 
started to suffer from mental health issues 
and was signed off on sick leave. Mary 
attended her local GP and sent in a sick 
cert, as her mental health had deteriorated 
and because of her anxiety she did not 
leave her apartment nor return to her GP. 
Mary’s sick pay was stopped and she paid 
her weekly rent by standing order from her 
savings. When Mary visited the TPS, her 
savings were depleted; she had no income 
and she was not in receipt of any benefits 
or allowances.

Although Mary had not been in receipt of 
rent supplement before, the TPS engaged 
with her agent and the DSP to have her 
application fast tracked, her payment was 
put in place in a matter of two weeks. 
Mary’s Social Worker, the DSP and the 
TPS were able to have a Supplementary 
Welfare Allowance payment set in place 
for her and expedited. Mary’s agent was 
willing to agree to a payment plan in 
relation to the arrears. Within 3 weeks of 
initially contacting the TPS Mary’s issue 
was fully resolved.

#3
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4.2 Families with children 
made up approximately half 
of the households at risk of 
homelessness
Increasing numbers of families with children are at 
risk of homelessness, primarily for economic reasons; 
they simply can’t afford current rent levels in Cork and 
surrounding areas and there are few opportunities for 
them to be re-housed in social housing. 51% of the 
tenant households at risk of homelessness supported 
by TPS were families with children.

This points to the fact that homeless services will 
continue to find it challenging to secure appropriate 
emergency accommodation for families with children, 
as many of the existing homeless services in place 
have been developed to predominantly cater for single 
people. These challenges would have been even 
greater without the interventions of the Cork TPS.

Just under half (49%) of the people accessing the 
service were from Cork City, with most of the remainder 
originating in Cork county (47%). Only 4% of callers 
were from Kerry.

Cork City

Cork County

Kerry
578

Clients

47%

49
Clients

4%
600

Clients

49%

At Risk
Adults

TOTAL UNITS
1,114

324

249

Single

Couple

One parent
family

Two parent
family

375 34%

166

29%

22%

15%

Chart 3: Household composition of those at risk of 
homelessness

Chart 4: Where all TPS clients came from

Total: 1,227 
Unique households
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4.3 Just over half (51%) 
of households who faced 
homelessness faced a 
difficulty paying their rent
584 tenant households (51%) at risk of homelessness 
who contacted the Cork TPS had serious difficulties 
paying their rent.

405 of these households faced an unaffordable rent 
increase, while 10 had difficulties with their HAP 
payment, 154 faced rent arrears and 15 were paying 
rent above the rent supplement limit. Threshold 
provided support for these 584 households in the 
following manner:

a) Interim Tenancy Sustainment 
Protocols (ITSP) (96 cases)

The Cork TPS applied on behalf of 93 households 
to the Department of Social Protection through the 
Interim Tenancy Sustainment Protocol (ITSP) for an 
enhanced Rent Supplement payment. A further 3 

applications were being processed at the end of 
the year. 82 of these households secured a rent 
supplement uplift to assist with their rent increase. Of 
these 82 households, four households later secured 
cheaper rented accommodation and therefore did 
not need the uplift any longer and seven households 
increased their income through securing full or part 
time employment and therefore were able to use this 
additional income to fund their rent.

At the end of 2015, 71 households in the Cork City 
area and its environs remain in their home due to an 
‘enhanced’ rent supplement payment. 27 successful 
ITSP increases to RS that have reached the six-month 
mark have been carried over for a further six months.

Cork City

Environs

Glanmire

Knockraha

Midleton
Carrigtwohill

CobhMonkstown

Ringaskiddy

Crosshaven

Whitegate
Carrigaline

Ballygarvan

Ballincollig

Blarney

Cork Airport

Chart 5: Cork ITSP Area

Chart 6: Geographical breakdown of ITSPs

Protocol Applications

62%
Environs

38%
Cork City
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Period of Payment

44

27

71
TOTAL

1st
six months

2nd
six months

96 93

71
6
1
4

3

Case Referral Breakdown:

Approved 7

0

4

Closed
(payment no longer required)

Refused

Withdrawn
(client or landlord withdraws)

Secured alternative
accommodation

Local Authority
solution sourced

Cases currently under
review by community
welfare officers

Total number of 
cases processed 
under the ITSP

Cases currently 
being reviewed 
for referral to 

DSP by Threshold

Cases referred to the DSP by Threshold to date

Chart 6: Status of ITSP applications

Chart 7: Duration of ITPS support b) Tenants who were not eligible 
for ITSP (309 cases)

Most of the tenant households facing unaffordable rent 
increases fell outside the criteria of the ITSP. They were 
supported by Cork TPS in the following ways:

 g There were 237 cases where the household was 

not in receipt of rent supplement as they were 

either working in a low paid employment for more 

than 30 hours a week or were earning above the 

rent supplement earnings threshold9 and could 

not afford the high rent increase they faced. 160 

of these cases were in Cork City, with most of the 

reminder (64) being in Cork County. 

Many of these low paid clients worked in the service 
sector, with catering being one of the most common 
areas of employment. In these cases Threshold 
advocated on behalf of the client with the landlord to 
reduce the rent increase or explored other housing 
options. 

In total, 522 tenants (46%) who were at risk of 
homelessness and contacted the Cork TPS, were 
in paid employment of over 30 hours and so not 
entitled to receive RS. As documented above, 237 

9 Rent supplement is only available to those who work 30 hours or less.
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of these people faced homelessness due to a rent 
increase, while the remainder were issued with a 
tenancy termination notice. 

Where there is a rent increase or rent arrears and 
the clients are not eligible for RS, the TPS  refers 
the client to their Local Authority, to assess their 
suitability for inclusion on the housing list. If the 
client is deemed to have a long-term housing 
need by the local authority they are entitled to 
receive HAP, if they can find a landlord willing to 
sign up to the scheme. The HAP Section in Cork 
City Council rolled out HAP in June 2015.

 g 30 households were notified of a rent increase 

that was found to be illegal10. In 25 of these 

cases there was no rent increase as a result 

of Threshold’s intervention. In two cases the 

landlord insisted that the rent could be increased 

and these cases were brought to the RTB for 

dispute resolution. In three cases the tenant paid 

the increase despite Threshold’s advice, as they 

were afraid of losing their tenancy.

 g In 12 cases the clients were in receipt of RS but 

had addresses outside of the Cork ITSP area. 

In all of these cases the TPS made applications 

to the local DSP representatives and all 12 

households were granted an Article 3811 

payment. Four of these households received 

an Article 38 increase to enable them to source 

new accommodation.

 g In a further 14 cases the TPS supported the 

tenants to take a case to the RTB. Five clients 

were successful at the RTB. In five cases a 

lower rent increase was agreed prior to RTB 

hearing and four withdrew their RTB case after 

renegotiating the rent increase.

 g 16 tenants were supported to move to cheaper 

accommodation.

10 Up to December 2015 a landlord could only increase rent every 12 
months. After December 2015 this was increased to 24 months.

11 Article 38 of the Social Welfare (Consolidated Supplementary Welfare 
Allowance) Regulations 2007 (S.I. No. 412 of 2007), which allows 
Community Welfare Officers discretion in awarding a rent supplement 
payment above rent supplement limits.

c) Tenants in arrears (154 cases)

The TPS assisted a further 154 tenants who were 
in rent arrears. Out of the 154 rent arrears cases, 
118 were resolved and the tenancy protected. The 
majority of these cases involved the TPS mediating 
with the landlord/agent to set up a payment plan. 
Where the client was in receipt of rent supplement, 
the DSP was requested to make payments directly to 
the landlord/ agent. A number of cases involved the 
client’s rent supplement being suspended due to rent 
review forms not being returned. In all of these cases 
the TPS rectified the situation, the rent supplement 
was reinstated and monies were back dated.

#4
Working with Receivers
Ann, a woman in her thirties and 
expecting her second child presented 
to the TPS in April with a valid notice 
of termination issued by receivers, 
asking her to vacate by June 2015. 
She had a complicated pregnancy and 
was admitted to hospital a few weeks 
early, which made the sourcing of an 
alternative property difficult. The TPS 
contacted the Receivers and negotiated 
an extension of stay until end of August. 
The tenant was then successful in 
sourcing a suitable alternative property.
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d) Rent above Rent Supplement 
limits (15 cases)
The TPS assisted 15 households whose rent was 
over the Rent Supplement limit. In these cases the 
tenant was struggling to pay the rent with additional 
‘top-ups’ from other welfare payments. The TPS 
negotiated a lower rent with the landlord or sought an 
Article 38 increase in their rent supplement from their 
local Community Welfare Officer or by ensuring that 
clients were receiving all the benefits they were entitled 
to e.g. Household Benefits Package or Living Alone 
Allowance.

e) HAP (10 cases)
Threshold also supported 10 clients who had 
difficulties with their Housing Assistance Payment 
(HAP) payments. HAP is a new form of housing 
support provided by local authorities which replaces 
Rent Supplement for those with a long term housing 
need who qualify for social housing support.

The TPS assisted tenants with their HAP difficulties 
as follows:

 g Advocating with landlords over delays in initial 

HAP payments;

 g Writing to the Local Authority to advocate that 

the HAP application be expedited;

 g Writing to landlords in relation to them seeking 

unofficial top ups from tenants;

 g Contacting the Local Authority to request 

the 20% discretion for those moving to HAP 

from RS if already in receipt of an Article 38 or 

Protocol enhanced payment;

 g Writing to the DSP in relation to landlords not 

wishing to sign up for HAP.

4.4 Tenants are facing rent 
increases significantly above 
average rent increases
The majority of clients (69%), who were approved for 
an enhanced rent supplement payment, had their rent 
increased by between 11-30% of the original rent. 
However, 43% of the clients faced a rent increase 
above 20%, while 13% of clients needed support to 
meet a rent increase of over 30% (see chart 8).

These figures contrast sharply with average rent 
increases in Cork City at that time as documented by 
the Daft Rental Report for Q4 2015, which indicates 
that annual rent increases in Cork City are 15.4%12. 
As the experience of tenants at risk of homelessness 
accessing the TPS indicates, policy assessments 
about the adequacy of RS limits and (and HAP13 
limits) should not be dependent on average rent 
figures across the whole market, as they significantly 
underestimate the real level of rent increases being 
faced by tenants in receipt of rent supplement.  

12 Daft Rental Report (Q.4, 2015), January 2016.
13 HAP is a new social housing support being introduced by local 

authorities and will replace Rent Supplement for those with a long 
term housing need who qualify for social housing support.

28

21

6

Percentage Increase

13

0-10% 11-20% 21-30% 31-40% 41-50% 50% +

71
TOTAL

Number 
of Households

12

Chart 8: Levels of rent increase

530 tenant households (48%) 
supported by the Cork Tenancy 
Protection Service, who were 
deemed to be at immediate risk of 
homelessness, were in the process 
of having their tenancy terminated.

Cork Tenancy Protection Service18



4.5 Nearly half of the 
households who were at risk 
of homelessness, faced losing 
their home because their 
tenancy was being terminated
530 tenant households (48%) supported by the Cork 
Tenancy Protection Service, who were deemed to be 
at immediate risk of homelessness, were in the process 
of having their tenancy terminated. The Cork TPS was 
able to determine that 354 of these households had 
been given invalid notice of termination and the TPS 
was able to ensure the vast majority didn’t have to 
leave their home on foot of an invalid notice, which 
included supporting 57 clients to take a case to the 
RTB to enforce their rights. It should be noted that 
the only households who engaged with the TPS 
and who ended in homeless services did so 
because the tenancy was legally terminated.

60 notices of terminations were also issued by 
receivers who were repossessing the property of 
the landlord and wanted vacant possession. In such 
cases tenants have few legal rights, but in many cases 
the TPS was able to negotiate on behalf of the client to 
allow the tenant remain in the property long enough so 
they could find alternative accommodation. 

The TPS dealt with 83 cases where valid notice 
was given by the landlord. Once a tenant receives 
a valid notice to quit their accommodation it is often 
very difficult under current market conditions to find 
alternative affordable accommodation. In relation to 
those clients who are in receipt of Rent Supplement, it 
extremely difficult for them to source accommodation, 
as most landlords and agents demand one month’s 
rent in advance and the equivalent of one month’s rent 
as a security deposit. Rent Supplement is usually paid 
by the DSP in Cork on a weekly basis in areas but 
there are some cases where this can be monthly, so it 
can be extremely difficult for these tenants to compete 
fairly in the private rented sector.

Chart 9: Breakdown of Tenancy Termination cases

Breakdown of issues facing the 530 is as follows;

14 These are cases where Threshold was unable to verify the outcome 
as the client’s phone was no longer in service and the was no reply to 
emails.

Invalid Notices354

Receivership Cases60

Outcome:

Outcome:

Valid Notices83

530 Total

Threats of Eviction33

24 Remained in tenancy
4 Sourced alternative accommodation
1 Moved to unsuitable accommodation
4 Outcome unknown

11 Overholding
3 Entered homeless services
54 Sourced alternative accommodation
2 Tenancy continued
6 Still under notice
7 Outcome unknown

Outcome:

57 Remained in tenancy
2 Sourced alternative accommodation
1 Outcome unknown

Outcome:
333 Remained in tenancy
19 Sourced alternative accommodations
2 Outcome unknown

14
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4.6 A large majority of the cases 
brought to and heard by the 
Residential Tenancies Board 
(RTB) through the Cork TPS, 
found in the tenant’s favour
Whilst the majority of issues presented by clients are 
resolved through the intervention of the TPS, in 86 (7%) 
of ‘at risk’ cases it was necessary to refer a dispute to 
the Residential Tenancies Board (RTB).

If a client is very vulnerable, the TPS will meet with the 
client to assist them in filling out the RTB application 
form, represent the client at the RTB hearing and make 
submissions on their behalf both prior to and during 
the hearing. Even when a case is referred to the RTB 
the TPS continues to mediate to resolve it. 16 cases 
which were referred to the RTB were settled before 
the hearing stage, in all of these cases the landlord or 
agent rescinded the invalid Notice of Termination and 
the client was allowed to continue with their tenancy.

As the chart below shows the majority of cases 
have now been heard. The majority of cases found 
in the tenants favour, showing the importance of the 
advocacy work that the TPS undertakes.

Invalid notice of termination

Rent arrears

Threat of eviction

Illegal eviction

Rent over the market rate

5

1

19

4

57

3 2 15 516 45

Awaiting
hearing

Awaiting
adjudicator’s

report

Client
withdrew

case

Case settled 
prior to hearing

Client 
won case

Landlord 
won case

Chart 10: Issues in RTB cases

Chart 11: Outcomes in RTB cases
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4.7 The TPS is one of the most 
cost-effective ways to prevent 
homelessness
The TPS represents a cost-effective approach and good value for 
money, compared with the higher cost of providing emergency 
homeless accommodation. The Cork TPS service was able to ensure 
that 2,633 people, (1,447 adults and 1,186 children) were prevented 
from having to enter emergency homeless accommodation, at an 
annual cost of only €220,000 in terms of the extra ‘enhanced’ rent 
supplement payments and running costs for the service in 2015. For 
this relatively small extra outlay children could remain in their school 
or pre-school and adults could easily access existing community 
supports.

In comparison the South West Region spent €1.86m15 on emergency 
accommodation in 2015. At the end of 2015 there were 225 people16 
in emergency accommodation. It should be noted that as of the end 
of Q4 2015, the emergency accommodation capacity in the South 
West region was only 21917 beds. Not only is paying for emergency 
accommodation for these people much more expensive; they are 
being inappropriately housed, most likely in one bedroom with no 
kitchen facilities, in accommodation not designed or suitable for 
children, and at a distance from social and family supports.

15 Department of Environment, Community and Local Government, Homelessness Financial 
Report Q4 2015 - South West.

16 Department of Environment, Community and Local Government, Homelessness 
Performance Report Q4 2015 - South West.

17 Department of Environment, Community and Local Government, Homelessness 
Performance Report Q4 2015 - South West.

1 YEAR

1.86 million

219 emergency
sheltered
accommodation

South West Region*Cork TPS

2,633 people

.225 million

1 YEAR

*Cork City, Cork County and Kerry County.

Chart 12: Cost of providing TPS compared with providing 
emergency hotel accommodation

#5
Challenging Invalid 
Notices of Termination
George is a man in his 
60s with a history of 
homelessness. He contacted 
the Cork TPS offices as all 
the tenants in his building 
had received a notice of 
termination stating that they 
must vacate immediately 
as the property had been 
condemned by the Fire 
Officer. The TPS immediately 
contacted the Fire Officer to 
ascertain if this was correct, 
and were informed that this 
was not the case.

The TPS supported George 
to successfully challenge 
the notice of termination to 
the RTB. George informed 
his neighbours in the other 
apartments and they were 
also supported by the TPS to 
successfully challenge their 
notices of terminations. As 
this client was very vulnerable, 
the TPS represented George 
at his RTB hearing.
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Policy Recommendations
There is currently a dearth of new 
accommodation available in Cork 
City18. There was only one new social 
housing unit built in Cork City in 2015 
and only 95 new social housing units 
were acquired by Cork City Council 
during this period19. Only 232 new 
private houses were built in Cork city 
in 201520 and only a further 48 new 
residential commencement notices 
were issued in Cork City in 2015.

Obviously, increasing housing supply, especially social 
housing and affordable private rented accommodation 
is essential and Threshold has proposed a suite of 
measures that need to be introduced to increase 
the affordable supply of rental accommodation21. 
However, it must be recognised that, even if the most 
appropriate policies were in place to increase supply, 
it will take a number of years before the supply of new 
accommodation impacts affordability, especially as 
Cork is starting from such a low base. Thus, individuals 
and families will continue to become homeless or face 
a considerable risk of becoming homeless unless the 
following policy interventions are made.

18 Department of Environment, Community and Local Government, 
Construction-activity-starts

19 Department of Environment, Community and Local Government, 
Overall social housing provision

20 Department of Environment, Community and Local Government, 
Construction activity - completions.

21 See Threshold’s submissions in relation to the 2015 budget on  
www.threshold.ie

5.1 Extend the Interim Tenancy 
Sustainment Protocol (ITSP)
The ITSP that operates between the Cork TPS and 
the DSP currently covers Cork City and its environs. 
People who are trying to secure a new tenancy or 
who have any type of tenancy outside these areas will 
continue to struggle to find suitable accommodation 
within the existing RS levels. 

As this report has highlighted, new applications for an 
increased rent supplement payment can only be made 
during the month of the actual increase and cannot be 
applied for in advance. This means that if the tenant 
pays their rent on the 1st of every month, they have 
to make up the difference in rent themselves so as 
not to fall into arrears, for the first month of increase.  
It would be more effective if the uplift could be pre-
approved in advance of the month in which in the 
increase is to take effect.

5

Recommendation 1
There is a need to extend the 
Interim Tenancy Sustainment 
Protocol (ITSP) operating in Cork 
City and environs to cover the areas 
of Bandon, Carrigtwohill, Cobh, 
Midleton, Mallow and Youghal. 
Killarney and Tralee in Co Kerry, 
with enhanced payments payed in 
advance rather than arrears.
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5.2 Maintain adequate rent 
supplement limits
Threshold welcomes the recent Government measures 
to increase rent supplement and HAP limits. RS needs 
to be maintained at a level so that families who are 
reliant on RS are able to pay for their housing needs. 
This has not happened in the recent past and this has 
led to the practice of topping up RS payments to bridge 
the gap between rent limits and the actual rent, placing 
tenants at increased risk of homelessness.

Previously RS limits were not raised due to fears that 
this would exacerbate rent inflation.  It is now widely 
recognised that RS limits are not the appropriate 
mechanism to regulate rent levels. Threshold believes 
that ensuring rents are at affordable level can best be 
achieved through long-term rent regulation. Threshold 
recommends that rent increases should be linked 
to the cost of living (CPI), similar to rent certainty 
measures that exist in most developed European 
economies. 

It is also important to note the legislative purpose 
behind the making of rent supplement payments22. 
In exercising the power to make regulations which 
prescribe maximum rent supplement limits, the 
Minister is required to have regard to two matters, 
namely the family circumstances of the person to 
whom rent supplement is payable, and the location of 
the dwelling concerned23.

Threshold would argue that, in conducting a review 
of maximum rent limits, the Minister is constrained 
by statute to determining the level of rent supplement 
required to ensure access to accommodation for 
those whose means are insufficient to meet their 
needs, having regard to the family circumstances and 
the location of the accommodation.

22 Social Welfare Consolidation Act 2005 (‘the 2005 Act’), s.198 (1) – (3)
23 2005 Act, s.198(3E), as inserted by s.14(2)(c) of the Social Welfare 

(Miscellaneous Provisions) Act 2008. See McCormack v Minister 
for Social Protection [2014] IECH 489 (Unreported, High Court, 30 
October 2014), per Baker J at para.20

It is important that regular reviews of rent supplement 
limits are undertaken to ensure that they don’t again 
fall significantly below market rents, especially in high 
demand urban areas, like Cork City and its environs. 
This is especially pertinent as it will take a number 
of years for market forces to moderate rents due to 
the time it will take to increase the supply of rented 
accommodation to a more appropriate level. 

Recommendation 2
Maintain rent supplement (RS) 
limits to reflect current market 
rents so as to reach a sufficient 
level to meet the accommodation 
needs of eligible persons, as set 
down by legislation.
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5.3 Improve the administration of rent supplement
Many of the people at risk of homelessness that 
accessed the TPS did so because of shortcomings 
in the current administration of RS. One of the key 
lessons of the ITSP is that if applications can be dealt 
with quickly and efficiently families can remain in their 
homes and avoid homelessness. Unfortunately, it is 
Threshold’s experience that the RS scheme in general 
does not work as efficiently as it should. The RS 
scheme does not take full account of the regulatory 

framework for the private rented sector established by 
the Residential Tenancies Acts 2004-2015. Landlords 
and tenants have had to adapt to the changes in the 
legislation, whereas the RS scheme has retained a 
model that pre-dated the Residential Tenancies Acts 
2004-2015. It is a source of some difficulty for landlords 
and tenants that a state scheme to support tenants in 
the private rented sector often fails to measure up to 
the state’s own regulations for that sector.

Recommendation 3
Overhaul the administration of the RS scheme by undertaking the following:

 g RS limits should be targeted, related to 

submarkets and more related to individual 

circumstances. The level of support available to 

tenants should be less visible to the market;

 g Provide for the automatic payment of RS 

directly to landlords;

 g Ensure that RS is paid in advance, rather than 

in arrears;

 g Introduce a pre-approval mechanism for RS 

claimants who have been assessed by the 

relevant local authority as having a housing need;

 g Remove the requirement that a claimant 

furnish a tenancy/lease agreement as part of 

the applications process;

 g Review the documentation requirements 

for RS and provide for direct submission 

of confidential documents by landlords to 

Community Welfare Service staff;

 g Restore the face-to-face applications facility 

in local social welfare offices and ensure that 

adequate levels of support be given to claimants 

in completing their application, in order to 

expedite approval of rent payments to landlords;

 g Ensure that eligible rent supplement recipients 

are afforded an exceptional needs payment 

where they require a sum of money for a 

security deposit, and are unable to make such 

a payment out of their own means. The rules 

around how such decisions are made should 

be clear and consistent;

 g Ensure that RS claimants are given at least 28 

days’ notice of the suspension or termination 

of RS payments;

 g Place greater reliance on the local review 

process in respect of RS decisions, afford 

priority to appeals relating to RS claims, and 

ensure that RS continues to be paid while an 

appeal is pending;

 g Introduce clear guidance for Department of 

Social Protection representatives to deal with 

circumstances where receivers are appointed 

to properties with RS tenants.
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5.4 Recognising the Role of 
Housing Advice and Advocacy
Housing advice and advocacy are identified in both the 
Government’s Homelessness Policy Statement (2013) 
and The Implementation Plan on the State’s Response 
to Homelessness (2014) policies as having a key role in 
preventing homelessness among vulnerable and at-risk 
households. Threshold is delivering a dedicated expert 
advice and advocacy service that meets the Government’s 
goals in relation to the protection of tenancies and the 
prevention of homelessness. However, there is currently 
no strategic framework for the planning, organisation, 
monitoring and funding of housing information, advice 
and advocacy services in Ireland. Threshold believes 
that the dedicated funding mechanism for homelessness 
prevention is urgently needed to avert human suffering 
and to make cost savings for the State.

5.5 Increase protection for 
tenants under notice
As has been shown in this report the most cost effective 
way to prevent homelessness is to support families to 
stay in their existing homes. Half of the callers to Cork 
TPS faced homelessness due to the landlord or lending 
agency issuing a notice of termination. In 90% of these 
cases the reason given by the landlord for ending the 
tenancy was that they intended to sell the property. Once 
a tenant is issued with a valid notice of termination there 
is no right for the tenant to stay on in their home, even if it 
takes months or even years to sell the property. It could 
be argued that in situations where a property lays idle for 
a prolonged amount of time that Residential Tenancies 

Acts 2004-2015 are being contravened24. The majority of 
the 158 tenancies that Threshold was not able to protect 
had their tenancy legally terminated.

The situation is even more challenging for tenants given 
a notice of termination by receivers or lenders in respect 
of mortgaged properties. In such cases many tenants are 
being given limited notice to find a new home, sometimes 
just a few days. In some cases tenants have come home 
to find the locks changed, effectively making them 
homeless. Tenants who are served with an order for 
possession and sale by a lender cannot refer a dispute 
to the RTB for resolution, as a lender will not be regarded 
as a party to the tenancy25. Their landlord will not be held 
liable for terminating the tenancy without the requisite 
written notice, as it will be the lender rather than the 
landlord that is effecting the termination. Thus, tenants 
in mortgaged properties may be summarily evicted from 
their home without any redress as against their landlord 
or the lender concerned.

The number of rented households facing a loss of their 
rented home is set to rise in the next number of years 
due to a rise in property prices making it viable for 
lenders and ‘accidental landlords’ to sell off properties 
that were previously in negative equity 25. It is important 
that this issue is addressed. 

Threshold believes that an amendment to the definition 
of ‘landlord’ in the Residential Tenancies Acts 2004-
2015,  to explicitly include both receivers and lenders, 
would introduce certainty for landlords, tenants, 
financial institutions and receivers. The effect of such 
an amendment would be to impose a requirement on 
a lender commencing repossession proceedings to 
terminate a tenancy in the manner provided for by the 
Residential Tenancies Acts 2004-2015. This would not 
amount to an undue restriction on the right of financial 
institutions to realise their security, as they would 
normally be entitled to rely on the ‘intention to sell’ ground 
for termination as provided for by s.34 of the Residential 
Tenancies Acts 2004-2015. Such an amendment would 
achieve a reasonable balance between the rights of 
tenants and financial institutions.

24 Section 34 of the RTA 2004 states that for a notice of termination to be 
valid a landlord must commit ‘to enter into an enforceable agreement 
for the transfer to another, for full consideration, of the whole of his or 
her interest in the dwelling’ within 3 months.

25 Residential Tenancies Act 2004, s.76
26 Average property prices have risen 21% in Cork City and 17% in Cork 

County in 2015- Daft Housing Price Report, Q4 2015, p. 18.

Recommendation 4
Set-up a strategic framework for the 
planning, organisation, monitoring 
and long-term funding of housing 
information, advice and advocacy 
services in Ireland within the new 
Department of Housing.
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The number of rented households facing a loss of 
their home due to the proposed sale of the property 
by the landlord, lending agency or investment 
fund is becoming a growing concern. 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. While it has been 
the custom and practice of financial institutions 
and investment funds to seek vacant possession, 
there is no legal impediment to allowing a tenant to 
remain. Legal safeguards should be put in place to 
give residential tenants similar rights to the tenants of 
commercial properties who remain unaffected by the 
sale of a property.

Threshold has welcomed the commitment to bring 
forward legislation to allow tenants to remain in 
situ during the sale of a development of 20 units or 
more. However, this proposed legislation won’t cover 
properties where a landlord has a small portfolio of 
properties. Most of the families Threshold works with 
that are at risk of homeless due to a sale of a property 
are in this situation. The proposed legislation needs to 
address these cases as well.

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. Based on the evidence of this report 
tenancy termination is fast becoming one of the key 
drivers of homelessness. 48% of the tenant households 
(530) supported by the Cork Tenancy Protection 
Service 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 overholding disputes being heard by 
the RTB, which amounted to 508 in 2015.

A protocol should be developed between the RTB and 
the relevant local authorities, so that a local authority 
is alerted when an overholding case which prima facie 
identifies inability to secure alternative accommodation 
as the source of the dispute. The local authorities 
should assume an obligation to source suitable 
alternative accommodation in either the PRS or in 
a relevant social housing unit (if the tenant qualifies 
for social housing), within a specified timeframe 
through a fast-track accommodation finding service. 
Such a service could be run in conjunction with the 
community/voluntary sector, possibly as an extension 
of the existing TPS service.

Recommendation 5b
Introduce legal safeguards to give 
residential tenants, similar rights 
to the tenants of commercial 
properties, to allow them to 
continue in their tenancy during and 
after the sale of a rented property.

Recommendation 5c
Establish a protocol between the 
Residential Tenancies Board (RTB) 
and relevant local authorities, so 
that a local authority is alerted 
when an overholding case which 
prima facie identifies an inability to 
secure alternative accommodation 
as the source of the dispute. Give 
Local Authorities a clear obligation 
to find alternative accommodation 
for the tenant within a specified 
timeframe through a fast-track 
accommodation finding services, 
to avoid the tenant having to enter 
homeless services.

Recommendation 5a
Amend the Residential Tenancies 
Acts 2004-2015 to extend the 
definition of ‘landlord’ to include both 
receivers and lenders in relation to 
repossession of a property.
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5.6 Increase supports to 
those in employment facing 
homelessness
It is extremely shocking that 522 (almost half) of the 
people who contacted the Cork TPS were working 
in paid employment. Higher rent had stretched their 
finances to the point where many had to cut back 
drastically on other essential spending, such as heating, 
food and essential clothing. Most of these people 
should be entitled to the new HAP payment, which 
would enable them to pay an affordable differential rent 
which is linked to their income. However, it has proved 
difficult to persuade landlords who are not already 
involved with the rent supplement scheme to sign up 
to HAP due to lack of clear promotion and information 
about the benefits of the scheme, especially in relation 
to tax incentives now available to landlords who rent 
to tenants in receipt of HAP. Local Authorities need to 
undertake a more proactive roll out of HAP to ensure 
tenants in low wage employment facing homeless are 
efficiently transitioned to HAP.

The Government’s Action Plan on Housing and 

Homelessness commits that “an Affordable Rental 

Scheme will be finalised in order to enhance the capacity 

of the private rental sector to provide quality and 

affordable accommodation for households currently 

paying a disproportionate amount of disposable income 

Recommendation 6a
Set up a specialised HAP place-
finders team in the South West 
region, similar to the one that is 
operated by the Dublin Regional 
Homeless Executive, to support 
tenants in low wage employment 
facing homelessness, to access 
HAP.

#6

on rent27.”  A pilot is currently being progressed in the 

Dublin area. There is a commitment in the Action Plan 

on Housing and Homelessness to provide €10 million 

in annual funding to deliver 2,000 rental properties over 

a range of projects by 2018. There is an obvious need 

for an affordable rental scheme to be rolled out in Cork,  

using this funding, as soon as is possible.

27 Government of Ireland, Rebuilding Ireland: Action Plan for Housing 
and Homelessness, July 2016, P.75

Recommendation 6b
Roll out the affordable rental 
scheme in the wider Cork area.

Safeguarding Fixed Term Leases
Mary was informed in March 2015 that 
the property which she was renting, one 
of 5 apartments in the building, had gone 
into receivership and was being sold. The 
receiver wished to have vacant possession 
of the property. Mary contacted the 
TPS and she was advised that as she 
was in a 12-month fixed term lease, the 
tenancy could not be terminated. The TPS 
supported Mary to challenge her notice of 
termination to the RTB. Prior to the case 
being heard, the receivers withdrew all five 
notices of termination and decided to sell 
the property with all tenants in situ.
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APPENDIX 1: Cost of maintaining families in their homes through ITSP

Month /Year
Total Rental  

Cost
(€)

DSP Original 
Contribution

(€)

Client 
Personal 

Contribution
(€)

DSP Protocol 
Uplift

(€)

Total DSP 
cost  

per month
(€)

February 2015 785 473 312 178 651

March 2015 5,794 4,433 1,361 921 5,355

April 2015 8,307 6,345 1,962 1,417 7,762

May 2015 12,303 9,896 2,407 2,202 12,098

June 2015 15,457 12,352 3,105 2,795 15,147

July 2015 18,730 15,165 3,565 3,375 18,540

August 2015 23,519 19,150 4,369 4,712 23,862

September 2015 29,697 23,487 6,210 6,151 29,637

October 2015 34,852 27,274 7,578 6,778 34,052

November 2015 39,719 30,468 9,251 7,561 38,030

December 2015 48,796 36,559 12,238 9,463 46,022

January 2016 50,488 38,112 12,377 9,753 47,865

Total € 288,447 223,714 64,735 55,306 279,021
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Housing Assistance Payment (HAP): This is a form of housing support provided by 
local authorities which replaces Rent Supplement for those with a long term housing 
need who qualify for social housing support.

Interim Tenancy Sustainment Protocol (ITSP): An agreement between the 
Department of Social Protection, relevant Local Authorities, and Threshold. The 
purpose of the ITSP is to intervene where families in receipt of rent supplement are 
in danger of becoming homeless due to an increase in rents beyond the prescribed 
maximum rent supplement limits.

Invalid Notice of Termination: A notice which does not comply with either sections 
17, 34, 62, 66 or 67 of the Residential Tenancies Act 2004 or the relevant sections of the 
Residential Tenancies (Amendment) Act 2015.

Invalid/Illegal Rent Increase: A rent increase less than 12 months from the previous 
rent increase. From the 4th of December 2015, a rent increase less than 24 months from 
the previous rent increase.

Overholding: Where the tenant continues to occupy the rented dwelling on a date after 
the expiry of the notice period specified in a valid Notice of Termination.

Rent Supplement Limit: This is the maximum amount of RS a suitable applicant may 
receive based on their family circumstances and location of residence.

Valid Notice of Termination: a Notice which complies with all aspects of the 
Residential Tenancies Act 2004 or the relevant sections of the Residential Tenancies 
(Amendment) Act 2015.

Threshold would like to offer its sincere thanks to the followings agencies 

for supporting this service:

Department of Social Protection (DSP)

South West Statutory Management Group

Cork City Council

Cork County Council

Kerry County Council

Residential Tenancies Board (former PRTB)

Citizen Information Centres

Money Advice and Budgeting Service (MABS)

The Regional and Local Homeless Network groups

Cork Social Housing Forum

Cork Homeless Forum

and the staff of Cork TPS.

Glossary of Terms

Thank You
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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.

TPS freephone 1800 454 454

corktps@threshold.ie

ThresholdIRE

ThresholdIRE

Published August 2016


