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Minister for Housing Simon Coveney TD launching 
the Tenancy Protection Service in September

Galway Tenancy Protection Service

In its first year of operation, Threshold’s Galway Tenancy Protection Service 
(TPS) provided support to 534 households at risk of homelessness. Without 
this vital service, the numbers of homeless households in the West Region 
would be significantly higher.

Galway City and the West of Ireland are currently facing 
an escalating housing and homelessness crisis. Rising 
rents and a shortage of rental properties mean that it 
is more important than ever that tenants receive every 
support possible to help them sustain their tenancies 
and avoid falling into homelessness.

In response to this crisis, Galway Threshold, working 
in close partnership with Galway City Council, 
Galway County Council, Mayo County Council and 
Roscommon County Council and the Department of 
Social Protection, established the Tenancy Protection 
Service (TPS) in 2016.

The TPS provides a preventative advice and advocacy 
service for households in the private rented sector 
who reside in Galway City, Galway County, Mayo 
and Roscommon. The purpose of the service is to 
prevent tenancy breakdown and the occurrence of 
homelessness.

The service commenced operation on the 7 June 2016 
and was officially launched by Minister Simon Coveney 
on 23 September 2016.
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Chairperson’s Statement

Our vision is an Ireland where everyone has access to 
affordable, secure, suitable and good quality housing.
Threshold is very pleased to be presenting its first Western Region Tenancy 
Protection Service report. As an organisation operating at the frontline of 
the current housing crisis this report will set out evidence that homelessness 
is not inevitable and practical steps can be taken to prevent it. 

Working in close partnership with Galway City Council, 
Galway County Council, Mayo County Council, 
Roscommon County Council and the Department of 
Social Protection we have since the service opened 
in June 2016 prevented over 1,000 people from facing 
a future where the loss of a home was a serious risk. 
The cost of homelessness to those who experience 
it cannot be over-estimated: loss of confidence, 
family breakdown, mental health difficulties, loss of 
employment, poor health and for children - studies 
show that the long term damage can be severe indeed.

The West of Ireland is currently facing an escalating 
housing and homelessness crisis. The proportion of 
families renting is higher in this region than in almost 
any other region in the country. 40 per cent of all 
households now rent in Galway City for example. 
More families are renting than previously and for 
many low income families renting will be a long term 
housing solution. Rising rents and a shortage of rental 
properties mean that many low income tenants are 
facing a very insecure future. It is more important than 
ever that tenants receive every support possible to 
help them sustain their tenancies and avoid falling into 
homelessness.

It is Threshold’s experience that the best way to deal 
with the problem of homelessness is to prevent people 
from becoming homeless in the first place. Through 
our services we are aware that the most significant 
cause of increased homelessness has been the 
loss of homes in the rented sector. Low and middle 
income working households are finding it increasingly 
difficult to access affordable secure private rented 
housing. This is particularly true in the case of clients 
that Threshold engages with on a daily basis who 
are in receipt of Rent Supplement. Threshold has 
warmly welcomed the introduction of Rent Pressure 
Zones (RPZ) in many parts of the country in late 2016. 
Threshold has also welcomed the significant increase 
in Rent Supplement limits in July 2016. However, the 
gap between rent supplement payments and market 
rents remains too wide, and for many low income 
working households rents were too high before rent 
caps came into operation. Affordability and security 
remain important issues to be addressed to reduce 
the risk of homelessness arising among those who 
rent. We remain concerned that legislation providing 
security for tenants remains inadequate, particularly 
in the context of loopholes allowing tenancies to be 
terminated, sometimes in spurious circumstances. We 
continue to seek amendments to the law to protect the 
position of tenants where properties are being sold or 
being re-possessed by lenders.
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Threshold provides those at risk of economic 
eviction with information and advice on the rent 
supplement (RS) scheme. Through the Interim 
Tenancy Sustainment Protocol (ITSP) agreed with the 
Department, Threshold facilitates access to additional 
financial support for households in receipt of RS who 
are at risk of homelessness. We support and advocate 
for clients throughout the ITSP Protocol process, from 
application stage right through to tenancy sustainment.

The Protocol is a highly successful homelessness 
prevention measure which Threshold is fully committed 
to supporting, along with all other homelessness 
prevention interventions provided by the Department. 
Threshold is also well placed, due to its expert 
knowledge of the rental market and mediation in 
landlord and tenant relationships, to ensure that rent 
uplifts are a measure of last resort. Working with our 
partner local authorities and the Department of Social 
protection Threshold provides expertise on tenancy 
law, including illegal rent increases, and advice on 
alternative housing solutions, to ensure that those at 
risk are not put at risk of homelessness

I would like to thank all of Threshold’s staff who work 
at the front line in homelessness prevention in often 
difficult circumstances. I would also like to thank 
our funders - Galway City Council, Galway County 
Council, Mayo County Council, Roscommon County 
Council and the Department of Social Protection and 
the many members of their staff whom we work with 
on a daily basis to prevent homelessness in the region.

Aideen Hayden

The West of Ireland  
is currently facing an 

escalating housing and 
homelessness crisis.
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Regional Manager’s Statement

The establishment of the Galway 
Tenancy Protection Service (TPS) 
has been a welcome and timely 
addition to homelessness prevention 
services in Galway and the West of 
Ireland. At a time when the amount 
of properties available to rent is at 
an all-time low and rents are rising 
rapidly, the service plays a vital role 
in keeping families and individuals in 
their homes.   

The Tenancy Protection Service represents a 
proactive, early intervention response to the housing 
and homelessness crisis by Threshold and the Local 
Authorities in Galway City, Galway County, Mayo and 
Roscommon in conjunction with the Department of 
Social Protection.  

The Tenancy Protection Service intervenes to prevent 
tenancy breakdown and the need for individuals 
and families to enter emergency accommodation 
and delivers significant cost savings for the Local 
Authorities in the West. The TPS represents a cost-
effective approach and  delivers excellent value for 
money, compared with the high cost of providing 
emergency homeless accommodation, not to mention 
the human cost of homelessness. The housing crisis 
has hit people on lower incomes and those dependent 
on Rent Supplement and HAP harder than most. The 
TPS places a focus on those who are most vulnerable 
and at risk.

When a tenancy falls at risk, there is often only a 
short window of opportunity to intervene to prevent it 
breaking down. It is the ability of the TPS to intervene 
quickly when a crisis occurs in a tenancy, that enables 
the services to make such a difference. 

A key factor in the success of the TPS in its first 
year has been the close working relationships that 
have been fostered with local statutory agencies, in 
particular Galway City Council and the Department of 
Social Protection.

Looking to the future, the Tenancy Protection Service 
will work to further develop effective partnerships with 
relevant statutory and voluntary agencies to ensure 
that those most at risk of homelessness have access 
to and can maintain a secure and affordable home.

Diarmaid O’Sullivan, 
Regional Manager

The TPS represents 
a cost-effective 
approach and  
delivers excellent 
value for money
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Key Achievements

Galway Tenancy Protection Service is the key service that ensures tenant 
households at risk of homelessness in the West can remain in their homes 
and avoid having to access homeless services. In its first year of operation 
the Galway TPS supported 534 households.1

Key successes in the first year:

 g 1014 people (including 403 children) 

prevented from becoming homeless

 g 431 tenancies protected

 g 55 sourced suitable alternative 

accommodation

 g 79 households assisted in accessing 

Rent Supplement/HAP payments

1

TOTAL HOUSEHOLDS PROTECTED

Number of one
parent households

431
93 22%

Number of single
person households

158 37%

Number of two
parent households

106 24%

Number of couples

74 17%

Chart 2: Composition of tenant households whose tenancies were protected

Chart 1: Key Successes in the first year

Tenancies
protected

Children
prevented from

becoming
homeless

Households found
alternative

accommodation

Households
at risk

supported

55

1,014

431534

403
Adults and children

prevented from
becoming homeless

1  The first year of service covers the period June 2016 to May 2017
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Rationale for Service

Threshold has been delivering free and independent housing 
advice to tenants in the private rented sector in the West of 
Ireland since 1988. The private rented sector has always been of 
particular importance in Galway City – 40% of people in the city 
live in rented accommodation.

As a result, the challenges the private rented 
sector currently faces, including a shortage 
of supply and rapidly rising rents have been 
acutely felt in the city. The consequences of 
losing a tenancy are now more serious than 
previous, with a growing number of individuals 
and families becoming homeless.

Threshold identified that there was the need 
for a sustained and systematic approach to 
supporting tenants at risk of homelessness 
due to rising rents and to undertake on-going 
advocacy work to address the underlying 
causes of family homelessness.

Following the successful establishment of 
Tenancy Protection Services in Dublin in June 
2014 and in Cork in January 2015, Threshold 
approached Galway City Council and the 
West Regional Homeless Forum to extend the 
service to Galway.

Galway Tenancy Protection Service was 
subsequently established in June 2016. 
The service is funded though Galway City 
Council, Galway County Council, Mayo 
County Council and Roscommon County 
Council. It provides a single point of contact 
for tenants at risk of homelessness in Galway, 
Mayo and Roscommon. Part of the service 
was the establishment of an Interim Tenancy 
Sustainment Protocol with the Department of 
Social Protection to allow for increased Rent 
Supplement payments where tenancies are at 
risk due to rent increases.

2

40% of people 
in the city 
live in rented 
accommodation
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Negotiating with landlords  
and working with Galway  
City Council

Sandra, a lone parent of two 
children, lives in Galway City. 
She lost her job of six years and 
had fallen into rent arrears. Her 
landlord served her with a notice of 
termination as a result. At this point 
Sandra contacted the TPS. The 
service made direct contact with her 
landlord informing him the service 
was assisting Sandra with resolving 
matters and requesting he hold off 
of acting on the notice. The landlord 
agreed. The TPS advocated with 
Galway City Council requesting that 
her housing application be fast-
tracked to allow Sandra claim the 
Housing Assistance Payment (HAP). 
Galway City Council worked closely 
with the TPS and Sandra is now on 
HAP, the landlord is getting his rent 
in full and the arrears outstanding 
are been cleared at a manageable 
rate. Sandra and her children have 
remained in their home.

#1
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Operation of the Tenancy Protection Service

Purpose of the service
The Galway TPS is aimed at individuals, couples and 
families living in private rented accommodation in 
Galway City and County, Mayo and Roscommon who 
are at risk of homelessness.

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

 g Have been served a Notice of Rent Increase and 

cannot afford the increase;

 g Have been served a Notice of Termination;

 g Have been threatened with or have experienced 

an illegal eviction;

 g Have suffered a loss of income or suspension of 

a Social Welfare payment which has resulted in 

rent arrears;

 g The tenancy is at risk homelessness for any 

other reason.

How it works
The service is based at Threshold’s Advice Office 
at No 5 Prospect Hill, Galway and is operational 
Monday to Friday from 9:30am to 5pm. Support is 
also available outside normal office hours through a 
national out of hours service which is available from 
9.00am -9.00pm, Monday to Friday.

At-risk families and individuals in Galway City and 
County, Mayo and Roscommon can contact the 
service on a free phone number 1800 454 454. 
Contact can also be made by email and by calling into 
the office.

For households in receipt of Rent Supplement in the 
Galway City area that are at risk of homelessness 
due to a rent increase, a protocol (Interim Tenancy 
Sustainment Protocol) has been put in place with the 
Department of Social Protection. The protocol allows 
the payment of Rent Supplement above current 
maximum Rent Supplement limits, to allow tenants 
remain in their current accommodation and to avert 
the risk of becoming homeless.

The Tenancy Protection Service is delivered by two 
staff, a Senior Tenancy Protection Advisor and a 
Tenancy Protection Advisor.

Upon initial contact, clients are assessed to determine 
if there is an imminent threat to their tenancy.

Urgent cases are prioritised and a member of the TPS 
will intervene immediately and advocate on behalf of the 
client to work to keep them in their home and protect 
their tenancy. A rapid response is critical in such cases 
and can mean the difference between a family staying 
in their home and ending up in homeless services.

Nature of Support Provided
The Tenancy Protection Service provides a flexible 
service that responds to the needs of each individual 
client. Where possible, the service attempts to find 
a negotiated informal solution to tenancy problems. 
However where this is not possible, the service works 
with clients to take cases to the Residential Tenancies 
Board.

The type of support the Tenancy Protection Service 
provides includes:

 g Advocacy with the landlord/agent.

 g Making an application under the Interim Tenancy 

Sustainment Protocol with Department of Social 

Protection (DSP).

 g Submitting/appealing Rent Supplement 

applications to DSP.

 g Referring a case to the Residential Tenancies 

Board (RTB) and representing clients at 

adjudications/tribunals.

 g Submitting/appealing social housing 

applications to local authorities.

 g The direct intervention of the TPS in many cases 

is sufficient to protect a tenancy. For example, 

if a client has been given unlawful Notice of 

Termination and the TPS uses the opportunity to 

negotiate with the landlord in order to have the 

threat of notice completely withdrawn.

3
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 g Where rent arrears are an issue, the TPS can 

negotiate a repayment plan with the landlord on 

the tenant’s behalf.

 g Where rent increase is the issue, TPS can 

negotiate a lower rent increase with the landlord.

Galway TPS encourages tenants to act for themselves, 
where possible. We keep in contact with these clients 
and follow up to see whether the advice provided 
assisted the client with maintaining their tenancy. 
Advocacy support is provided where it is required at 
a later stage.

Working with Statutory and 
Voluntary Partners
From its establishment, Galway Tenancy Protection 
Service has worked in close cooperation with statutory 
and voluntary partners in Galway and the West, who 
regularly refer clients to the service.

In particular, the Tenancy Protection Service has 
worked closely with Galway City Council Housing 
Department and the HAP section in particular to 
sustain tenancies and prevent tenancy breakdown. 
Local authorities regularly refer tenants who have 
received notices of termination to the TPS to establish 
whether such notices are valid or not. The service also 
works closely with voluntary agencies including COPE 
Galway, Galway Simon and St Vincent de Paul.

Supporting the transition to 
Housing Assistance Payment 
(HAP)
The TPS has worked closely with Galway City and 
Galway County Councils and the Department of 
Social Protection in respect of Housing Assistance 
Payment clients and the transfer of households in 
receipt of Rent Supplement to the payment. The 
TPS supports tenants to apply for HAP and where 
necessary encouraged landlords to sign up to the 
scheme.

In the current environment with such a shortage 
of rental property, loss of a tenancy can result in a 
household ending up in homeless services which 
can have really negative consequences. Where a 
household becomes homeless, it falls to the local 
authority in relevant area to provide emergency 
accommodation.

Where possible,  
the service attempts  
to find a negotiated  
informal solution to 
tenancy problems

For help and advice contact…

Freephone

1800 454 454
Email

The Tenancy Protection Service

itspgalway@threshold.ie

Renting in Galway

and worried about

losing your home?

The Tenancy Protection Service is supported by: 

The Department of Housing, Planning, Community and Local Government, 

Department of Social Protection, Galway City Council 

and Galway County Council.

For help and advice contact…

Freephone
1800 454 454

Email

The Tenancy Protection Service

itspgalway@threshold.ie

Renting in Mayo
and worried about
losing your home?

The Tenancy Protection Service is supported by: 

The Department of Housing, Planning, Community and Local Government, 

Department of Social Protection and Mayo County Council.

For help and advice contact…

Freephone
1800 454 454

Email

The Tenancy Protection Service

itspgalway@threshold.ie

Renting in Roscommon

and worried about

losing your home?

The Tenancy Protection Service is supported by: 

The Department of Housing, Planning, Community and Local Government, 

Department of Social Protection and Roscommon County Council.

Poster and information 
card campaign 
promoting the TPS 
service in Galway, 
Mayo and Roscommon
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Household Profile

Families with children made up almost half (46%) of the households 
presenting to the Tenancy Protection Service in its first year of service. 
This included 505 children. Just under 40% of the clients who approached 
the service for support were single. 

Homelessness is a problem that traditionally affected 
primarily single people, but the statistics above 
demonstrate that the risk of homelessness can and 
does now affect all households.

In the West of Ireland, as with other areas of the 
country, the majority of emergency accommodation in 
place was developed predominately to cater for single 
people. The rising numbers of families falling at risk 
of homelessness mean that homeless services will 
continue to find it challenging to secure appropriate 
emergency accommodation for such families.

These challenges would be even greater were it not for 
the work of the Tenancy Protection Service during its 
first year of operation.

The dearth of affordable rental accommodation, 
particularly for households reliant on HAP and Rent 
Supplement, means that it is critical that all possible 
efforts are taken to support household to remain in 
their existing tenancies as alternative accommodation 
just isn’t available currently, so tenancy breakdown 
can lead to homelessness.

4

TOTAL HOUSEHOLDS
534

Single

Couple

One parent
family

Two parent
family

At Risk
Adults

21%

25%

16%

113

134

202

85

38%

Chart 3: Household composition 
of those at risk of homelessness
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These challenges would 
be even greater were 
it not for the work of 

the Tenancy Protection 
Service during its first 

year of operation.
How unforeseen factors can 
put a tenancy at risk
Peter was living in private rented 
accommodation with his partner and 
two small children. He was working 
full-time. Unfortunately, his partner 
was diagnosed with a debilitating 
health condition. Peter had to reduce 
his hours of work to care for his 
partner part-time. He could no longer 
meet his monthly rent payments 
and fell into rent arrears as a result. 
With the assistance of the TPS Peter 
secured a Rent Supplement payment 
to assist him with paying his rent. The 
family has remained in their home.

#2
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*Situations where tenancies were not protected included those 
where tenants were issued with a valid notice of termination under 
the Residential Tenancies Acts 2004-2016 and those where tenants 
decided to vacate of their own volition.

Outcomes

The Tenancy Protection Service provided support to tenants facing a 
range of problems that put them at risk of losing their tenancies. 

Tenancies can fall at risk for a wide variety of reasons, 
but the two primary reasons the tenancies of TPS clients 
were at risk of homelessness were invalid notices of 
termination and rent reviews. Rent arrears, challenges 
with getting landlords to sign up to HAP or Rent 
Supplement, receiverships and illegal evictions were 
other issues the service dealt with during its first year.

5
Chart 4: Main Issues Dealt with by the TPS

Total: 534

Invalid notice of termination

153
Invalid Rent Review

104
Valid Rent Review

62
Rent Supplement 

55
Rent Arrears

40
Valid Notice of Termination

36
Threat of Eviction

26
HAP

24
Receiverships

15
Illegal Evictions

10
Other

9

376

Remains in existing tenancy

Sourced alternative accommodation

55

Tenancies not protected*

44

Outcome unknown

42

Entered homelessness

17

Total: 534

Chart 5: Case Outcomes

Galway Tenancy Protection Service12



Invalid Notices of Termination
Invalid notices of termination constituted the single 
biggest query type dealt with by the TPS since its 
establishment. Over a third of households (n=189, 35% 
of cases) who contacted the TPS did so as a result of 
being served a notice of termination. Eighty per cent of 
these notices were invalid.

The Residential Tenancies (Amendment) Act 2015 
introduced additional requirements for notices of 
termination, particularly in cases where notice is being 
served by the landlord for selling or requires the house 
for his own/family use. However, many notices served on 
tenants were invalid and the Tenancy Protection Service 
played a critical role in challenging such notices and 
keeping tenants in their homes. Galway City and County 
Councils and the Department of Social Protection on 
a regular basis referred clients to the TPS to ascertain 
the validity of notices served. Where necessary the 
TPS advocated with landlords or referred cases to the 
Residential Tenancies Board (RTB).

Challenging invalid notices  
of termination 
Shane lives alone in a small town in Mayo. 
He has been living in the same rental 
property since 2008. The property was 
sold and the new landlord issued Shane 
with notice. In addition to this, the new 
landlord refused to sign Shane’s Rent 
Review form to allow him to continue 
to claim Rent Supplement to assist him 
with paying his rent. At this point, Shane 
contacted Threshold. The TPS wrote to 
the landlord to inform him that the notice 
he had served was invalid and that he was 
obliged to complete the Rent Review form 
as Rent Supplement was a condition of 
Shane’s tenancy. The landlord complied 
and did not act upon the invalid notice.  
Shane remains in his home.

#3

Many notices served on 
tenants were invalid and 
the Tenancy Protection 
Service played a critical 
role in challenging such 
notices and keeping 
tenants in their homes.

Chart 6: Reason for Notice of Termination

59
44

23
12
11

3
1

Selling

No Reason given

Own Use

Breach

Refurbishment

Arrears

No Longer Suited

Reasons for Notice of Termination
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Finding a solution to rent 
arrears
Keith and his family fell into 
rent arrears as a result of a rent 
increase and subsequent Rent 
Supplement suspension. His 
landlord served him with a valid 
notice of termination and the case 
was referred to the RTB. In the 
interim, the TPS assisted Keith 
with getting his Rent Supplement 
payment re-established and 
backdated. TPS represented Keith 
at the RTB hearing and a mediated 
settlement was reached between 
Keith and his landlord. As a result, 
Keith and his family were able to 
remain in their home and avoid 
falling into homelessness.

#4 Rent Reviews and Rent Increases
The second most common issue facing households who 
contacted the TPS for support was notice of rent review 
(n=166, 31% of cases). Recent amendments to the Residential 
Tenancies Act 2004-16 added additional requirements when 
serving a notice to increase rent and limited the frequency with 
which rent could be reviewed. Six out of ten of the notices of 
rent increases the TPS dealt with were invalid.

Galway City was designated as a Rent Pressure Zone (RPZ) in 
January 2017 which introduced further restrictions and rules 
in relation to rent increases. There was a lot of uncertainty 
amongst landlords, agents and tenants in relation to the 
operation of the new rules and the TPS provided advice and 
support to tenants who had been served with invalid notices 
of rent review thereby helping to sustain tenancies that would 
otherwise have broken down.

The introduction of a Rent Pressure Zone in Galway, which limits 
rent increases to 4% per annum was a welcome development. 
However the RPZ has only been in place since January 2017 
and the full impact of the measure remains to be seen.

The introduction of a rent pressure 
zone in Galway, which limits rent 
increases to 4% per annum was a 
welcome development. 
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How the Protocol can 
prevent homelessness 
Jim was served with a rent review 
that would put his rent well above 
the relevant maximum rent level 
for Rent Supplement. He was very 
worried about this, and did not know 
how to approach it. He contacted 
the TPS. The service informed Jim 
that it could try to negotiate with 
the agency in question in the hope 
that they would agree to a lesser 
increase.

TPS contacted the agent and 
highlighted Jim’s circumstances 
and the difficulties he would face 
should he have to leave his home. 
The service asked the agent to 
reconsider the amount of rent 
increase that had been proposed. 
The agency agreed.

As the increase was still above 
the rent cap, an application was 
made to the Department of Social 
Protection (DSP) for an enhanced 
Rent Supplement payment under 
the Interim Tenancy Sustainment 
Protocol. The DSP approved the 
application, Jim’s Rent Supplement 
was increased accordingly and he 
was able to remain in his home.

#5Interim Tenancy  
Sustainment Protocol
For households in receipt of Rent Supplement in the Galway 
City area that are at risk of homelessness due to a rent 
increase, a protocol (Interim Tenancy Sustainment Protocol) 
was put in place with the Department of Social Protection. 
The protocol allows the payment of Rent Supplement above 
current Rent Supplement limits to allow tenants remain in their 
current accommodation and to avert the risk of becoming 
homeless.

The Tenancy Protection Service dealt with 55 Rent Supplement 
cases in the course of the first year of service. In this time, eight 
cases were referred to the Department of Social Protection 
under the Interim Tenancy Sustainment Protocol.

A number of recent developments have reduced the reliance 
by tenants on Rent Supplement and helped to make Rent 
Supplement properties more affordable in general. These 
factors include:

 g Maximum rent levels for Rent Supplement were 

reviewed in July 2016. The levels were increased in 

Galway meaning that more rental properties fell under 

the maximum rent levels.

 g The roll-out of the Housing Assistance Payment 

across the country has meant that the number of Rent 

Supplement recipients has been falling.

 g In January 2017, a Rent Pressure Zone was established 

in Galway City which limits annual rent increases to 4%. 

This has had a dampening effect on the level of rent 

increase in the city, including tenancies where tenants 

are in receipt of Rent Supplement.

Tenancy Protection Service 
working with the Department of 
Social Protection
The Tenancy Protection Service has developed a strong 
working relationship with the Department of Social Protection 
(DSP). When issues have arisen in Rent Supplement 
Tenancies, such a notices of termination being issued, rents 
being increased and payments being suspended, the TPS 
has worked closely with DSP staff to find solutions that help 
sustain tenancies. DSP staff regularly refer tenants with 
notices of termination or rent increase to the TPS to establish 
the validity of such notices.

Annual Report 2016-17 15



Residential Tenancies Board
The Residential Tenancies Board (RTB) is the principal 
regulatory agency for the private rented sector in 
Ireland. The Board has the responsibility for enforcing 
the Residential Tenancies Acts 2004-16 and provides a 
dispute resolution function to this end. When a landlord 
and tenant are unable to resolve a dispute, the matter 
can be referred to the RTB.

The Tenancy Protection Service referred 21 cases to 
the RTB during its first year of operation. As a matter of 
course, the TPS in the first instance works with landlords 
and agents to try to find an informal solution to problems 
that arise. However in some situation, where a solution 
cannot found, it may be necessary refer the matter to 
the RTB.

The types of cases referred to the RTB included invalid 
notices of termination, illegal evictions, invalid rent 
reviews and rent arrears. Although the RTB is relatively 
informal, the law governing the private rented sector 
is extremely complicated and the ability of the TPS to 
provide representation to tenants at RTB hearings 
in many instances made the difference between a 
family or individual keeping their home and falling into 
homelessness.

Illegal eviction
Jane was out of the country for a few 
days. When she got back her belongings 
had been removed from her house; her 
housemate informed her that the landlady 
had done this. She had to stay on her 
friend’s couch. She was highly stressed 
as she did not have anywhere to live.

After about two weeks her landlady 
returned her belongings to her, some 
of which were badly damaged from 
being kept in a shed. Jane was now 
under huge pressure to find alternative 
accommodation as there wasn’t any 
room where she was staying to store her 
possessions.

Jane contacted the TPS. She informed 
the services that there had been an issue 
with a late rental payment while she was 
out of the country, but that she had not 
receive any warning from her landlady 
regarding this.

Jane was advised and assisted to lodge 
a dispute with the RTB for an illegal 
eviction. The Tenancy Protection Service 
represented her at the adjudication 
hearing and highlighted that Jane had 
been effectively made homeless from her 
landlady’s unlawful actions. Jane won her 
case and was awarded damages.

#6

The ability of the TPS to 
provide representation to 
tenants at RTB hearings in 
many instances made the 
difference between a family or 
individual keeping their home 
and falling into homelessness.
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10
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2%

30
Clients
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A Regional Service

Historically, homelessness has been a problem primarily  
found in urban centres such as Galway City. However, in the 
last number of years the housing and homelessness crisis  
has spread to rural towns and villages. 

The shortage of housing supply in Galway City has 
led to increased demand in surrounding towns such 
Loughrea, Ballinasloe, Tuam and Gort to such an 
extent that these towns are now experiencing severe 
housing shortages in their own right. This picture is 
replicated across the West of Ireland with towns such 
as Castlebar, Westport and Roscommon Town all 
experiencing housing shortages. 

The shortage in affordable rental accommodation 
brings particular challenges for tenants who are 
dependent on Rent Supplement or the Housing 
Assistance Payment. The Tenancy Protection Service 
in its first year of operation worked with tenants across 
the region, helping to prevent the breakdown of 
tenancies and to keep people in their homes. 

Just under two thirds (66%) of people who were 
supported by the service were from Galway City with 
over a fifth from Galway County (22%). 

Outreach Service in Castlebar
In order to enhance the accessibility of its services 
Threshold delivers an outreach service in Castlebar 
on the second Thursday of each month from 10.30am 
to 1.00pm and 2.00pm to 4.00pm. The outreach 
operates from Co Mayo Citizens Information Centre.

6

Where all TPS clients came from

Total: 534 
Unique households
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Policy Recommendations7
Recommendation 1
Improve Security of Tenure Provisions

Recommendation 2
Regularly Review Maximum Rent Limits 

One of the main reasons tenancies are terminated is due to the sale of a property by 
the landlord. This is currently permitted under the Residential Tenancies Acts 2004-16. 
In the current environment, with the extreme shortage of rental accommodation, finding 
alternative accommodation can be extremely challenging for tenants. Threshold is of the 
opinion that there is a need to enhance security of tenure provisions in relation to sale by 
removing the sale of a property as grounds for terminating a tenancy of a rented property, 
except in situations where it can be demonstrated that the purchaser requires the property 
for their own occupation. Furthermore, where a tenancy is being terminated for reason of 
sale Threshold believe a tenant should be allowed to remain in the property until the sale 
has been finalised as is commonly the practice for commercial properties.

Over the last number of years, there have been dramatic increases in rent levels around the 
country.  Rents rose nationally by 13.4% between Q1 2016 and Q1 2017.2  Such increases 
make it particularly challenging for households dependent on HAP and Rent Supplement. It 
is important to regularly review maximum rent levels for HAP and Rent Supplement to ensure 
that they are reflective of market rents. Given the current shortage of social housing, people 
in receipt of HAP and Rent Supplement have no alternative but to source accommodation 
in the private rented sector.  

1

2

2  Daft.ie Rental Price Report Q1 2017.
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Policy Recommendations

Recommendation 3
Extend Rent Pressure Zones

Recommendation 4
Recognise the Role of Housing Advice and Advocacy

In January 2017, a Rent Pressure Zone was established in Galway City. This has had the 
effect of limiting rent increases in the zone to 4% per annum. While it is difficult to say with 
any degree of certainty the precise effect of the measures at this early stage, they appear 
to be having a calming effect on the rate of rent increase. While rent increases have been 
most dramatic in urban areas, there is clear evidence of growing rent increases in Galway 
County, Mayo and Roscommon3 and there is a clear argument for the extension of Rent 
Pressure Zones to these areas to limit rent increases and help keep the private rented 
sector a viable option for tenants. It is also important that the Residential Tenancies Board 
actively oversee the operation of rent pressure zone rules to ensure that landlords comply 
with the law.

Close to one fifth of the population now rents their home and a further 10% rent either 
from approved housing bodies or local authorities. With the growth of renting as a housing 
tenure, it is more important than ever the both tenants and landlords are aware of their 
rights and responsibilities under the law.4 Recent changes to the law introduced via the 
Residential Tenancies (Amendment) Act 2015 and the Planning and Development (Housing) 
and Residential Tenancies Act 2016 have resulted in an extremely complicate legislative 
framework governing the sector. The provision of independent advice and advocacy 
services to tenants has an important role to play in preventing homelessness, particularly 
amongst vulnerable and at-risk household.

4

3

3 Daft.ie Rental Price Report Q1 2017 reported increases of 14% in Galway, 11% in Roscommon and 9.4% in Mayo when compared to Q1 2016.
4 For example, in 2015, 69% of the notices of termination that came before the RTB were invalid. Residential Tenancies Board Annual Report 2015.
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Policy Recommendations

Recommendation 5
Change the Law in Relation to Receivers

There are still a large number of buy-to-let properties in arrears in Ireland.5 The appointment 
of receivers to such properties can create great difficulties and uncertainty for tenants. The 
Residential Tenancies Acts 2004-16 needs to be amended so that receivers are regarded 
as the landlord in relation to existing tenancies and thereby take on the responsibility for 
providing adequate notice of termination, returning the rental deposit and ensuring the 
upkeep of the property.

5

5  Some 24,553 buy-to-let properties were in arrears in Q1 2017 according to the Central Bank of Ireland.
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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 the 
Residential Tenancies Act 2004 or the relevant sections of the Residential Tenancies 
(Amendment) Act 2015 and the Planning and Development (Housing) and Residential 
Tenancies Act 2016.

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 and the Planning and Development (Housing) and Residential 
Tenancies Act 2016.

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

for supporting this service:

Department of Social Protection (DSP)

Galway City Council

Galway County Council

Mayo County Council

Roscommon County Council

Residential Tenancies Board (former PRTB)

Citizen Information Centres

Money Advice and Budgeting Service (MABS)

The Regional and Local Homeless Network groups

Voluntary Agencies in Galway, Mayo and Roscommon

and the staff of Galway TPS.

Glossary of Terms

Thank You
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ThresholdIRE
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Charity Reg. Number: 20011031

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