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Glossary of Terms & Abbreviations

Affordability: The rule of thumb for affordability is that monthly market rent should not
exceed 30% of at e n agrdsnsonthly income.

AHB: Approved Housing Body. Not-for-profit organisations that provide affordable rented
housing.

Cost-Rental Homes: Developments with rents targets at least 25% below market rents.
DVAS: Domestic Violence Advocacy Service.

ETHOS: European Typology on Homelessness and Housing Exclusion. A transnational
framework definition of homelessness for policy and practical purposes.

FEANTSA: European Federation of National Organisations Working with the Homeless.
Brings together non-profit services to support homeless people in Europe.

HAP: Housing Assistance Payment. A social housing support for people with long-term
housing needs.

HAP Rent Limits: The maximum rent payable on a private rented property. Rent limits
vary by household size and local authority.

HAP 6 T eUpp:®A payment made by a tenant directly to the landlord when the monthly
rent exceeds the maximum rent limit payable by the local authority.

HAT: Housing Action Team.
HICP: Harmonised Index of Consumer Prices. A measure of consumer inflation.

IHREC: Irish Human Rights and Equality Commission.

NQSF: National Quality Standards Framework for Homeless Services.

PASS: Pathway Accommodation and Support System. An online shared system utilised
by every homeless service provider and all local authorities in Ireland.

0 P aK d u Telancy: A tenancy that lasts longer than six months, with no notice of
termination being serviced.

RAS: Rental Accommodation Scheme. The scheme caters for tenants in receipt of long-
term Rent Supplement.

RPZ: Rent Pressure Zones. Designated areas where rents cannot be increased by more
than general inflation (HICP), or by 2% per annum where HICP is higher.

RS: Rent Supplement: A short-term, means-tested, income support administered through
the Department of Social Protection as part of the Social Welfare or Supplementary
Welfare Allowance payment.

RTB: Residential Tenancies Board.

RTI: Rent-to-Income ratio. The percentage of income a tenant pays towards their monthly
rent.

SCC: Sligo County Council.

SCSI: Society of Chartered Surveyors Ireland.

SSSC: Sligo Social Services Council.

Short-Term Let: Properties rented out for stays of less than 14 days at a time.

SVP: The Society of St. Vincent de Paul.
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Foreword

| am very pleased to introduce this report into Homelessness in Sligo. There is a dearth
of relevant research in the area of homelessness in the region and it is our hope that this
report is a first step in filling this gap.

Sligo Social Services has been providing homeless services in Sligo for many years and
commenced providing Housing First in the North-West Region at the outset of the
COVID-19 pandemic early in 2020. Over the many years we have been working with
people, we have come to understand that homelessness is an issue which goes beyond
geography, populations, and cultures.

While Ireland is a wealthy country, many individuals and families continue to be trapped
in a cycle of homelessness, often moving from unstable housing, to emergency
accommodation, to rough sleeping. For some this unfortunately can continue for many
years resulting in a state of chronic homelessness. In this report, through the stories told
by people who are homeless, you will get a brief glimpse of the difficult life circumstances
many have experienced. We also hear how challenging it is to be in the 6 h o me
s y s t evimadh ,given the current housing crisis many are now 6 s t unc kKhé report
identifies changes which can be made to how services are provided and communicated
which might help people feel not quite so lost in the system.

As you will read in this report, homelessness is not solely a problem associated with
housing but encompasses many factors over p e o p | léed sourse. However,
notwithstanding its complexity, homelessness is solved by providing an adequate supply
of safe, appropriate, and affordable housing. In some situations, people who experience
homelessness will need ongoing community support to sustain their housing and to
access other services they need like health and employment. Resolving homelessness
requires a range of responses to meet the needs of individuals experiencing
homelessness.

e

The need for an adequate and affordable supply of appropriate housing is a primary
recommendation in the report. Safe, secure, stable housing allows people exit
homelessness and rise out of poverty. It provides a stable home, school, and community
for children to be a part of and can lead to improved health for themselves and their
family. Ultimately a safe, secure, stable home can create the circumstances which help
break the cycle of intergenerational poverty by giving children the chance to thrive.

Homelessness is often presented as a complex policy area. However, as the COVID-19
pandemic took hold, resources were quickly directed towards people experiencing street
homelessness, the effect of which could be seen immediately. With public health
concerns at the forefront, new and significant interventions created a momentum for
policy change which reduced levels of homelessness. The action taken during the
pandemic showed us we can do things differently. Working together as a community,
with a shared vision, we can deliver the foundation on which individuals and families can
build a better future. With an escalating housing crisis, the situation throughout the
fountry is worsening and bold action at government level is required.

I would like to thank all those who participated in interviews and focus groups which form
the basis for this research project. | would like to acknowledge the support of The
Community Foundation of Ireland and HSE Social Inclusion without whose support this
project would not have been possible. There are no simple answers to the issues raised
in this research. However, we believe that this study helps improve our understanding of
homeless pathways and how organisations such as Sligo Social Services can continue to
contribute to making home a reality for those who are on this difficult life journey.

Christina Mc Taggart
Chief Executive
Sligo Social Services Council CLG
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I'm just stuck in limbo. Just waiting until |
get a house.

- Adam

C)o) | never expected myself in
that situation, to be in a
tent. The embarrassment
as well.

The situation I'm in at
the moment, it's very
hard to see what's
goingto happenin the
future.

- Niall - Fiona 4

I'm in a stageof my life I'm hopingwill passon. | hope it
won't alwaysbe like this. I'll look backand hope I'll never
see myself here again That'sit really. It's probably the
hardesttime of my life.

| want to be able to
provide my children
with a home, not just
a room.

- Anna - Maria
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Executive Summary

In a market where national average private rents have increased by close to 90% in the
past 10 years, where the stock of private rented accommodation is at its lowest level
since records were first collected in 2006, and where over half of private renters are

receiving support for their housing costs, the level of dysfunction and crisis in | r e | a n €8

housing market is difficult to overstate.

With first-hand experience of the homelessness crisis, and in response to trends in the
private rented sector in recent years, Sligo Social Services Council (SSSC) has
commissioned this research to investigate the main pathways into homelessness in
Sligo; influence the targets set in the revised Homeless Action Plan for the North-West
Region, and inform decision making regarding how service u s e negd3 can be best met
over the short-, medium-, and long-term.

Research Questions and Methodology

A mixed-method approach is used to answer the two main research questions 7 (i) What
are the pathways into homelessness in Sligo for individuals and families? and (ii) What
are the strengths, weaknesses, opportunities and threats of the service currently being
provided to those who find themselves without a secure home?

A total of 14 current and previous homeless service users were interviewed for this study.
The insights of service providers in Sligo are of equal importance, and seven of the main
homelessness, mental health, and addiction service providers contributed their views to
the findings.

The method of interviewing both service users and providers has facilitated a
comprehensive review and analysis of the homeless system in Sligo as it operates today.
As well as identifying the key pathways into homelessness, this approach also allows the
various challenges and opportunities to be drawn out. All of these factors need to be
understood to identify gaps in the system, and to fully inform the development of
appropriate policy and service provision into the future.

Key Findings 1 Pathways into Homelessness in Sligo

The pathway into homelessness is not a clear, uniform one. While similar themes
grge, the interaction of the various factors is typically different for every individual and
family.

This report shows that personal factors such as marital and family breakdowns,
substance abuse, and mental health, are important and common pathways for those
experiencing homelessness in Sligo today. The research also sheds light on the extent to
which the dysfunction within the housing market is impacting the lives of many people.

Over half of the service users interviewed spoke of the challenges they faced in trying to
find suitable private rented accommodation, at an affordable rent, in Sligo. This challenge
presented itself both to those facing the threat of homelessness (and subsequently
becoming homeless), and those trying to leave emergency accommodation. The extent
to which economic and social factors are impacting individuals and families is stark and is
unlikely to be alleviated until such time as meaningful and pragmatic action around
affordable supply is taken at a national level.

Key Findings i SWOT Analysis

Service user and provider interviews were used in the SWOT analysis to evaluate
internal and external influences on the performance, and future prospects, of
homelessness services in Sligo. Reoccurring themes that emerged from the interviews
informed this part of the analysis and the findings are presented below.
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@ Strengths
@ Weaknesses

@ Opportunities

@ Threats

For service users, there was acknowledgement of the hard work and commitment of staff members.

For service providers, the creation of the Housing Action Team and National Homeless Action Committee are both significant developments in recent
years, with the introduction of the Housing First model considered to be a positive and significant change in homeless service provision.

Across the board, the issue of inadequate private rented and social housing supply, affordability, and HAP rent limits were identified as primary
weaknesses.

Individuals and families are finding themselves stuck in emergency accommodation for far longer than anticipated i often for a year or more.

Service users spoke in unison with regard to the lack of communication and information from service providers, and the sense of isolation that comes
with living in emergency accommodation.

In addressing supply, affordability, and HAP rent limits, service users and providers unanimously called for greater urgency in the provision of social
housing; addressing vacant stock in the county; greater enforcement of the Rent Pressure Zone (RPZ) rules; and a review and revision of the HAP
scheme including increasing rent limits, for all cohorts, in line with market rents.

Service users spoke of a desire for greater communication with service providers to better understand their pathway through homelessness, including
the range of services available to them; how long they are likely to be waiting for supports; and when, or how, they will secure affordable accommodation.

From both us eramddp r o v i peespestide there are opportunities to improve services through (i) strengthening the role of key workers and
introducing a peer support worker, (i) greater mental health supports for adults and children, (iii) better supports for rough sleepers and the
development of a6 o msp-s h o,@rid (iv) improved employment and training opportunities.

The need to review | r e | &Aometléssness and emergency accommodation strategy emerged as an important opportunity for change with emphasis
on homelessness prevention measures; the introduction of a broader definition of homelessness; the roll out of a Housing First type model for couples,
young people, and families; and assessing whether the current stock/type of emergency accommodation is fit for purpose.

Brexit, the Covid-19 pandemic, and the Russian invasion of Ukraine have all placed significant pressure on the European and global economy. The
implications on supply chains and talent, has resulted in a rising cost of construction. The rapid increase in material and energy costs may put Housing
for All targets in jeopardy.

Pressure on the housing sector is also likely to come from the Ukrainian humanitarian crisis with well over 35,000 Ukrainians already seeking refuge in
Ireland, and upwards of 100,000 expected to arrive as the war continues.

The knock-on effects of the aforementioned factors on the cost of living, and the potential for a national, European, or global recession, is one that could
have long-lasting effects on all sectors of the economy.
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Conclusion and Recommendations

The range of short-, medium-, and long-term recommendations put forward in this report reflect the voices and first-hand experiences of homeless service users and providers in Sligo.
The recommendations range from those that can be implemented relatively quickly at a local level, to those that will require a fundamental shift in philosophy in terms of how
homelessness is measured, tackled, and eradicated at a national level.

Short-Term

Medium-Term

Long-Term

Housing Supply, Affordability, HAP

Rent Limits, Security of Tenure

A State-level revision of HAP rent
limits in line with market rents, for all
cohorts, and a review of the HAP
scheme more generally to ensure it is
fit for purpose.

Communication and Information

Sligo County Council (SCC) and other
service provider to establish a regular
0 ¢ he o &stem with those living in
emergency to keep service users up to
date on their case.

SSSC to create an 6 Empowe
St r at da yforther enhance the
relationship between service users and
staff members.

The establishment of a 6 ReRe g i s tSEE, @long with other homeless, mental

at a national level to enforce and track
the application of RPZ rules.

Greater urgency in the supply of social
housing and more ambitious targets
for vacant property, and cost-rental
private rented accommodation over
the lifetime of the Housing for All plan.

health, and addiction services, to develop
and implement a o6 Pat h theoygh
Ho me | e s slacwemers. dhis should be
a key objective of the forthcoming
Regional Homeless Action Plan and
should detail every stage of a service
users journey through the system.

Improved Homelessness Supports

SCC should ensure that a designated key
worker, with an appropriate work load, is
assigned to each individual and family that
enters emergency accommodation.

r A@and other homeless service providers

should review the opportunity of creating a
6 p eseu p p mle indhe region, and their
role on the Homeless Action Team.

SCC, HSE and Tusla should work together
to review the need for a 6 me n thealth
needs a s s e s s ofdamtligs when they
first enter emergency accommodation.

SCC, in partnership with other homeless
agencies, should establish a 6 O RS¢op-
S h o prd Sligo with provision for GP
services, legal services, washing and
laundry facilities, employment and training
opportunities, etc.

Review of Irelandds
Emergency Accommodation Strategy

At a national level, consideration should
be given to the reintroduction of the
moratorium on evictions, for a defined
period, to help ease high levels of demand
on service providers.

SCC should undertake a review of the
stock of emergency accommodation in use
in Sligo and, where applicable, ensure that
the funding allocation to service providers
is adequate to maintain  mMinimum
standards.

At a national level, a consistent and
comprehensive definition of homelessness
needs to be introduced, and timely data
collected on that basis.

Nationally, a Housing First type model
should be extended to include young
people, couples, and families. The type of
emergency accommodation used should
promote secure independent living,
providing wrap around services where
required.
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address you lose
everything when you lose
your address.
-SP 2

And certainly, if someone does end up homeless,
financiallythey cannotget backout of it and i K I ah@a
issue And if somethingrealisticA & yidDé] they are the
HousingFirstclientsin 10 yearstime.
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Allowing people to

fail, learn, and move

on is so important.
-SP 2
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We have to produce
housing at a far faster
rate than has ever
been done before in
this country, and we

A dramatic
increase in
housing
provision. That
is the only

solution.
-SP 4

7

2dzaid R2yQ(
option.
- SP6

GG

The extent of homelessness is really
underestimated inthe North Sa i d® ¢KSNB QA
just not a realisation of what it is.

-SP7
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1. Introduction

On the 29 March, 2018 the then Taoiseach, Leo Varadkar, acknowledged the scale of the
crisis in the housing market - i have no difficulty whatsoever describing the housing
shortage or the homelessness crisis as an emergency. We would not be spending G140
million a year providing emergency accommodation in hotels and bed and breakfast
accommodation and family hubs for 10,000 people if it was not an emergency.o!

In the four years since March 2018, private rents in Sligo have risen by 30%2, and the
annual amount spent on the HAP scheme nationally has increased from c. 4280 million in
2018 to an estimated U550 million in 2021. Cumulatively an estimated 01.9 billion has
been spent on the scheme since its introduction in 2013.3

It is clear that the Irish housing market is in crisis and the knock-on consequences on
private renters, and the most vulnerable in society, are stark. Over the same four-year
period, the total number of homeless adults in Ireland increased from 6,035 to 7,421
(+23%). In the North-West Region, while homeless numbers are low relative to other
urban areas, the number of homeless adults has increased by more than one-quarter,
and the number of families living in emergency accommodation has increased by more
than half.*

These homeless figures reflect only those living in emergency accommodation and fail to
capture, for example, those who are sleeping rough, 6 c o wh f iliving 6in
overcrowded or unfit accommodation, in w o me nsBefters, etc. Including all of these
categories in official numbers the level of emergency would likely be many factors worse.

The absence of up-to-date, relevant research on homelessness in the Sligo and North-
West Region is a significant barrier to ensuring the most appropriate and effective service
responses are provided to meet the needs of people who are homeless and at risk of
becoming homeless.

1 Select Committee on Finance, Public Expenditure and Reform, and Taoiseach, 29 March 2018

2 Standardised Average Rent in new tenancies, Q1 2018 versus Q1 2022 - RTB Rent Index

3 Housing Ireland: Trends in Spending and Outputs of Social and State Supported Housing 2001-2020,
Parliamentary Budget Office

4 March 2018 versus June 2022 Homeless Data, Department of Housing, Local Government and Heritage

11

As a result of the trends over recent years, and with a focus on informing a revised
Homeless Action Plan for the North-West Region, this research has been commissioned
by Sligo Social Services Council (SSSC) to investigate the main pathways into
homelessness in Sligo; to give voice to the needs of people who are homeless; and to
influence the decisions made regarding how their needs are best met in the medium- to
longer-term. It is the hope of SSSC that this research will provide an opportunity to create
a dialogue regarding homelessness in Sligo, and how statutory and voluntary
organisations in the region can respond to the issue.

SSSC is a leading non-profit organisation in the North-West, working with a wide variety
of service users. Founded in 1969, the organisation has a long-standing track record of
providing services to socially excluded and vulnerable groups. All services respond to a
broad range of needs and issues which cause difficulties in p e o p lives)with services
provided to children and families, older people, and to people out-of-home or at risk of
becoming homeless.

SSSC have been working in partnership with Sligo County Council (SCC) and the HSE to
provide homeless services in Sligo for the past 30 years and began providing Housing
First in the North-West at the outset of the Covid-19 pandemic.

The homeless services currently provided by SSSC include

Emergency Accommodation
Short-Term Temporary Accommodation
Substance Misuse Service

Housing Liaison

Housing First

E I ]

SSSC are an active member of the Sligo Homeless Action Team (HAT) and the North-
West Joint Homelessness Consultative Forum. Over the past three decades SSSC have
responded to identified needs of homeless people and have developed a range of
services and interventions to the point that they now offer an integrated service with the
service user at the centre of the service provision.


https://data.oireachtas.ie/ie/oireachtas/debateRecord/select_committee_on_finance_public_expenditure_and_reform_and_taoiseach/2018-03-29/debate/mul@/main.pdf
https://www.rtb.ie/research/ar
https://data.oireachtas.ie/ie/oireachtas/parliamentaryBudgetOffice/2022/2022-03-02_housing-ireland-trends-in-spending-and-outputs-of-social-and-state-supported-housing-2001-2020_en.pdf
https://www.gov.ie/en/collection/80ea8-homelessness-data/
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Research Question

The last Homeless Action Plan for the North-West Region ended in 2018. This was the
first and last homeless plan in the Region. Gaps in service provision and
recommendations for future service development have not been identified for many
years, with the result that it is unclear whether services continue to be fit for purpose and
what gaps there are in service provision in the area. The Covid-19 pandemic, and other
international developments, have also introduced new challenges in the provision of
services and re-homing.

As such, this research project focuses on two aspects of homelessness in Sligo 1

1. To identify the pathways into homelessness in Sligo: One-on-one interviews
with 14 homeless services users in Sligo were undertaken to establish their routes
into homelessness.

2. To identify the various strengths, weaknesses, opportunities, and threats
(SWOT) in the provision of homeless services in Sligo: Service user
interviews, along with service provider interviews and focus groups, were used to
inform a SWOT analysis. This analytical approach is an effective way to determine
what aspects of the system are currently working and not working, and to formulate
recommendations to improve the service received by users. This component of the
research also takes account of the additional challenges posed by the Covid-19
pandemic in delivering services and key learnings to be taken from the pandemic in
future delivery of services to homeless people, and those at high risk of becoming
homeless.

12

Report Structure
The report is structured as follows i

Section 2 sets out the methodological approach in addressing the two research
questions.

Section 3 details the context in which this analysis is set. It provides an overview of key
trends in homelessness and the private rented market in Sligo, the North-West Region
and Ireland.

Section 4 details the policy context in relation to private renters, homeless individuals
and families, and low-income households.

Section 5 presents the findings of the first research question. A 6 Pat huntoy s
Ho me | e s sumenarg table is provided, followed by a high-level review of the key
factors driving homelessness in Sligo.

Section 6 contains the findings from the SWOT analysis. The findings are informed by
service u s e argl @ r o v i fiseharsd Gexperience of homeless services in the County.
While identifying systemic failures in the system, this Section focuses on the many
opportunities and solutions that present themselves.

Section 7 concludes the report, presenting a summary of the key findings and outlines
recommendations.
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2. Methodological Approach

2.1 Methodology

A mixed-method approach was applied, utilising both primary and secondary research
sources. The primary research component involved (i) stakeholder consultations with key
service providers in the form of one-to-one interviews and focus groups, and (ii) semi-
structured interviews with service users.

Five one-on-one interviews and two focus groups were conducted with service providers
in April and May of 2022. Service providers included SSSC; SCC; Focus Ireland; North-
West Simon Community; HSE Addiction Services; HSE Mental Health Services; and
HSE Social Inclusion. All service provider interviews were conducted using Microsoft
Teams, audio recorded, and later transcribed. Anonymised quotes from the interviews
and focus groups are used within the report. Service providers are anonymised using a
randomised numbering system SP 1 (Service Provider 1) through SP 8.

Semi-structured interviews with service users were used to profile and identify the
pathways into homelessness. This semi-structured approach helped to identify common
contributory factors to people becoming homeless in Sligo. In doing so, it is possible to
identify recommendations to address these issues and thus help to reduce the rising
demand for such services in the County.

A total of 20 face-to-face service user interviews were scheduled in March 2022.
However, some participants did not arrive for their allotted interview time, or had to
cancel. As a result, 13 face-to-face interviews with 14 service users were conducted.
SSSC took responsibility for identifying and arranging interviews with service users living
in their emergency accommodation. SSSC requested the assistance of North-West
Simon Community, Focus Ireland, and SCC to identify and arrange interviews with
families and lone parents living in emergency accommodation in Sligo.

All service user interviews were audio recorded with participants consent, anonymised,

and later transcribed. The audio recording was then deleted. Data analysis was carried
out via Microsoft Excel and thematic coding using MAXQDA software.

13

The coding system focused on (i) the pathways into homelessness, (ii) the positive
aspects of the homeless services identified by the interviewee, (iii) the negative aspects
of the services identified by the interviewee, and (iv) the service users thoughts on the
changes needed to improve the system of homeless service provision and homelessness
prevention more generally.

The secondary research component involved (i) a review of trends in key homelessness
and housing indicators; (ii) a review of the policy framework currently in place in Ireland
and a review of service delivery approaches and models in relation to homelessness. The
SWOT analysis of the homeless services provided in Sligo was informed by both the
primary and secondary research approaches.

2.2 Definition of Homelessness and Ethical Considerations

For the purposes of this study, F E A N T SERufbgean Typology of Homelessness and
Housing Exclusion (ETHOS) definition of homelessness was used.® The ETHOS
categories classify people who are homeless according to their living or 6 h o maitudtion.

As per ETHOS, there are four categories of homelessness i those who are 6r oo f | es s 6,

6 h ous elivirgsnsdd ,n s ehousingeds livingin 6 i n a d elpusiag.téd®R o o fdndk s s 6

0 h 0 u s gpéoplesver@ the focus of this study. In the context of how someone becomes
homeless however those who were in 6 i ns e orudrienda d e Qausany erior to
emergency accommodation feature in the study.

The research did not seek to interview children under 18 years of age, or other vulnerable
cohorts who did not have the capacity to consent due to a recognised or diagnosed
intellectual, physical, or mental health impairment.

All interviews took place either in the Sligo office of SSSC or at Maryville hostel. A SSSC
member of staff was available at all times, should any participant have required
assistance before, during, or after the interview. This support was not requested by any
service user.

5 ETHOS - European Typology on Homelessness and Housing Exclusion, FEANTSA
6 Note: Only those under ETHOS Operation Categories 2 and 3 are included in | r e | anonthy slomeless
figures released by the Department of Housing, Local Government and Heritage.



https://www.feantsa.org/en/toolkit/2005/04/01/ethos-typology-on-homelessness-and-housing-exclusion
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FEANTSA Definition of Homelessness - ETHOS

Prior to consenting to participating in the research study, each service user reviewed an Category Operational Category Living Situation
Information Sheet and written consent was obtained from each participant. A staff

member from SSSC, Focus Ireland, North-West Simon Community, or SCC discussed Roofless 1. People living rough Public space or external space
the contents of the Information Sheet and the Consent Form with each service user prior 2. People in emergency Night shelter
to the interview and addressed any queries or concerns that the service user had. accommodation
Research objectives, the confidentiality of information provided, and ability for the service
user to end the interview at any stage, or remove themselves from the research at any =~ Houseless 3. People in accommodation for Homeless hostel; temporary
point, were reiterated at the beginning of each interview. All participants were asked to the homeless accommodation; transitional supported
read and sign a Consent Form before the interview started. One copy was kept by the accommodation
partic?pant,_and one copy by the rgsearcher. Approximat_ely 90 minutes_ was allocated for 4. People in womeWémesbel skekter accommo.
each interview and interview durations ranged from 28 minutes to 73 minutes.

o ) ) ) ) ) S 5. People in accommaodation for Temporary accommodation / reception
AII pa_rtmpants were given a _u20 Lidl shopping voucher for their participation in the immigrants centre; migrant workers
interview process and contribution to the overall research study. accommodation

6. People due to be released from Penal institutions; medical institutions;
institutions childrends institutions
2.3 Methodological Limitations
7. People receiving longer-term Residential care for older people;
accommodation in Sligo. Therefore, the findings may not be fully representative of the (due to homelessness)
experience of homeless people in the North-West Region, or Ireland more generally. The
sample is also relatively small and so limits generalisations to the wider community. The  Insecure 8. People living in insecure Temporarily with family / friends; no
findings are still considered to provide valuable insights into the experiences of homeless accommodation legal (sub)tenancy; illegal occupation of
individuals and families. land
The analysis focused on exploring the issues faced by adults only. No-one under the age 9. People living under threat of Legal orders enforced (rented); re-
of 18 years was interviewed and so the research fails to capture the adequacy of eviction possession orders (owned)
homeless service provision for children. 10. People living under threat of Police recorded incidence
The semi-structured format of the interviews relied on service users memories and own violence
personal_ pe_rc_eptio_n of the service they have re_ceived. The majority of thqse inFerviewed Inadequate 11. People in temporary / non- Mobile homes: non-conventional
were st|_II_ living in emergency accommodqnon at the time of thg interview. The conventional structures building; temporary structure
vulnerability, and heightened mental stress issues that such an environment creates
means that interviewees were more likely to discuss the weaknesses/negatives in service 12. People in unfit housing Occupied dwellings unfit for habitation
provision, over strengths/positives. Service providers were interviewed in an attempt to
balance these views. 13. People in extreme over- Highest national norm of overcrowding
crowding
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3. Homelessness and the Rental Market in Sligo, the North-West Region, and Ireland

For more than a decade the Irish Government has attempted, through various national
plans, to tackle the housing crises. Despite their efforts, almost all key performance
indicators for the sector confirm a continued deterioration. In 2014, when monthly
homelessness figures were first published by the then Department of Environment,
Community and Local Government (through the Pathway Accommodation and Support
System (PASS)), the national economy was beginning to show green shoots in the
aftermath of the 2008 financial crisis and housing bubble collapse.

At the time, there were 2,858 homeless people in the country, the majority of whom were
male (65%), and under 45 years of age (75%).” In the preceding eight years, the
numbers have trended upwards, and while the proportion of homeless males has held
relatively steady, 2022 data shows that the profile of homeless people is becoming
younger.

Nationally, the upward trend of homeless families and children has not been addressed in
any meaningful way over the eight years. At the end of 2014, there were 407 homeless
families across the country, with 880 dependent children living in emergency
accommodation. Recent data (June 2022) from the Department of Housing, Local
Government and Heritage shows that the number of homeless families has more than
tripled to 1,385 with over 3,000 dependent children without a home.

All regions have recorded an increase in homelessness in this time and Sligo, and the
North-West region, is no different. During this time, in the North-West Region, the
number of homeless adults has increased from 31 to 79; the number of homeless
families has risen from one to 11, and the number of homeless dependent children has
gone from one to 19 children.

7 Homeless Data, Department of Housing, Local Government and Heritage
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The challenges for people in homelessness, and those facing the threat of
homelessness, have broadened over the past decade. While relationship and personal
factors, such as marital/family breakdown and substance misuse still play a significant
role for a large cohort of homeless individuals (see Section 5), structural factors e.g.,
housing supply and affordability, have become a much greater issue.

According to Focus Ireland, 58% of homeless families in Dublin became homeless as a
direct consequence of issues in their private rented home, and over one-third of families
were living in their last stable home for over six years.® In Dublin too, it has been
established that primary contributory factors to families becoming homeless are landlord
selling or needing the property for personal/family use, and affordability.® The issues
around the lack of supply of affordable rental property appear to be having a profound
impact on private renters and those looking for a pathway out of homelessness.

Since 2016, the numbers of private rented properties available to rent has steadily
declined, reflecting an exodus of small and medium landlords from the market. Between
2016 and 2020 there has been a 7% decrease in the number of private rented tenancies
registered with the Residential Tenancies Board (RTB).19 This is broadly linked to
increases in rental income tax, property tax, additional regulations, and landlords
choosing to sell their property in a favourable purchasing market.1?

8 Long, A. E., S. Sheridan, L. Gambi and D. Hoey (2019), Family Homelessness in Dublin: Causes, Housing
Histories, and Finding a Home, Insights into Family homelessness Series, Vol 2, No. 1, Focus Ireland

9 Stamp, S. (2017), The Experience of Newly Homeless Families Accommodation by Dublin's Homeless
Services in August 2015, Dublin Region Homeless Executive

10 RTB Private Tenancy Registration Statistics

11 DKM Economic Consultants (2014), Future of the Private Rented Sector, The Housing Agency



https://www.gov.ie/en/publication/dfd87-homeless-report-may-2022/
https://www.focusireland.ie/wp-content/uploads/2021/09/Long-et-al-2019-Insights-Vol-2-No-1-Family-Homelessness-in-Dublin-%E2%80%93-Full-Report.pdf
https://www.homelessdublin.ie/content/files/The-experiences-of-newly-homeless-families-accommodated-by-Dublins-homeless-services-in-August-2015.pdf
https://www.rtb.ie/data-hub/rtb-private-tenancy-registration-statistics
https://www.rtb.ie/images/uploads/general/DKM_Future-of-the-private-rented-sector.pdf
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Key Homeless Statistics: North-West Region and Sligo
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Homeless families, by Type i North-West Region? Homeless Adults, by Age i North-West Region?
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Sources: 1. Daft.ie Rental Price Report Q1 2022 2. Homeless Data June 2022, Department of Housing, Local Government and Heritage 3. Daft.ie website
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https://ww1.daft.ie/report/2022-Q1-rentalprice-daftreport.pdf?d_rd=1
https://www.gov.ie/en/publication/5344b-homeless-report-june-2022/
https://www.daft.ie/
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This downward trend in rental stock is presented in the Daft.ie Rent Report for Q1 2022
which shows that there were only 851 homes available to rent nationally at the start of
May 2022. This marks a decline of 75% on the same period in 2021 and compares to an
average 9,300 homes available to rent nationally, at any given time, between 2006 and
2019.12

In all of Connacht and Ulster!3, there were just 126 homes available to rent on 1 May
2022, a new record low in a series that extends back to 2006. This represents an almost
60% reduction in stock on the previous year and compares to an average stock of some
4,000 homes available for rent, at any given time, between 2009 and 2019. The stock of
private rented property is likely to further reduce in the coming years with 25% of small
landlords, with one or two rental properties, planning to leave the market in the next five
years.14

The deterioration in rental supply has significantly impacted the level of affordability in the
market with standardised average national rents increasing by 86% in the 10 years to Q4
2021.15

More recent data from Daft.ie shows that annual rent increases in the North-West Region
are now amongst the highest in the country. In Q1 2022, average monthly rents in Sligo,
for new tenancies, stood at 01,004, marking a 20% increase in the year. The annual
increase recorded in Sligo is the fourth highest in the country after only Leitrim (+25%),
Donegal (+23%), and Roscommon (+22%).

With such significant increases in monthly rent levels, current and future tenants are
facing ever deteriorating affordability. It is generally accepted that rental costs should not
surpass 30% of a tenants monthly income. However, T h r e s h AnhudldéTenant
Sentiment Survey 2021 found that one-in-three tenants surveyed were spending between
31% and 40% of their after-tax income on rent each month, and just under one-in-five
respondents were spending over 41% of their monthly income on rent.1®

12 Daft.ie Rental Price Report Q1 2022

136 Ul gdfeesto®donegal, Cavan and Monaghan.

14 RTB Rental Sector Survey 2021

15 Q4 2011 versus Q4 2021 Rent Index Q4 2021, Residential Tenancies Board
16 Threshold Annual Tenant Sentiment Survey 2021
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The ESRI takes an alternative view of the standard 30% affordability rule. They identify a
&0/40 r u Iwkidh includes an income limit to capture households in the bottom 40% of
the income distribution. Their research finds that lower income households report a
higher average rent-to-income ratio (40% RTI) compared to higher income households
(17% RTI). Single adult households are also more likely to have a higher RTI ratio (35%)
compared to households with two or more adults (25%).17

This issue of affordability is starkly presented by Social Justice Ireland in their Housing
and Poverty 202218 report which highlights the level of inequality experienced by people
living in the private rented sector in Ireland. According to their calculations one-in-five of
the population are at risk of poverty when mortgage interest rates and rent repayments
are taken into account. This equates to almost one million people, including close to
300,000 children.

Their findings also show that one-third of private renters living without housing supports
are at risk of poverty once their rent is paid. Starker still in the situation for renters in
receipt of a social housing support T more than half of whom are at risk of poverty after
their monthly rent commitment is met. Not only does the analysis show the dysfunction
and inequality in the private rental market, it also portrays the failure of housing supports
as a long-term housing solution (discussed further in Section 4).

Affordability for those looking for a pathway out of homelessness must also be
considered. According to CSO Census 201629, close to 70% of the homeless labour force
were unemployed meaning that over two-thirds of homeless people are in receipt of a
social welfare payment as their primary source of income. In such a scenario,
affordability is further diminished in the context of average monthly rents in excess of
(1,000.

17 Corrigan, E., D. Foley, K. McQuinn, C. O'Toole and R. Slaymaker (2019), Exploring Affordability in the Irish
Housing Market, The Economic and Social Review, Vol. 50, No. 1, Spring 2019, pp. 119-157

18 Housing and Poverty 2022, Social Justice Ireland

19 CSO Census of Population 2016 - Profile 5 Homeless Persons in Ireland



https://ww1.daft.ie/report/2022-Q1-rentalprice-daftreport.pdf?d_rd=1
https://www.rtb.ie/research
https://www.rtb.ie/images/uploads/general/Final_Rent_Index_Q4_2021_V2-27_04_2022.pdf
https://www.threshold.ie/assets/files/pdf/final_full_document.pdf
https://www.esri.ie/system/files/publications/JA201922.pdf
https://www.socialjustice.ie/system/files/file-uploads/2022-01/housing-and-poverty-final_1.pdf
https://www.esri.ie/system/files/publications/JA201922.pdf
https://www.cso.ie/en/releasesandpublications/ep/p-cp5hpi/cp5hpi/es/
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4. Policy Framework

The Housing for All plan, published in September 2021, sets out targets in relation to
overall housing supply and seeks to address the supply of private rented
accommodation, social housing, affordability, and the elimination of homelessness. The
overall plan will see 33,000 home delivered to the market on an annual basis as part of a
U4 billion annual package. Included in the Plan -

For Renters:

The rollout of an average of 2,000 new cost rental homes every year with rents
targeted at least 25% below market level.

Extended Rent Pressure Zones (RPZ) to 2024 and rents to be linked to the
Harmonised Index of Consumer Prices (HICP) and capped at 2% per annum.

The introduction of new short-term lettings regulation through a Failte Ireland
registration system.

Indefinite tenancies to strengthen security for renters.

Minimum BER standards for private rental dwellings.

Upfront deposit and rent payments capped at two months value.

IoToTo o o To

For Homeless People
A Atarget to eradicate homelessness by 2030.
A Increased Housing First targets to 1,200 tenancies over five years.
A Establish a new National Homeless Action Committee.
A Expand Street Outreach Teams for rough sleepers nationwide.
A Individual healthcare plans.

For Low Income Households
A The provision of over 90,000 social homes by 2030, including an average annual
new build component of over 9,500 social housing homes to 2026.
A Revision and reform of income eligibility for social housing.
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4.1 Recent Policy for Private Renters

Research from, for example, Pillinger (2007)2°, Walsh and Harvey (2015)2!, Nowicki et.
al. (2018)%2, has long demonstrated that one of the primary reasons for individuals, and
families in particular, to become homeless is a lack of supply and affordability in the
private rented sector. The Go v e r n nabilityttodsaccessfully address the issues around
supply and affordability in the private rental market, therefore, should see a significant
improvement in the options available for those currently homeless, and those facing the
threat of homelessness.

Addressing Supply

An adequate provision of cost rental homes is important in terms of securing greater
balance and affordability within the market. Under the plan, c. 2,000 cost rental homes
are targeted per year for the next 10 years with rents expected to be at least 25% lower
than the prevailing market rent. In a progress update, the Government reaffirmed the
delivery of 18,000 cost rental homes over the lifetime the Housing for All plan with
funding already allocated for the delivery of almost 900 units. However, just 65 cost rental
units were added to the market in 2021 and a further 241 units have been completed, or
are projected to be completed, in the first two quarters of 2022.23 The provision of this
type of accommodation will need to be of a large enough scale to induce a moderation of
rental prices.

In an attempt to temper the growth in short-term let properties, the Government has also
committed to reviewing regulations to ensure that the needs in the long-term rented
market are balanced with the needs of the tourism sector.

20 pillinger, J. (2007), Homeless Pathways - Developing Effective Strategies to Address Pathways Into,
Through and Out of Homelessness, Focus Ireland

21 Walsh, K. and B. Harvey (2015), Family Experiences of Pathways into Homelessness - The Families'
Perspective, The Housing Agency

22 Nowicki, M., K. Brickell and E. Harris (2018), Home at Last - Life in Dublin's Rapid Build Housing, Dublin

City Council
23 Housing for All - Q1 2022 Progress Report



https://www.focusireland.ie/wp-content/uploads/2021/09/Pillinger-2007-Homeless-Pathways-Developing-Effective-Strategies-to-Address-Pathways-Into-Through-and-Out-of-Homelessness-Final-Report.pdf
https://www.housingagency.ie/sites/default/files/45. Family-Experiences-Report-PDF.pdf
http://www.housingmodeldublin.ie/wp-content/uploads/Home_at_Last_report.pdf
https://www.gov.ie/en/publication/9f667-housing-for-all-q1-2022-progress-report/
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As of 30 May 2022, there were 403 short-term rental properties/rooms in Sligo town and
county, 78% of which were for entire homes/apartments. While this only represents
around 2% of the total short-term stock in Ireland at the time, in the context of the
availability of long-term rental properties in Sligo, further legislation may help to support
the return of some proportion of these properties back to the long-term market.2*

Research from Threshold?® in March 2022 found that, in Dublin, the number of short-term
rental properties were on the rise despite the introduction of legislation in 2019 requiring
specific planning permission for a property in an RPZ to be used for tourism or short-term
letting purposes.2® This demonstrates that greater enforcement may be required in order
to minimise the issue and ensure that any such legislation has a meaningful impact on

supply.

While policies to bring additional accommodation to the market are welcome, one of the
more meaningful ways to improve the current housing and homelessness crisis is to
strengthen security of tenure. Measures introduced under the Residential Tenancies
(Amendment) Act 202127, will see Part Four?® tenancies be of an unlimited duration as
opposed to the prior six year period. The measure came into effect in June 2022 and it
will take six years from inception before all tenancies become tenancies of unlimited
duration. While certain exemptions?® still allow landlords to terminate a tenancy, the
legislation will mark an important step towards greater agency for renters.

Aligned with this is the Governments commitment in the Housing for All plan to hold a
referendum on housing and the establishment of a Commission on Housing°. Amongst
the duties of the Commission is to assess the complex constitutional issues related to the
wording of any such referendum. A 2016 study3! examined the potential impact of the
right to housing and concluded that any such constitutional change would é p in place a
basic protection in recognition that a home is central to the dignity of each and every
person and a foundation of everyp e r s bf®é s

24 See AirDNA Market Minder for details. Accurate as of 30 May 2022.

25 Threshold - Short-Term Let Market, March 2022

26 Sligo County Council - New Regulations on Short Term Letting

27 Residential Tenancies (Amendment) Act 2021

28 Residential Tenancies Act 2004

29 See Residential Tenancies Act 2004

30 Commission on Housing - Expressions of Interest and Terms of Reference
31 The Right to Housing in Ireland, Mercy Law Resource Centre, 2016

19

Addressing Affordability

Economic theory suggests that significant increase in the supply of affordable rental
homes should lead to a stabilisation in rent inflation. However, measures are required in
the short-term to temper the impact that rising rent prices are having for those currently
renting or looking to enter the private rental market.

RPZs32 have been the main course of action in this regard. Introduced in 2016 to regulate
significant rent increases, primarily in urban areas, rent price inflation in RPZs has
moderated by between 2% and 3% per annum in the intervening period.3? Initially, the
four Dublin local authorities and Cork City Council were designated as RPZs. Reflecting
the nationwide housing crisis, six local authority areas and 48 local electoral areas
(LEASs) now fall under the legislation, with Sligo-Strandhill LEA added to the list in late
2019.34 Despite the spread of RPZs, standardised average monthly rents for new tenants
have increased by close to 40% in the five years to Q4 2021.35 Acknowledging the
affordability pressures, the Government amended the RPZ legislation in late 2021,
placing a 2% cap®® on rent increases, as opposed to the original 4% cap that had been in
place.

Research from the ESRI has found that rent controls, such as RPZs, tend to benefit
existing tenants to a greater extent than potential new tenants, with the latter also likely to
be more negatively impacted by higher prices on properties not covered by the
regulations.3” The research also highlights the balance required between addressing
affordability and potential side effects of market exits of rental properties (as discussed in
Section 3).

32 See RTB for more details on PRZs.

33 Ahrens, A., M. Marinez-Cillero and C. O'Toole (2019), Trends in Rental Price Inflation and the Introduction of
Rent Pressure Zones in Ireland, ESRI and Residential Tenancies Board

34 See RTB for the full list of RPZs.

35 Q4 2016 versus Q4 2021 Rent Index Q4 2021, Residential Tenancies Board

36 Rent increases can not be increased by more than general inflation as recorded by the Harmonised Index of
Consumer Prices (HICP), or by 2% per annum if HICP is higher.

37 Coffey, C., P. J. Hogan, K. McQuinn, C. O'Toole and R. Slaymaker (2022), Rent Inflation and Stabilisation
Policies: International Evidence and the Irish Experience, Research Series Number 136, ESRI, Department of
Housing, Local Government, and Heritage



https://www.airdna.co/vacation-rental-data/app/ie/default/sligo/overview
Threshold - Short-Term Let Market, March 2022
https://www.sligococo.ie/planning/NewRegulationsonShortTermLetting/
https://www.rtb.ie/images/uploads/general/Residential_Tenancies_(Amendment)_Act_2021.pdf
https://www.irishstatutebook.ie/eli/2004/act/27/enacted/en/html
https://www.irishstatutebook.ie/eli/2004/act/27/enacted/en/html
https://www.gov.ie/en/publication/a8791-commission-on-housing-expressions-of-interest-and-terms-of-reference/
https://mercylaw.ie/wp-content/uploads/2019/06/MLRC-Report-on-Right-to-Housing-in-Ireland-May-2016.pdf
https://www.rtb.ie/during-a-tenancy/rent-review-in-a-rent-pressure-zone-rpz/where-are-rent-pressure-zones#:~:text=There%20are%206%20Local%20Authority,calculate%20the%20maximum%20rent%20allowable
https://www.esri.ie/publications/trends-in-rental-price-inflation-and-the-introduction-of-rent-pressure-zones-in
https://www.rtb.ie/during-a-tenancy/rent-review-in-a-rent-pressure-zone-rpz/where-are-rent-pressure-zones#:~:text=There%20are%206%20Local%20Authority,calculate%20the%20maximum%20rent%20allowable
https://www.rtb.ie/images/uploads/general/Final_Rent_Index_Q4_2021_V2-27_04_2022.pdf
https://www.esri.ie/system/files/publications/RS136.pdf
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The knock-on effect of RPZs on the number of rental properties in the market is further
highlighted by research jointly commissioned by the Irish Property O w n e Assdtiation
and the Institute of Professional Auctioneers & Valuers.38 This research found that RPZs,
along with the regulation and taxation environment, treats private, usually small, landlords
very differently from institutional landlords and is largely responsible for private non-
institutional landlords leaving the market. Small landlords typically provide a different
rental offering to the market i.e., three-bed semi detached type homes outside of urban
areas. The shift from this type of rental offering, towards newer large scale institutionally
funded rental properties, that are exempt from RPZ rules when first put to market, is likely
leading to considerable cost and affordability implications for renters.

It is clear, therefore, that while rent controls are playing some role in stabilising rents in
the areas where they are applied, there have been significant unintended consequences
that have acted to contract the supply of property, as well as rental prices. The most
sustainable approach to addressing affordability for renters is therefore likely to be
through the provision of affordable, cost rental homes to the market.

38 power, J. (2022). The lIrish Private Rental Market, Irish Property Owners' Association and Institute of
Professional Auctioneers & Valuers
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4.2 Recent Policy for Homeless People and Low Income Households

Addressing Homelessness

In the Housing for All plan, the Government commits to eradicating homelessness by
2030. Over the past decade, the Government has made several promises to end long-
term homelessness and the need to sleep rough (by 2016); and to end the use of hotels
and B&Bs for families in emergency accommodation (by 2017).3° The deadlines for these
commitments have come and gone and the situation for homeless adults and children
has scarcely improved.

More recently, significant steps have been taken to address long-term homelessness with
the introduction of Housing First which provides 6 aomprehensive and holistic approach
to addressing homelessness for people experiencing mental health, physical health,
substance misuse, social, behavioural, and other challenges.8° At the core of the
initiative is the provision of a permanent affordable home as a first step to recovery, as
opposed to the traditional 6 t r e a-theam-& D U s apprgadh.

The Housing First National Implementation Plan 2022-2026 commits to providing 1,300
Housing First tenancies over the next five years, or c. 260 tenancies each year. The
internationally successful programme saw more than 600 long-term homeless individuals
successfully homed and treated in the first three years of implementation (2018-2021).41
Continued success of the plan relies critically on the provision of one-bed apartments,
permitted for use under the programme, which may prove to be the biggest challenge to
meeting targets over the next five years (see Section 6.3.1).

39 O'Sullivan, E. (2016). Ending Homelessness in Ireland: Ambition, Adversity, Adaption? European Journal of
Homelessness, Vol. 10, No. 2

40 See Housing Agency for further detail on Housing First.

41 Housing First National Implementation Plan 2022-2026, Department of Housing, Local Government, and

Heritage



https://ipoa.ie/housing-policy-needs-to-adjust-to-address-market-failures-in-the-rental-sector/
https://www.feantsaresearch.org/download/10-2_article_14333336430605362120.pdf
https://www.housingagency.ie/housing-information/housing-first
https://www.gov.ie/en/publication/c49d0-housing-first-national-implementation-plan-2022-2026/
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The Government has also established a first-of-its-kind cross-governmental and inter-
agency National Homeless Action Committee. The core objective of the Committee,
which first sat at the end of 2021, is to facilitate the various agencies and services to
collaborate and work towards a common goal, and is tasked with 6 ac c e | ¢he
delivery of new supports and ensuring greater transparency and efficiency in the delivery
of the various relevant funding streams. 3?2

The North-West Regional Homelessness Action Plan 2013-20184 marked the first and
last homeless plan in the region. While positive changes in the provision of homeless
services followed on foot of the 2013-2018 plan, for example with the establishment of
the Homeless Action Team (HAT), a multi-disciplinary team meeting on a regular basis to
discuss complex cases of homelessness, the region has now gone four years without
revised targets. An updated plan is being produced for the current period, based on up-
to-date data, and informed by revised Government policy and objectives. The updated
plan will look to identify gaps in service provision and set out achievable
recommendations and targets for future service development.

Addressing Social Housing

The availability of social housing is as critical a component in addressing and preventing
homelessness as affordable private rented accommodation is. Under the Housing for All
plan, the Government has targeted the delivery of more than 90,000 social homes out to
2030, with 9,500 new build homes to be delivered annually for the next five years.

Approved Housing Bodies (AHBs) will play a significant role in local authorities meeting
these targets, with the move towards direct build, as opposed to acquisition, a positive
step forward in investment in State housing.

42 National Homeless Action Committee - Terms of Reference
43 North West Regional Homelessness Action Plan 2013 - 2018
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The overall plans to reform the delivery of social housing will include

A Reform of differential rents in relation to various housing support payments;

iAnT e roll out of Choice Based Letting for social housing which would see stock being

openly advertised to people on the social housing waiting list; and

A A review and reform of income eligibility for social housing, which will focus on the
efficacy of current income bands and equivalisation between single people and
families.

Until such time as the supply of social housing meets the needs of the c. 60,000
households who currently qualify for social housing* the Government is currently relying
on the private rented market, and HAP, to meet demand. The number of people on a
social housing waiting list has dropped by over 32,000 nationally in the five years to
2021. This is likely linked to the increased reliance on the HAP scheme where, unlike
Rent Supplement (RS), once a person receives approval, they are considered to have
their housing need met and are removed from the social housing list.

Rolled out nationally in 2016 and 2017, HAP is now the most common support amongst
tenants in private rented homes with close to 60,000 households (157,000 people) in
receipt of the payment at the end of 2020.4> Combined, the HAP, RS, Rental
Accommodation Scheme (RAS), and Rent Allowance, support one-third of private renters
today. This compares to just one-fifth of private renters in the early 1990s.46

Estimates made by the Parliamentary Budget Office suggest that at the end of 2020, the
ongoing housing need i.e., those on the waiting list and those in receipt of HAP, totalled
260,000. This equates to more than one-in-every-20 people in Ireland with a housing
need.*’” Research from the ESRI shows that just over half of all private renters were
supported with their housing costs in 2020 and that those in receipt of a housing support
see an improvement in affordability T 15% RTI for supported renters, compared to 23%
for unsupported renters.*8

44 Summary of Social Housing Assessments 2021 - Key Findings

45 Housing lIreland: Trends in Spending and Outputs of Social and State Supported Housing 2001-2020,
Parliamentary Budget Office

46 Doolan, M., B. Roantree and R. Slaymaker (2022). Low Income Renters and Housing Supports, Research
Series Number 141, ESRI

47 Housing lIreland: Trends in Spending and Outputs of Social and State Supported Housing 2001-2020,
Parliamentary Budget Office

48 Doolan, M., B. Roantree and R. Slaymaker (2022). Low Income Renters and Housing Supports, Research
Series Number 141, ESRI
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While HAP is shown to support a large proportion of renters to stay in their own private
rented homes, there are significant limitations to the scheme. In the first instance, each
local authority or AHB operates an independent system of differential rents (the rent
contributed by tenants based on income). This means there is significant disparity
between what households of similar size and income contribute in rent on a county-by-
county basis. A lone parent with two children, earning 025,000 a year will pay a
contribution of 1226 per month in South County Dublin, 4313 in Donegal, but G450 in
Meath. A 2015 paper concluded that the differential rent system leads to identical
households paying considerably different rents irrespective of the quality or size of their
accommodation, simply because of geography.4?

HAP rent limits, which represent the maximum rent payable on a property, also present a
problem for renters. Rent limits were set in 2016 and vary by household size and local
authority. In Sligo, for example the permitted HAP rent limit for a single person is 1460
and for a couple, or lone parent, with three children the rent limit is (600.° This
compares to the current standardised average monthly rent for a new tenancy in Sligo of
(890.51

HAP rent limits have not been revised since 2016 when the standardised average rent in
new tenancies were 46%°2 lower than they are today. Until recently, each local authority
had the flexibility to increase the HAP rent limit by 20% on a case-by-case basis, and as
of July 2022, the rent limit can be increased by 35% where appropriate.>3 This increased
flexibility is a significant improvement, marking the first rate change to the scheme in six
years.

Where gaps exist between the HAP rent limit and the market rent, HAP tenants are

responsible for paying the landlord the difference in the formofadé t-o pAHAP GO t-0o p &

is a payment, in addition to the permitted contribution (paid weekly to the local authority),
made to the landlord when the monthly rent exceeds the maximum rent limit payable by
the local authority. The combination of too low HAP rent limits and 6 t -0 p $néans that a
t e n a digpdsable income is now lower compared to what they would have under the
differential rent system if HAP rent limits accurately reflected market rents.

49 The Impact of the Differential Rent System on the Cost of a Minimum Essential Standard of Living (2015), A
Vincentian Partnership for Social Justice Working Paper

50 See Housing Assistance Payment (HAP), Citizens Information.

51 Rent Index Q4 2021, Residential Tenancies Board

52 Q4 2016 versus Q1 2022 RTB Rent Index Q1 2022

53 Housing Assistance Payment (Amendment) Regulations 2022
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Research from Threshold in 2019 found that 48% of HAP recipients were payinga é t-o p

u pdirectly to their landlord, with amounts ranging from 020 - 4575 per month.>* Similar
research from the RTB found that of those paying a ¢ t -0 pt6 their landlord, 70% were
paying U100 or more per month.5®> For HAP recipients in receipt of a social welfare
payment as their primary source of income, any requirement to pay an additional 6 t -0 p
on top of the permitted local authority contribution could have serious consequences on
their ability to maintain that tenancy.

The Simon C o mmu n iquaryedysLocked Out report tracks the availability of affordable
properties within the various standard HAP rent limits of 16 study areas. The report
highlights the dysfunction with regard to HAP rent limits and the pressures on the private
rented sector. In March 202256 there was -

A Only one property available within HAP limits for a single person;

A Only one property available within the standard HAP rent limits for couples;

A Three unique properties available within the standard rent limits for a couple/lone
parent plus one child; and

A Four properties available for a couple/lone parent with two children.

As well as the issue of inadequate rent limits, there is also a long-standing issue with
discrimination against HAP recipients. Although unlawful under the Equal Status Acts
2000-2018, research from Threshold found that the two main obstacles facing people
eligible for a housing support were (i) finding a suitable property within the permissible
HAP rent limits and (ii) finding a landlord willing to accept the payment.>” The same
research found that 85% of landlords and agents involved in discrimination refused
outright to accept a housing support payment.

This reality, aligned with rising rent prices and low supply, makes the situation all the
more challenging for those facing the threat of homelessness and those looking for a
pathway out of homelessness, and emphasises the urgent need for meaningful supply of
social housing to the market.

54 Threshold (2019), Topping Up - The Cost of HAP: A Survey on the Housing Assistance Payment

55 RTB Rental Sector Survey 2021

56 |ocked Out of the Market Study in March 2022 - The Gap Between Hap Limits and Market Rents, Simon
Communities of Ireland

57 Threshold (2021), HAP and Rent Supplement Discrimination - Discrimination cases identified by Threshold
in 2020
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5. Pathways into Homelessness for Service Users in Sligo

This Section of the report outlines the findings from the first stage of the analysis. The
Section presents a profile of each of the service users who participated in the research
and a brief summary table of their pathway into homelessness. This is followed by a
more in-depth discussion of each of the main factors identified as leading to
homelessness, centred on key quotes from the interviews.

A mix of service users were invited to participate in the research, based on gender, age,
family type (i.e., single, couple with/without dependent children, lone parent), and main
homeless service provider (i.e., SSSC, North-West Simon Community, Focus Ireland).

Where possible, the research tried to achieve balance in terms of gender, and family
profile, reflecting the mix of homelessness at a national level. However, due to the
constrained study period, and factoring in the small number of service users who agreed
to take part but ended up not participating, it was not possible to achieve this goal in all
respects. Of the fourteen people interviewed

i Eight were male and six were female.

i Nine were aged 25-44 years; three were aged 45-64 years; and one was aged
65+ years.

i Three were single with dependent children being cared for by an ex-partner, or in
State care; three were single with non-dependent children; two were single with no
dependent children; two were in a couple with dependent children; one couple with
no dependent children (male had dependent children being cared for by ex-partner,
or in State care); and two were lone mothers.
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Pseudonym

1.

James

. Emma

. Adam

. Claire

. Fiona & Michael

. William

. Daniel

. Niall

. Paul

10. Anna

11. Maria

12. Patrick

13. Sophie

Gender

Male

Female

Male

Female

Female &
Male

Male

Male

Male

Male

Female

Female

Male

Female

Age

45-64

45-64

25-44

25-44

25-44

45-64
65+
25-44

45-64

25-44
25-44
25-44

25-44

Profile

Single, dependent children cared for by
ex-partner

Single, non-dependent children

Single, dependent children cared for by
ex-partner

Single, no dependent children

Couple, no dependent children*

Single, non-dependent children
Single, non-dependent children

Single, no dependent children

Single, dependent children cared for by
ex-partner, and non-dependent children

Lone parent, dependent children
Lone parent, dependent children
Couple, dependent children

Couple, dependent children

* Male has dependent children, cared for by ex-partner, and also non-dependent children.
Note: Dependent child i aged under 18 years; non-dependent child i aged 18+ years.
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5.1 Pathways into Homelessness

Pathways into homelessness is a topic that has long been researched. An important
contribution made by Focus Ireland in 200758 established a number of significant findings
that still ring true over 15 years later. The report concluded, as a priority, that dhe
provision of affordable, secure and good quality housing is at the heart of any policy to
prevent and eliminate homelessness.6

In the time since this report was published, the provision of affordable and secure
housing has reduced, and the numbers of individuals and families living in emergency
accommodation has increased. Importantly, and as is reflected in this analysis, the
effective co-ordination of service provision, and enhanced co-ordination of services to
reduce alcohol and drug addiction, mental health difficulties, and exclusion from
mainstream society, family, friends, and local communities is critical in dealing with the
effects of homelessness.

A more recent report from the Housing Agency®® in 2015 echoed these findings and
found that the number one factor leading to families becoming homeless in Dublin was a
lack of affordable private rented accommodation. The over-dependency on the private
rented sector has been evolving for several years and has been further compounded by
housing support schemes i.e., HAP, that rely on the private rented market. As a result,
the urgent need for suitable and affordable private rented accommodation is clear. Such
provision will not only help to reduce the number of people in emergency
accommodation, but it will also support those who are at high risk of becoming homeless
as a result of rent increases, or no-fault tenancy termination.

58 J. Pillinger (2007), Homeless Pathways - Developing Effective Strategies to Address Pathways Into,
Though, and Out of Homelessness, Focus Ireland

The remainder of this Section reiterates the types of issues that have been identified in
existing research. Service users, while dealing with personal factors such as mental
health, addiction issues, marital or family breakdown, are further hindered and socially
excluded as a result of structural factors such as the lack of supply of affordable housing,
and the rising cost of living.

Through the interviews, four common risk factors were identified

1. Private rented accommodation i supply, affordability, standards, and tenancy
termination

2. Relationship / marital or family breakdown
3. Substance misuse and mental health
4, State care / prison

It is important to note that these are self-reported reasons for homelessness. The metric
can be difficult to capture from the interview methodology employed but attempts have
been made to be as concise as possible with regard to identifying the most important and
most common factors for service users. The findings provide high-level insight into the
main drivers of homelessness in Sligo.

Clear trends emerged from the interviews with regard to the risk factors leading to
homelessness and the duration of time spent in emergency accommodation. Focusing on
the latter first i at the time of the service users interviews, all but one of the service users
had been homeless for more than three months, and the majority of service users were
living in emergency accommodation for more than one year. The duration of time spent in
emergency accommodation is a theme which emerged during the interviews and is
discussed further in Section 6.

The following Table displays the most common factors in the pathways to homelessness
for service users.

59 K. Walsh and B. Harvey (2015), Family Experiences of Pathways into Homelessness: The Fami | i es 6

Perspective, The Housing Agency
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Main Pathways into Homelessness, Service Users in Sligo

Relationship / Family Substance Tenancy State Care / Mental Health? Private Rented Inappropriate /
Marriage Breakdowrt Misuse Termination Prison Accommodationg unsafe private
Breakdown Supply & rented
Affordability® accommodation
1. James \% \% Vv \%
2. Emma \% \%
3. Adam Vv Vv \Y Vv \%
4. Claire \% Vv Vv \% \Y%
5. Fiona & Michael Vv Vv Y
6. William Vv Vv Vv Vv
7. Daniel \% \% \Y%
8. Niall \Y \% \% \%
9. Paul \% \% \% \%
10. Anna Vv \%
11. Maria Vv \Y Vv
12. Patrick \Y Vv
13. Sophie \ V

1. Denotes family breakdown as a result of dispute with parent, sibling, or other family member.

2. Denotes where it is considered by the interviewer that mental health played a significant role in the service user becoming homeless. Other service users spoke of availing of mental health services but in these cases mental
health was not considered to be a primary reason for becoming homelessness.

3. Denotes where a limited supply of suitable accommodation or high rent prices locked the service user out of the market.

25
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The Table clearly illustrates the multitude of often inter-woven risk factors that lead to
people becoming homeless. It is clear that private rental supply and affordability, tenancy
termination, and relationship/marital or family breakdowns are amongst the leading
factors in individuals and families ending up in emergency accommodation in Sligo.

These factors, and other pathways into homelessness are discussed hereafter. Interview
excerpts are presented to contextualise each of these homelessness factors.

1. Private Rented Accommodation T
Tenancy Termination

Supply, Affordability, Standards, and

Almost all interviewees (n=12) spoke of a frustration in trying to find suitable and
affordable private rented accommodation in Sligo. A n n astory is one that reflects this
frustration most accurately and demonstrates the acute dysfunction within the housing
market.

Despite being afforded the full 120 days permitted under her notice of tenancy
termination to secure alternative accommodation, Anna struggled to source a suitable
rental property in Sligo for her and her children. Anna felt that as a lone mother,
unemployed, and in receipt of HAP, landlords did not want to rent to her.

EE So, the 120 days started in October. But [the landlord] told me verbally in
August that it was going to happen. So, I've been searching since last August
for a house, for a property. And every property | applied for, or viewed, as
soon as | mentioned, 6 s i mp@lr & & &hdd, with extra n e e dsHHA W
another one -"No!". 7 Anna

The challenge of finding suitable accommodation was a significant issue for Niall too. He
struggled to secure suitable, affordable accommodation after a domestic issue with his
partner.

“ [ T h ahow Isehded up homeless, because | couldn't find anywhere else to
live. | did try but the price of everything started to go up and I'm not working.
So, | ended up homeless. i Niall
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The quality of accommodation also factored into others experiences. For Patrick, who
was living in a caravan with his partner and young child, the quality of his accommodation
was the primary reason for him presenting to SCC as homeless. He described his time
living in the caravan as being

‘ ‘ Very difficult. Freezing coldé It was bad. It was hard. 1 Patrick

Maria described her landlord as very neglectful of the rented property while she was
there.

‘ ‘ What | was living in was vile. | mean absolutely vileé | was there for just four
years, and | left with nothing of those four years. Absolutely nothingé |
should have left that house with a lot of stuff, and | left it with absolutely
nothing. | got a skip and I filled it with everything that was in the house. You
couldn't salvage anything out of it, the house was that bad. i Maria

Of all the issues that arose during the interviews, that of tenancy termination emerged as
the most common primary factor leading to homelessness. Research from Threshold has
long established the issue of security of tenure as the dominating issue for tenants in the
private rented sector. According to their own data, tenancy terminations made up close to
one-in-three of the queries dealt with in the first three months of 2022.60

Maria spoke of her difficulty in getting help from service providers when she contacted
them on foot of her tenancy termination, and the difficulty she encountered in trying to
find affordable accommodation in the town.

“ Three, four weeks before | left the house, | was like i | homeless, | need
help like.0So, they said to me, they weren't in a position to help me and so |
went from family, to family, to family and I'm homeless nearly a year now. i
Maria

For James, his eviction from his rented property was unexpected. He had been renting a
private property sourced for him by an addiction and suicide counselling service. He had
been living there for over 18 months and was in receipt of HAP. Following in-patient
treatment for addiction, James returned to his home to find he had been evicted. James
couch-surfed and slept rough for months before becoming a resident in one of the
homeless hostels in Sligo.

60 Threshold's Quarterly Impact Report Q1 2022
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‘ ‘ [1] went to put the key in the front door and the key w o u | darké tl was left
standing on the street with two loads of bags that | had that | brought from
when | was in the treatment centre. Nowhere to goé In complete crisis. i
James

Emma, too, found herself facing eviction after several disagreements with her landlord.

‘ ‘ Because | had my sons there in the pandemic the landlord wasn't happy. He
was a bit of a control freak if you ask me. [He] just kept watching everything |
did like, and he didn't want [my] boys there, and didn't want me there,
because | wouldn't get rid of the sons... | just felt then the way he was
behaving [with] me and no one elseé Like it was not normal for a landlord to
treat anyone like that if you're doing nothing wrong. i Emma

She was finally told to leave the property after intervening in a dispute between her adult
children. Because Emma had been homeless before, she knew to phone the Council
immediately to let them know that she had no secure accommodation available to her.
She has been unable to secure private rented accommodation since due to supply and
affordability issues.

Fiona and Michael had a similar experience with their landlord issuing a notice of
termination after finding out that Michael had spent a period of time in prison.

‘ ‘ [The landlord] said, "I don't want you guys in the home. You have a week to
leave that home." | said, "One week? Y o u @razg!" i Michael

Covid-19 legislation at the time prohibited evictions and they stayed in the property for an
additional 12 months. Due to the low supply of rental accommodation and high rents,
they were unable to secure a new tenancy and ended up couch-surfing for a period and
living in a tent for three months before being allocated a place in a homeless hostel.
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2. Relationship / Marital or Family Breakdown

Research from the Dublin Region Homeless Executive shows that 44% of respondents to
a survey reported family circumstances as the main reason for homelessness - with one-
quarter reporting a relationship breakdown with a parent, and just under a third reporting
a relationship breakdown with a partner (or person other than a parent or partner), as
causing homelessness.®! Along with issues of supply and affordability, this emerged as
one of the most common reasons for homelessness amongst the interviewed service
users.

Four (n=4) service users indicated that the primary reason they are now living in
emergency accommodation was because of a relationship or marital breakdown. This
was also a contributory factor for four other service users i with half of the interviewees
in total impacted by a relationship/marital breakdown.

After an abusive marriage, Claire turned to her family for support before needing to avail
of the supports of the Domestic Violence Advocacy Service (DVAS). As a result of her
marital and family breakdown Claire was moved between five refuges in two months, and
spent 10 months in prison before eventually moving into one of the emergency hostels in
Sligo.

Adam noted a recurring trend of moving in with partners and then having to leave when
things failed to work out. For Adam, who has never lived in secure accommodation of his
own, this means that he has frequently rotated in and out of emergency accommodation
all of his adult life.

‘ ‘ I've been in and out of rented accommodation but usually | move in with like
a woman or something. And then when things go, just mess up, it's usually
me who has to leaveé And its always been like thaté But | really can't do
that this timeé I'd rather sit here for 10 years if | have to until | get my own
place. i Adam

61 Burmanje, J. (2021). Social Impacts Assessment Series - Homeless Services, IGEES Unit & Housing Vote,
Department of Public Expenditure and Reform
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Family breakdowns are also a common contributory factor to homelessness. Sophie
indicated this to be a primary reason for her presenting to the Council as homeless.

“ When | got married, my partner moved in with me, and I'm staying with my
mom. And overtime, the two of them didn't really got alongé So, she wanted
us out. T Sophie

For Daniel, his marital and subsequent family breakdown were intrinsically linked to his
current situation. Following a dispute, D a n i wife @sked him to leave, and the family
turned against him.

‘ ‘ She told me they didn't want me; they didn't need me anymoreé | went back
up one evening just to see, you know, and she said i N d don't want you
back. You're not coming back here.é@ | had a choice to make, and | made it.
After 52 years | said, i S ¢ h athedesd of it.07 Daniel

3. Substance Misuse and Mental Health

In the first Irish study undertaken to examine the nature, extent, and context of drug use
amongst the homeless population it was found that, for many (87%), drug use initiated
prior to becoming homeless, and for the minority, drug use emerged as a consequence of
their homelessness situation.’2 To suggest that substance misuse, or mental health
issues are primary causes of homelessness would be to simplify the complex relationship
and the interaction of the various personal and societal/structural factors that are usually
at play.

Alcohol and drug addictions were important contributory factors for a number of the
service users in this research. Drug addiction was a long-term issue for Paul and he
spent many years living in various emergency accommodations around Ireland and Sligo.

62 | awless, M. and C. Corr (2005). Drug Use Among the Homeless Population in Ireland, National Advisory
Committee on Drugs
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Family disputes meant he had to leave his private rented property and return to
emergency accommodation. It was after this that Paul was eventually permanently
homed by Housing First.

‘ ‘ | gave up my place because | went back on heroiné | wasn't homeless. | just
gave up. 1 Paul

James has sought and received support for his alcoholism in the past, but it continues to
impact his life. It was on his return to Sligo, from a short spell of in-patient rehabilitation,
that he found that the locks on his home had been changed. Without any warning, James
found himself with no idea where to go, or who to turn to. James acknowledges the role
that alcohol has played in his life in the past few years i

“ My addiction has left me down this road. My actions, through my addiction,
has left me down this road. i James

Comorbidity between substance misuse and mental health are common for those
experiencing homelessness, or at risk of homelessness. The same 2005 research from
the National Advisory Committee on Drugs®® found that problematic drinkers were
significantly more likely to report having a psychiatric concern than their non-problematic
drinking counterparts. The findings from 2017 research from Mental Health Reform
reiterates the well-established interdependence between homelessness, complex
trauma, mental health difficulties and substance misuse.%

Almost all interviewees spoke of mental health issues arising from, or becoming
exacerbated in the lead up to, or in the aftermath of, becoming homeless. The indicators
in the Table above are for those for whom mental health issues were considered to have
been a substantive contributory factor to a service user becoming and remaining
homeless. The services users who are linked with mental health issues in the Table are
those who explicitly stated that they are currently, or had in the past, availed of mental
health services in Sligo.

63 | awless, M. and C. Corr (2005). Drug Use Among the Homeless Population in Ireland, National Advisory
Committee on Drugs

64 Murphy, R., K. Mitchell and S. McDaid (2017). Homelessness and Mental Health: Voices of Experience,
Mental Health Reform, Dublin Simon Community and St. Stephen's Green
Trust://www.mentalhealthreform.ie/wp-content/uploads/2017/06/Homelessness-and-mental-health-report. pdf
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Even for those for whom mental health was not identified as a significant contributory
factor to their current situation - they too spoke of the mental health challenges
associated with the threat of becoming homeless and living in emergency
accommodation.

Amongst those interviewed, there appears to be a link between mental health, substance
misuse, and marital/relationship breakdown. C| a i stoeydllastrates this link. Following
the breakdown of her marriage; needing to leave the family home for her own safety; and
being moved between several refuges and homeless hostels in a short period of time,
Claire felt completely isolated from her family and friends and turned to alcohol and
crime. Over that period of instability, Claire spoke of needing to use mental health
services.

“ [Being moved between five refuges in two months] was bad for my mental
health. | ended up in the mental institution in Sligo three times [in one year].
And that wasn't something that | wanted to do. | was assessed twice by the
guards. Then a third time | went voluntarily, because it was either that or go
back to prisoné The third time, my mental health was hitting the roof. i
Claire

For William, like many others, it was the culmination of several factors that eventually led
to him living in emergency accommodation. However, it was the death of a number of
close family members and friends that led to an initial breakdown and depression, and
subsequently alcoholism. William left his family home to receive treatment but within a
short number of months he realised that he was running out of money. It was only while
in hospital, receiving treatment for a separate issue, that he was put in touch with a
hospital discharge worker who facilitated his move from hospital to an emergency hostel.

“ | did tell [the hospital staff] that | was struggling because | was coming
towards the end of the money | had. And there was probably a month or a
few weeks before | was down to zilché | felt I'd come back and be on the
streetsé But | was very lucky becauseé | thought I'd be in a sleeping bag. i
William
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4, State Care/ Prison

The Government, in the Housing for All plan, has committed to developing a Youth
Homelessness Strategy for people aged 18-24 years who are homeless or at risk of
homelessness. Young people leaving State care or those on the margins of care are
considered to be at a higher risk of homelessness.®> EPIC determined that many young
people move frequently after leaving care, with the instability of accommodation linked to
the likelihood of homelessness.%¢

Only one of the 14 interviewees spoke of a history in State child care. Adam spoke
openly of how his childhood experience in the care system has impacted the unstable
living environment he finds himself in today. Adam has yo-yoed in and out of the private
rented sector and emergency accommodation since leaving State child care.

‘ ‘ | grew up in foster careé And at 18 | got kicked out of the foster home and
went straight into [an emergency hostel]. So, I've been in that since literally
my 18th birthdayé Don't get me wrong, I've had numerous chances, but
never social housing. I've never had my own houseé And it's always been
like that, you know. I've never had somewhere for myself, ever, since | was
borné It's just a vicious cycle. It's something | can't get out of. i Adam

Three (n=3) of the 14 service users referred to time spent in prison. The relationship
between prison and homelessness is a complex one, with homelessness considered to
be both a cause and a consequence of imprisonment.%” As is broadly the case with
pathways into homelessness, for both categories of people i those for whom being
homeless led to crime and imprisonment and those for whom being imprisoned led to
homelessness 1 other contributory factors, such as histories of residential child-care,
family dysfunction or breakdown, mental ill-health and substance misuse or addiction,
were also identified.

65 Submission to the Youth Homelessness Strategy Consultation, Focus Ireland, 2022

66 Daly, F. (2012). 'My Voice has to be Heard" Research on Outcomes for Young People Leaving Care in
North Dublin, Empowering People in Care (EPIC)

67 Hickey, C. (2002). Crime & Homelessness, Focus Ireland and PACE



https://www.focusireland.ie/wp-content/uploads/2022/03/Focus-Ireland-Submission-to-the-Youth-Homelessness-Strategy-Consultation-1.pdf
https://www.epiconline.ie/wp-content/uploads/2020/04/My-Voice-has-to-be-Heard-EPIC-report-1.pdf
https://www.focusireland.ie/wp-content/uploads/2021/09/Hickey-2002-Crime-and-Homelessness-full.pdf

MORLEY

ECONOMIC CONSULTING

5.2 Concluding Remarks

The analysis shows that personal factors, such as family/marital breakdown and
substance misuse, remain important pathways for people into homelessness. Inadequate
supply, tenancy insecurity, and affordability in the private rented sector also plays an
important role in individuals and families ending up in homelessness services in Sligo.

Almost all service users were impacted, to some extent by the dysfunction in the housing
market and this is a trend that has been borne out over the past decade. From their
vantage point, service providers have observed a shift in the types of individuals and
families they are now supporting.

‘ ‘ I d o nhave a stereotype now. | d o nhéve a mould that anyone is fitting into,
because we have people of all nationalities, of backgrounds, of all parts of
the income spectrum. T h e r pedpke with disabilities. T h e r medpke with
mental health issues. There are people with no social problems, [thatd on 6 t ]
have a bad history or failed tenancy, but people that have good references

ready to goé i tir@exsplicable how this is all going to be sorted. 1 SP 3

In Sligo at least, there appears to have been a shift in recent years with a greater number
of professionals seeking support to find affordable rental properties.

‘ ‘ What we would have always seen is families generally on social welfare, on
HAP, on housing lists, looking for properties. Over the last two years, and
specifically through Covid-19, and in Sligo because the rental market has
gone so high, we would often be getting calls from professionals who have
money, could have two or three months rent waiting ready to go, money no
issue, butt h e rabksélgely just no housesé T h a f éeal indicator of just
how bad things are.7 SP 5

Without significant changes in the housing market, through the provision of affordable
rental properties at scale, and the strengthening of tenancy security, it is likely that the
numbers of individuals and families, impacted by tenancy insecurity and the rising cost of
living, requiring homeless prevention or homeless supports will continue to rise.
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6. SWOT Analysis

A SWOT analysis is an evaluation technique which involves identifying internal and
external factors which are considered to be influential over an e n t i(é.gy, & business,
non-profit, government) current performance and future prospects. In this Section, the

strengths, weaknesses, opportunities, and threats of homeless services in Sligo are
highlighted.

In conducting the SWOT analysis, insights from interviews with service users, and
service providers, were considered in the context of the four core components:

Strengths

The positive
characteristics and
advantages of policies
and services being

provided

WWEELGESES

Shortcomings or
disadvantages of the
various policy and
service responses

Threats

Opportunities

Usually external
downside risks that
can hinder the overall
effectiveness of policy
and service responseg

Areas that can be
targeted in order to
improve/enhance the
services provided
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A SWOT analysis can be a powerful tool to inform recommendations and strategies by
leveraging strengths and opportunities to overcome weaknesses and threats. The
insights of service users and providers are an important component of this exercise.
Service users are considered to be at the frontline of service provision and their journey

through homelessness is directly linked to, and impacted by, the various strengths and
weaknesses of the services available.

Reoccurring themes that emerged from the service user and service provider interviews
inform the findings outlined in the remainder of this Section.

OJOI010,

Strengths Threats
. ) 1. Rising cost of
Homeless services staff_, construction
Homeless Action Team_, 2. Ukrainian humanitarian
National Homeless Action crisis
Committee; Housing First 3. Rising cost of living

Weaknesses Opportunities
1. Supply, affordability and 1. Supply, affordability and HAP
HAP _ o 2. Greater communication and information
2. Duration of time in 3. Improved homelessness supports
emergency accommodation 4, Review of Ilrelandos

3. Lack of communication and

emergency accommodation strategy
information

homel

e
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6.1 Strengths

Strengths

The positive
characteristics and

advantages of
policies and service
being provided

Under the SWOT methodology, strengths capture the positive characteristics and
advantages of the service being provided and are typically framed by (i) what the service
does well, and (ii) what others (external to the service provider) see as the strengths of
the service.

By the very nature of this research, informed primarily through interviews with service
users who are either currently, or were recently, living in emergency accommodation,
identifiable strengths are limited. Relative to the weaknesses, opportunities, and threats
identified, a small number of reoccurring themes, in particular around staff and service
provision (from the u s e pesspective), and housing teams and the roll out of Housing
First (fromthe p r o v i pegrepediv@) were identified and are discussed here.
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GG | would be lost without this place. It saved my life.

- Claire

When asked what they consider to be currently working well in the system, service users
pointed primarily towards the support they have received from the staff members of
SSSC, Focus Ireland, North-West Simon Community, and the Housing Section of SCC.
Users spoke of coming into contact with service providers while at a very low ebb in their
lives and, in general, they found comfort in the support provided by staff. Service users
acknowledged the hard work and commitment of staff members, particularly under the
trying circumstances of the housing crisis and the Covid-19 pandemic.

There was broad recognition that the emergency accommodation provided acts as a
lifeline for many who find themselves without a home, and a second family for those who
have been living there for an extended period.

“ Since | became homeless? | think to be honest with you, it's like a new
family, so far. I'm happy with everything. i Daniel

From the service providers perspective, there was acknowledgement of the important
work done by the staff of the various emergency hostels in Sligo, especially in response
to the Covid-19 pandemic.

“ The hostels have been fairly responsive [to Covid-19] alrighté they really
have shown their metal... Because | think, at their heart, they are looking at
the person. T h a wiassi t abaut for them, the management, and staff in the
hostels certainlyé . They have a sense of core values that are there that are
fundamentally aboutthei n d i v iwellbead 16S$ 7

When asked about the strengths in the system, or what is currently working well,
providers spoke of the Homeless Action Team which brings together statutory and
voluntary groups working with homeless people.
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The Housing Action Team, chaired by the Housing Section of SCC, meets regularly 6 t o

assess individual cases and to adopt approaches to best support and assist homeless
individuals or those at risk of becoming homeless and to put in place support services for
them.&8 According to service providers, the team is useful in terms of understanding
capacity, identifying additional needs, and tracking certain homeless individuals/families
through the system.

Another service provider spoke of the creation of the National Homeless Action
Committee at the end of 2021.5°

‘ ‘ In terms of oversight of w h a thap@ening nationally, is a good thing because
it allowsé the challenges and opportunities, and threats, that are evident at
the local area, to come to the table at a national level in a more co-ordinated
way. [The committee] can look at a global response in the way [issues] are
presenting, because if they come up in Donegal, they may have come up in
Kerryé That openness to the transfer of learning is one that is very useful. i
SP7

All eight (n=8) service provider interviewees highlighted the positive changes, fuelled by
the pandemic, that have improved the way services are delivered. Not only were lines of
communication within, and between service providers enhanced but the move on-line has
also greatly improved the ability of people to seek and receive support.

‘ ‘ One of the things that improved at the beginning of Covid-19 was that people
communicated a lot more flexibly, and it was possible to pick up the phone
and speak to almost anybody in the countryé There was a lot of co-
operation between different agencies. i SP 1

‘ ‘ Within our own service there was a huge investment in technology and
newer ways of working, which was really, really beneficialé T h e r eldt of
hybrid working with clients as well. So, less travelling, probably fitting in more
people throughout the working day because of less travel, and [the service]
becomes a lot more available for people as well when i t odlime. And | think
the general consensus, even from our service users, is that has been a really
good initiative. T SP 2

68 Sligo County Council, Annual Report 2020
69 National Homeless Action Committee, Department of Housing, Local government and Heritage
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Perhaps the greatest strength of homeless service provision in recent years has been the
introduction of Housing First (Section 4.2). The Housing First plan has proven successful
in reducing the numbers of long-term homeless individuals across Ireland since its
introduction in 2018. Service provider interviewees spoke highly of the scheme and,
notwithstanding the challenges posed by the lack of one-bed units, its role in successfully
supporting long-term homeless people to live in permanent, secure accommodation has
been an important one.

The basis of the Housing First plan is the provision of a stable, permanent home as a first
step in accessing support for mental, physical, social, and other issues. The Irish scheme
currently focuses primarily on vulnerable single individuals who have accessed homeless
services either consistently or intermittently over a long period of time. The benefits of
this 6 h o u-6 ke apfroach to homelessness is one championed by service providers.

‘ ‘ The other thing | really like about the [Housing First] model is there is this de-
emphasising on people having to meet certain criteria before they get the
accommodation. | t Mugh more about acceptingé y o u &at going to get
anywhere until you have a roof over your head and then you can start to
build things up again. [This] is a big culture change across services. You
know, we 6 used to saying, fi t hperson i s rdésérving accommodation
because of their bad behaviour.0i SP 1

Given its success, some service providers called for the expansion of the Housing First
model to capture as many homeless people, in all areas of the country, as is financially
possible.

‘ ‘ More initiatives like Housing First for couples rather than just single persons.
And even there is issues around youth homelessness. They d o nréatly fit
into that Housing First adult cohort. T h e r awihsle issue around how you
deal with that whole clientele. We 6 lueky in Sligo, we probably d o nhave
too many young homeless, but it is an issue, a huge issue in bigger cities i
SP 4

Further benefits of the Housing First model are discussed in Section 6.3.4.


https://www.sligococo.ie/YourCouncil/Publications/AnnualReport2020/SCC Annual Report 2020.pdf
https://www.gov.ie/en/publication/aad47-national-homeless-action-committee/
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6.2 Weaknesses

Weaknesses

Shortcomings or
disadvantages of

the various policy
and service
responses

Under the SWOT methodology, weaknesses are considered to be the issues that stop a
service from performing at the optimum level. When applied to the provision of
homelessness services, the weaknesses discussed hereafter are the ones which were
most commonly raised by interviewees, and the ones which are considered to most
negatively impact (i) the provision of supports and services to service users and (ii) the
experience of service users as they navigate through the system.

During the interview process, both services users and providers were asked to consider if
the current provision of services is meeting the needs of service users, and what are the
factors that are impeding the way in which services are delivered.
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Identified weaknesses centre on the supply of private rented properties and social
housing; affordability in the private rented sector; and the limitations of HAP in a market
of high rents and low supply. Linked to this, service users expressed frustration at the
duration of time they have spent in emergency accommodation, with the majority having
lived in a hostel or B&B setting for more than 12 months. Communication, and the
perceived lack thereof, was one of the most common factors raised by service users.
Themes of confusion on who to turn to for help on first becoming homeless, and a sense
of isolation and feeling lost within the system were raised in almost all service user
interviews.

The most common factors raised by both service users and providers are discussed
below.

6.2.1 Supply, Affordability, HAP

rent . | f
- Fiona

There's

not hing to

The general dysfunction in | r e | &ousing market is considered by service users and
providers to be the leading issue negatively impacting (i) p e o p lalalisy&o source
suitable and affordable private rented accommodation and (ii) service providers ability to
effectively support people requiring homelessness supports.

This section is divided into two parts T the first will address service users and providers
concerns of private rented and social housing supply in Sligo, and the second will
address concerns of affordability, and the knock-on impact of rising private rents on the
efficacy of the HAP scheme.
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Housing Supply

13 of the 14 service users interviewed spoke directly on, or alluded to, the chronic
shortage of affordable rental supply in Sligo and surrounding areas. The only interviewee
not to mention the issue was Paul, who was rehomed with Housing First two years ago.

There is considerable frustration over the lack of private rented accommodation in Sligo
amongst all service users interviewed. Ma r i exp&rience of looking for accommodation
for her and her children echoes the sentiment of the stories told by others i

‘ ‘ | have emailed | don't know how many houses a week. | email whatever is up
there [online]. It doesn't matter where it isé When you get to that point, when
you're so desperate, you don't care where it is, as long as you have a roof
over your headé But you know, in the back your head is it even worth my
time?é I've got a few messages backé i lit'$ not gone, I'll get back to you.o
But half of them don't get back to you. i Maria

Many service users felt that factors such as being unemployed; on a social welfare
payment; in receipt of HAP; from a traveller background; or currently living in emergency
accommodation have hindered their ability to secure rented accommodation. Because of
this, there was a clear preference amongst those interviewed for permanent, secure
social housing over returning to private rented accommodation.

Although there is a preference for social housing, the waiting list is long (c. 1,500 gross,
as of 31 December 2021) and the supply of social housing available to SCC is
constricted. Single service users with no dependent children, especially, spoke of a
sense of hopelessness when it comes to ever being afforded the security of a social
home.

All eight (n=8) service providers had equal concern over the lack of private rented
accommodation in Sligo to meet the growing demand. The issue of supply was viewed as
the number one driver of homelessness, with concern especially for the provision of
single person units. Without an adequate provision of affordable one-bed units it is
unlikely that single people in homeless accommodation will be able to find a home in the
short- to medium-term, or that the targets of Housing First will be met.
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‘ ‘ T h e r seaah a shortage of one-bedsé Wh o éda getting them is the general
single people who just require a one-bed. When are they ever going to be
housed if of [every two new one-bed units] one goes to disabilities, one will
go to Housing First? Those single individuals are never getting seen to. i SP
5

In an attempt to understand the supply issues in Sligo, service providers pointed towards
the impact that HAP has had on the availability of private rented accommodation in the
area.

‘ ‘ Different governments, in their wisdom, decided that we would rely on private
rented accommodation to sort out the housing shortage. T h a thégsly
impacted on the level, and type, of tenancies that we 6 kad. T h e r raudhs
more instability now for people and t h e raehdge effect of discrimination
and cherry-picking. i SP 3

Concern around the supply of social housing, in the context of a growing housing list, was
also raised by service providers. Although some interviewees welcomed the fact that a
number of housing projects are currently in train in Sligo town, from planning permission
stage onwards, the slow pace at which social housing will be delivered from these
projects was acknowledged.

The first hand experience of both service users and providers demonstrates the extent of
the crisis in | r e | &ousing snarket. Issues around supply and affordability have now
led to a situation where service providers are struggling to deal with the demand for
emergency accommodation. And so, not only does the supply of affordable private rented
accommodation need to be addressed, but also the supply of suitable emergency
accommodation (discussed further in Section 6.3.4).

“ T h e r censtantly a bed-flow problem, thatt h e met énsughbeds. Ther e d s
not enough B&Bs and hotelsé T h a & bBuge problem. Y o u @lways trying
to manage the resources that you have and w e 6 aorapeting with each other
for the resources all the time i SP 6

The overall result has been a sharp contraction in the supply of emergency
accommodation as demand for homelessness services grows.
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Affordability and HAP

Intrinsically linked to the chronic shortage of private rented accommodation, is the
upward trend in private rental prices and, as a result, a reduction in the efficacy of the
HAP scheme. All 13 service users interviewed (excluding the service users in Housing
First) were in receipt of a social welfare payment as their main source of income, further
adding to the challenges of affording current market rents.

The inadequacy of HAP in the context of current market rents was noted by all service
provider interviewees. One service provider noted that the issue of affordability and a
financial aspect to homelessness is a relatively new phenomenon.

EE T hercer@imly an element of a financial aspect to homelessness now that
was never there before. | mean people came into homelessness because
other problems were causing them to do it, but it wa s rbécause they
c o u |l fihandially afford to live in a houseé Wh a tdéfwmitely there is if
someone does end up homeless, financially they cannot get back out of it,
andt h aahégeissue.i SP 5

While legislative changes have been made to the scheme (Section 4.2), HAP rent limits
are now far below market rents and recipients find themselves in a situation of having to
0 t -o ptbe rent paid to their landlord, which can be an unsustainable exercise for those
on fixed incomes.

From the service providers perspective too there is a frustration that current HAP limits
are not adequate, with all eight interviewees flagging it as a significant issue.

‘ ‘ We 6 bezn corresponding with the Department, probably for the last 16-18
months at this stage, to try and get them to revise [the HAP rent limits]é | t 6 s
obviously very clear to anyone involved in housing, in Local Authorities, that
it presents a huge problem. 1 SP 4
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For single people, the issue of affordability with the HAP scheme is further compounded.
Single people (without dependent children) typically compete with couples (without
dependent children) for similar sized, one-bed apartments. However, under the current
HAP system, rent limits for single people are lower than for couples. This leaves single
people competing for properties with couples who typically have twice the income level,
and are in receipt of a higher HAP payment. The Government has signalled that it is
planning to expand the ¢ o u p HAPSOrate to single people however there is no timeline
on when this change will be introduced.”™

‘ ‘ [ | wedygsough on my own. For a single person, it's really hard. It's hard for a
couple, | can imagine, especially now. But as a single person, it is really
tough. 7 Niall

Discrimination against HAP recipients was also flagged by service users. The Equal
Status Acts 2000-2018 has made it unlawful to discriminate against someone in receipt of
a housing support however, service users interviewees spoke of HAP discrimination in
relation to sourcing private accommodation. While it is difficult to pin down the exact
reasons for not securing private rented accommodation, a majority (n=12) of those
interviewed spoke of the perceived difficulty of securing accommodation once the
landlord found out they were in receipt of HAP.

70 EEANTSA Policy Conference 2022
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6.2.2 Duration of Time in Emergency Accommodation

It's very slow getting people out of here.

- Emma

| JESpSp——

A direct consequence of the issues raised in Section 6.2.1, is that service users are
finding themselves living in emergency accommodation for longer durations. The majority
(n=11) of the service users commented on, or alluded to, the length of time they have
been, or are likely to be, in emergency accommodation. At the time of the interviews, all
but three service users had lived in a hostel or B&B for longer than three months, and
typically longer than 12 months (n=9).

Research has demonstrated the significant negative impact that living in emergency
accommodation for longer than three i six months can have on physical and mental well-
being. Issues related to limited infrastructure and adverse social experiences for those
residing in accommodation not specifically designed for medium- to long-term living has
been found to have a detrimental effect, especially on children.”* A 2021 report from
Dublin Simon Community found that 67% of single adults were spending more than six
months in emergency accommodation in Dublin i a trend which can lead to social
isolation and regression in respect of the skills required to live independently.”

Service users describe the journey out of homelessness as being 6 v esrl yo with many
feeling thatt h e ybéen @ f o r geolt a widd@ | oirs thedsystem. Others spoke with a
despair that comes with the isolation of living in emergency accommodation.

Once you have a roof over your head, they think you're housed. We're not
housed hereé Sitting here not knowing how long you're going to be sitting
here. There [are] people here years, in a place that's only supposed to be for
three months. I'm sure this is happening all over the country. 1 Adam

71 S, Stamp (2017), The Experiences of Newly Homeless Families Accommodated by Dublin's Homeless
Services in August 2015, Dublin Regional Homeless Executive
72 Dublin Simon Community (June 2021), Response to Homeless Report May 2021
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Service providers acknowledge that hostels and B&Bs are inadequate for long-term
emergency accommodation and fear that the longer the fundamental issues in the
housing sector are left unaddressed, the more difficult it will be for people to move out of
homelessness and back to living independently in their own home.

“ For all sorts of reasons, | now believe hostels d o nvéotk. We infantilise
peopleé Hostels create long-term homeless people. We bring them in and
whatever few skills they have we spend our time taking it away from them,
making them less and less resilient, and less and less able to survive on
their own. i SP 5

Addressing the supply of affordable private rented accommodation more generally will
not only act to prevent homelessness in the first instance but also enhance options for
those living in emergency accommodation to return to living independently more quickly.

‘ ‘ There certainly needs to be more emergency accommodation but there has
to be [moving-on] options because then all y o u @oing to do is fill the
emergency accommodation or hubs with the families and t h e ygding & be
left thereé There needs to be a plan of follow through with if somebody goes
in there for six months, w h a thé gan to move them outin six mo n t tme.d
T SP3


https://www.homelessdublin.ie/content/files/The-experiences-of-newly-homeless-families-accommodated-by-Dublins-homeless-services-in-August-2015.pdf
https://www.dubsimon.ie/news/67-of-single-adults-spending-more-than-six-months-in-emergency-accommodation/
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6.2.3 Lack of Communication and Information

What turn do | take? And where do | go for advice? Who do | ask? 4
- James

One of the most common issues raised by service users (n=13) related to a perceived
lack of information and communication from all service providers. Several interviewees
(n=3) spoke of not knowing who to turn to on initially becoming homeless, while almost all
(n=9) referenced a perceived lack of communication from SCC and other service
providers once placed in emergency accommodation. Linked to the aforementioned
weaknesses, service users talked about having no idea of who to contact, feeling like
they are receiving no support, and feeling isolated and forgotten about in the system.

| didn't actually know where to go or what to doé | never felt as frightened in
all my lifeé It's not even to get one foot on the ladder, it's just even to get
hold of a ladder. T James

A number of service users (n=4) spoke of the stress and worry associated with trying to
secure support from service providers. For these interviewees, there was confusion and
frustration over why they were not eligible for support, and the types of information
required in order to receive report.

‘ ‘ My hands were tied, it was very hard for me to actually prove that | couldn't
go back [to my family home]. i Fiona

While almost all (n=12) service users recognise the challenges in the housing system
and the additional pressures these place on service providers, there is a sense amongst
service users that adequate information and communication around how certain
decisions are made, or why certain services are offered or with-held, would improve their
understanding of the various steps that need to be followed to receive support.
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From the service providers perspective, the increasing demand and pressure for
homeless services means they need to be able to support the most vulnerable of
individuals and families.

‘ ‘ T h a thé rmost common point on which we differ, between service user and
service provider, because where they might think e v e r y enmiteedte their
own home, the bottom line is, these days, we simply ¢ a ndater for
every oeedsd § SP3

Communication between service users and providers appears to weaken further when
people are placed in emergency accommodation. This was broadly captured in Section
6.2.2, with service users feeling isolated and forgotten about the longer they are in the
system. The perceived lack of communication between service users and providers was
one echoed across all service user interviews (n=13).

£ £ This is the first time | talked to anyone about this service in 11 years. There
should be at least someone in here talking to me about this at least once a
year. Once in 11 years? 10 years with nothing. i Adam

At the time of interview, three (n=3) service users had either recently moved into, or were
waiting to move into, social housing. They mentioned that even through that process, of
transitioning from emergency accommodation to social housing, there was a lack of
communication around timeframes etc. which caused additional stress and worry.

Service provider interviewees noted that the homeless system can be overwhelming and
confusing when first encountered, and acknowledge that the current system of
communication can be improved, noting that the increase in demand for services has
reduced the capacity to maintain regular contact with service users.

‘ ‘ Aspirational, in the past, would be that w e 6bd contacting someone every
week or every couple of weeks. T h a hdd bappening now because of the
sheer number... | & oonscious that we 6 keeping our files active for
peopleé Every six months their housing application has to be updatedé
We 6 just not getting to do everything that we need to do for everyone these
days and it is regrettableé We like to keep in touch with people because we
like to be familiar with them so that we can recommend them for a particular
type of accommodationé | t héateful to have that meeting and sit there and
say i S o rljusyd o nhave any update for you.0 i SP 3
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6.3 Opportunities

Opportunities

Areas that can be
targeted in order to

improve/enhance
the services
provided

Having identified the key strengths and weakness in homelessness services, this Section
of the report focuses on the range of opportunities identified by both service users and
providers. In a SWOT analysis, opportunities are largely informed by the existing
strengths and weakness, along with other internal and external initiatives that will improve
the quality of service and supports.

During the interview process, both services users and providers were asked to consider if
homeless services in Sligo are adequate, and what one change they think could
significantly improve the quality of services delivered to service users and the experience
for homeless people living in emergency accommodation.
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Addressing the weaknesses identified in Section 6.2, the first two opportunities focus on

1. The supply of housing, affordability and HAP, and
2. Improved communication and information

Other opportunities, based on reoccurring themes raised in stakeholder interviews,
include

3. Improved homelessness supports; and
4. Review of | r e | hamdléssness and emergency accommodation strategy.

These opportunities are discussed in this Section of the report.

6.3.1 Supply, Affordability, HAP

While Section 6.2.1 focused on the issues of supply and affordability as they currently
exist in the market, this Section will focus on what service users and providers consider
to be the most important initiatives for meaningful change. Opportunities for change are
discussed under the headings of (i) housing supply, and (ii) affordability and HAP.
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Housing Supply

There was consensus amongst all service users and providers that housing supply is the
most important issue that needs to be tackled immediately.

‘ ‘ We have reached a situation where the Government has no optioné | think
t h e yabtheepoint now where t h e ygoéimgeao have to make courageous
decisionsé [the Government] have no choice at this stage but to produce
housing at pace as t h e y rievee done beforeé We have to produce
housing at a far faster rate than has ever been done before in this country
and we just d o nhéave an option. 7 SP 8

Although there are plans, under Housing for All, to deliver up to 30,000 new homes per
year, the supply of affordable housing in the current market will be critical if the plan is to
address issues such as affordability and homelessness in a meaningful way.

As already noted, the challenge faced by single people with no dependent children is
significant in terms of affordability and the availability of private rented accommodation.
Service users and service providers interviewees referred to the need for greater
diversity in the type of accommodation that is brought to the market i.e., increase the
number of one-bed units. Service providers also noted the challenge for Housing First
without an adequate supply of one-bedroom homes.

“ I think part of the problem was the Development Plan d i d haet clear
provision for one-beds butt h adhdnging and we now have an acceptance
by the planners that one-beds must be provided and any more discussions
with developersy o u telling them, i Y aneed to provide one beds.oi SP 4

The current undersupply of social housing was also raised by the majority of service
users and providers. With respect to this, there is a plan to supply 500 new social homes,
between the local authority and AHBs which, if delivered, could have a significant impact
on social housing waiting lists in the region.

‘ ‘ [Stock] is going to improve because we have a new homeless delivery plan
for over 500 houses in the next five years. So t h a pré@bhbly treble,
guadruple, our output on the previous five yearsé It would help
considerably. It would be a considerably help to reducing the numbers on the
[social housing] list. i SP 4
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The return of vacant properties to the housing markets was also raised by a small
number of service users (n=3) and service providers as a means to improve supply in the
short- to medium- term. Data from GeoDirectory”® Q4 2021 shows that the current level
of residential vacancy in Sligo stands at 9.5%, compared to a 4.4% national average. The
vacancy rates are higher in Donegal (10%) and Leitrim (13%) meaning the scope for
these properties to address the housing shortage in the Nort-West Region may be
significant.

SCC highlighted, however, the challenges associated with certain policies already in
place to improve the supply of housing stock. For example, as part of the Vacant Home

Scheme, the Buy and Renew Scheme (BRS) supports local authorites in 6 pur chasi ng

and renewing housing units in need of r e p amiaking them available for social housing.”

G Youcando this 6 B ayd Re n ebutét the end of the day you have to have
someone t h awiling to sell to you. | t \@ry easy for the Government to
say, i O hthere are all these vacant properties out here.0But if youd o n 6 t
have a willing selleré and there can be reasons for that, obviously¢ That 6s
a challenge, t h adnédf the challenges absolutely. i SP 4

73 Residential Buildings Report, Q4 2021, GeoDirectory
74 For more detail see, Vacant Home Scheme.



https://www.geodirectory.ie/getattachment/Knowledge-Centre/Reports-Blogs/GeoDirectory-Residential-Buildings-Report-Q4-2021/GeoDirectory_Residential_Report_Issue_16_Q4_Q2021.pdf?lang=en-IE
https://www.gov.ie/en/service/5976a-vacant-homes-schemes/#:~:text=The%20Buy%20and%20Renew%20Scheme,available%20for%20social%20housing%20use
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Affordability and HAP

The low levels of supply of private rented accommodation has had a knock-on effect on
affordability in the market. In an attempt to improve enforcement or rent controls, one
service provider called for the introduction of a rent register as a tool to track rent setting
and affordability within RPZs. Threshold have called for a similar tool to be introduced,
similar to the Property Price Register.”> Their contention, echoing the findings of the
ESRI (Section 4), is that without such a mechanism, rents are de facto decontrolled
between tenancies, meaning that rent certainty measures (i.e. RPZs) in practice can only
fully protect sitting tenants.

At the time of the interviews, one of the most common issues raised regarding
affordability was the rising disparity between market rents and HAP rent limits. As of July
2022, local authorities now have greater flexibility to increase rent limits on a case-by-
case basis, however baseline HAP rent limits remain unchanged since 2016.

[The Government] simply have to move away from the idea of being worried

of increasing HAP because it might adversely effect the rental market. Th at 6 s
just not sustainable any longer. We ¢ a ngé tn and think that current HAP

rates are going to remain. i SP 8

Aside from the challenges posed by HAP rent limits, service providers also spoke on
recipients behalf in terms of the cumbersome application process and the implications for
renters. Refinement of the process, and greater links between Government departments
may help to streamline the process.

The length of time to process HAP applications is protracted and leaves already
vulnerable renters in a difficult situation with their current, or perspective, landlord with
respect to the timely payment of rent. Service user Anna spoke of her experience and the
fears she had of losing her tenancy as a direct consequence of the lengthy process.

75 Threshold, Housing for All Submission, 2021
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It took three months for the HAP to kick in and during that first three months,
| had to pay U900 out of my pocketé It got to the stage where the landlord,
where he was getting pissed off with meé I'd hand in one piece of paper.
They'd want two more. I'd hand in two pieces of paper. They'd want four of
themé It just seemed to be delay, after delay, after delay.. My landlord
actually threatened to kick me out. i Anna

Aligned with the call for greater supply of social housing, a 2021 report from SVP76
compared the costs of HAP provision in Ireland to the cost of building new local authority
housing. SVP note that the approximate U1 billion per annum required to fund the HAP
scheme is equivalent to local authorities and AHBs direct building approximately 55,000
social housing units over a ten-year period, and 165,000 units over a 30-year period.

Since i tirception in 2016, HAP has supported tens of thousands of households living in
private rented accommodation. However, discussions with homeless service users and
providers as part of this research indicates there is significant scope to improve the
scheme and strengthen its overall role in supporting recipients. A focused redirection of
costs in the way proposed in the SVP report, could also result in a considerable
contribution made to the stock of social housing and the targets already committed under
the Housing for All plan of 9,500 new social housing units per annum out to 2026.

A Greater focus on the provision of affordable cost rental accommodation and social
housing, under the Housing for All plan, as well as greater urgency in bringing
vacant properties back to the market, to ensure that supply and affordability
pressures in the private rented sector are adequately addressed.

A Establish a 6 r ernetg i sot neonitor and enforce the application of RPZ rules
between tenancies.

A Review and revise HAP rent limits for all cohorts, and the HAP scheme in general
(e.g. application process and approval timeframe) in order to ensure it is fit for
purpose.

76 Combating Housing Exclusion in Ireland: Can 'Housing for All' Deliver for the People SVP Assists?, SVP,
September 2021



https://www.threshold.ie/assets/files/pdf/housing_for_all_may_2021_threshold_submission.pdf
https://www.svp.ie/getattachment/09abef6a-7b69-4e66-9431-5c8c490c10b6/Combating-Housing-Exclusion-in-Ireland-2021.aspx
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6.3.2 Greater Communication and Information

“ Even

and sayé
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- Anna
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scenes.

From the point of view of service users, there appears to be a significant breakdown in
communication with service providers at all stages of the homelessness journey. As
previously illustrated in Section 6.2.3, service users spoke openly about their feelings of
isolation and fear while living in emergency accommodation due, in part, to a lack of
information.

Following on from Section 6.2.3, this analysis shows that even minor changes in the way
in which service providers communicate with service users could have a significantly
positive impact. Changes in terms of frequency and clarity of communication are
important. Ni a bktdrydos$ struggling to find private rented accommaodation, while living in
emergency accommodation, highlights the disconnect that some service users feel in
terms of fully understanding the supports and services available to them on entering the
homeless system.

Before [this emergency hostel] came up, | had a guy, he worked in the
hospital actually, but he used to come and collect my rent. And | was looking
for somewhere to live at the time. And he said, "How are you getting on with
finding somewhere to live?" | said, "I can't find anything." and he said to me
"Well, I'm supposed to be helping you." It was the first time we'd ever met. It
was only because | said I'm finding [it hard] to find somewhere. He said, "I'm
supposed to be helping you but there isn't anything out there at the moment.”
And that stayed with me even now. i Niall

The majority of service user interviewees (n=11) called for greater communication with
service providers, particularly with SCC. The sense, from service users, is that a regular
6 ¢ h € ogbone call would give some reassurance that they have not been forgotten
about and that they are not alone in trying to source accommodation.
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If they were toé give you a call or reach outé and just say, "Look, we still
have your application open. We're still looking for houses, nothing has come
up yet." It would kind ofé put your mind at ease a little bit. i Sophie

K
i

e re, wor.kin behind he. . L
.F?om the service (\F/roxgde Se [rJeIrspecnve, tthere is scope to improve communication

mrclatﬁods, &nd the 1468 OF Mbré clegrl?/ Signposting the pathways through homelessness
services was identified as a need for users.

| think the information sharing piece needs to be better co-ordinated in terms

of making sure, i H e ar@the pathways.@ A very clear pathway so that if
somebody was presenting to them in terms of this issue, A OKt,h e rtte 6 s
pathway, t h e rthe diext step in the process.0 T h a sodnsthing that needs

to be developedé and made available to people who are homeless. i SP 7

While provisions are currently in place to achieve this objective i.e., PASS+, through its
Referral, Assessment, and Care Planning processes, service users appear to have little
or no awareness of these. A roadmap could be an effective tool in setting out the
provisions already in place, and should be a key objective of the forthcoming Regional
Homeless Action Plan. The roadmap should detail every stage of a service users journey
through the system, from their first meeting with the Council; the expected duration of
stay in emergency accommodation; and the expected outcome. The Pathway should also
include important contact information for the various service providers in Sligo; each
service providers function and role within the system; level of communication that users
should expect from providers; and the service users rights and responsibilities while living
in emergency accommodation. The creation of such a plan may be one which would see
the pathway explained, and services re-offered, at various stages of a service u s e
journey. P a u kitGasion, living in Housing First, illustrates this potential need to frequently
reiterate the services available to service users.

| don't receive anything. Nothing at all. But then again, | don't know whether
that's been through my stubbornness as well. | don't know whether I've been
asked. Not that | can think of. 1 Paul

Across all emergency accommodation types, service users referenced a frustration that
their needs are not being acknowledged or addressed. For some, this relates to the
communication pathways with service providers in general (discussed in Section 6.2.3),
while for others it relates to communication pathways with staff members. The latter was
particularly the case for those service user interviewees living in emergency hostels.
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In terms of complaints, a 2019 report from ICON 77, examined the rights and
responsibilities of people in emergency accommodation and the accessibility of a
complaints system. Their survey showed that 18% of respondents stated they knew their
rights versus 46% who stated that they knew their responsibilities. The report concludes
that this may suggest that homeless services operate from the pretence of 6 g o v e
and regulating b e h a v irather thén,froma 6 h o | iights-baseda ppr aac h 6

The survey also established that the majority of respondents would not feel comfortable
making a complaint but where a complaint is made, the preferred form is verbally to the
management of the emergency accommodation (42%), followed by verbally to the
resi dkep wérler (34%), and verbally to the local council (31%). The report
concludes that while the National Quality Standards Framework for Homeless Services
(NQSF) in Ireland will improve knowledge, a rights awareness campaign combined with
the introduction of a complaints log for verbal as well as written complaints could
significantly mitigate aggravating factors of not feeling listened to or understood.

More generally, service user interviewees spoke to the potential benefit to their well-being
and mental health of improved communication and engagement with staff members. A
series of research papers from FEANTSA looked at the various ways that empowerment
can improve circumstances for homeless people in this respect.”® Acknowledging the fact
that homeless people often suffer institutionalisation, stigmatisation, and discrimination,
the paper posits that 6 f e ehkeardnagd respected as an equally important and valuable
p e r scams@metimes be as important than the actual provision of homeless supports.

In this context, the FEANTSA report highlights the importance of creating an
6empowe s e a tthatgf yobc ors for example, treating people with dignity and
respect; being aware of power relations; ensuring a user friendly and pleasant
environment; strengthening social networks; creating opportunities etc. The development
of such a strategy or framework should be done in collaboration with service users,
management, and frontline staff, re-assessed regularly, and could be made available as
part of a 6 we | cpoantdkal outlines service u s e rights, responsibilities, available
services, and complaint procedures.

77 Understanding Rights and Responsibilities in Emergency Accommodation, 2019, ICON

78 National Quality Standards Framework for Homeless Services in Ireland, 2019, Department of Housing,
Planning and Local Government and Dublin Region Homeless Executive

79 Empowering Ways of Working: Empowerment for People Using Homeless Services in Europe. FEANTSA,
2009
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In terms of inter-agency communication, examples did arise during interviews to suggest
that certain relationships could be strengthened to the benefit of the whole system. One
example is the relationship between the Gardai and service providers. Two service users
(n=2) spoke of their experience sleeping in their car before SCC provided them with
iemeggency accommodation. In both instances the Gardai intervened but, according to
both interviewees, no guidance in terms of homeless supports were provided at the time.

One service provider also spoke of the opportunity to strengthen collaboration with
privately run mental health and addiction service providers in Sligo. Although the
numbers are considered relatively small, the service provider spoke of circumstances
where a person leaves in-patient mental health or addiction treatment with no fixed
abode. Greater communication and collaboration here, in terms of ensuring a person is
returning to a safe and secure residence after their treatment, may be an opportunity to
build on.

A Establish a regular 6 ¢ h ¢ mddstem between SCC and service users living in
emergency accommodation on a weekly, bi-monthly, or monthly basis, providing a
brief update on the service u s e caées

Develop and implement a 6 Pat hTwraugh Ho me | e s don assers, d@etailing
every stage of a service users journey through the system, as well as the provisions
and protections currently in place (i.e., PASS+ and NQSF) .

Run a rights awareness campaign targeted at those living in emergency
accommodation, and introduce a complaints log for verbal and written complaints
(specifically for those living in emergency hostels).

Establish an 6 e mp o we 5 Ine @& tweéhgfgcds on improving relationships and
communication pathways between service users and staff in emergency hostels.

Strengthen communication and collaboration between homeless service providers
and other bodies (e.g. mental health services, Gardai) to ensure that all individuals
without a home, or those at risk of homelessness, are aware of the services
available to them.


https://www.iconnetwork.ie/assets/files/pdf/rights_and_responsibilities_in_emergency_accommodation.pdf
https://www.homelessdublin.ie/content/files/NQSF-Standards.pdf
https://www.feantsa.org/download/091019_document_empowering_ways_en-15601437082829885824.pdf
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6.3.3. Improved Homelessness Supports

Aligned with the call for greater communication and information, the majority (n=12) of
service users spoke of the need for additional supports and advice to assist them through
the homelessness journey. The types of additional services called for by both service
users and providers, focused on the role of key workers and/or peer support; the
provision of counselling services for all people living in emergency accommodation;
improved supports for rough sleepers with the creation of a 6 o 1step-s h oip 8ligo; and
the need for a review of | r e | ahamkl@ssness and emergency accommodation
strategy.

The Role of Key Workers / Peer Support

The role of the key worker was predominantly brought up by those living in emergency
hostels in Sligo. On entering emergency accommodation, individuals are linked in with
the key worker who sets out a plan in terms of determining why they became
homelessness, and the steps required to return to private rented accommodation. From
the perspective of these service users, there is scope to either strengthen this role or
introduce a advocate role in conjunction with the key workers role.

| think [an advocate] would be important. At least if you had an advocate who
could speak on your behalf, explain your situation to [service providers], they
might have more education and experience rather than you just listening and
it falls on deaf ears. At least if you have someone fighting your corner then
[service providers] know that you mean business. The more support you get,
the better. i Claire
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While entities such as Threshold, Focus Ireland, and North-West Simon Community etc.,
take on an advocacy role for homeless people and those at risk of homelessness,
understanding the lived experience of homeless people may help to inform the types of
services required to support people.

In that respect, the role of a peer support worker was also brought up by both service
users and providers. On the service users side, one interviewee mentioned the benefit
that could be gained from talking to other people in the same situation as them, to learn
what steps they took, and what services worked for them. Service providers spoke of the
potential for service user involvement and feedback in informing the service that is
provided.

EE Staff have no insight into what any of that is like, unless y o u @atuelly lived
in [a] hostelé We d o nréatly understand that kind of insecurity, and that
kind of anxiety that must go with [living there]é That is the value of having [a
peer support worker], that they can give us a view of what it was like to have
to suffer under a rule like that. | thinkt h e radtosvalue in [it]. T SP 5

[For service users] to have someone to go to that understands where
[ t h e gotingeffom. A peer support perspective, of having someone who
has had similar issues whether i t fesr support in mental health, or
homeless services, but just having someone who could work in the same
capacity, or alongside a similar role [as an advocate] but has experienced
mental health services, or experienced homelessness.i SP 5

Consideration would need to be given as to what a peer support or an advocacy role
would look like for Sligo homelessness services. For any such service there will need to
be clear, professional boundaries in place, and training to ensure protections from trauma
for both parties.

A Ensure that a designated key worker or advocate, with an appropriate work load, is
assigned to each individual and family that enters emergency accommodation, for
the duration of time they live in emergency accommodation.

A Introduce a peer support worker to vocalise the experience and needs of homeless
people.













































