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Foreward

The Housing crisis and Homelessness is probably the single biggest issue facing us today. We 
hear about it everywhere. The number of children homeless continues to rise and everywhere 
we hear stories of those in rented accommodation facing increases and those in mortgage 
distress facing re-possession. Behind the stark statistics of those in homelessness lies the less 
visible reality of young families moving back in with often elderly parents as a result of rent 
increases or house sales. And where are these families to go? In the bubble days houses were 
being built and a potential homeless situation only lasted a short while. But that isn’t the 
case now. The supply is not there and the rents are increasing inexorably. That’s where the 
Ballyfermot Chapelizod Homeless Forum comes in with a local intervention. We don’t build 
houses, we don’t allocate houses but we do try to get accurate information for people facing 
homelessness and we do try to make the existing services perform better for people. The first 
step in getting a local initiative up and running is to map out the issue as it effects the people 
of Ballyfermot and Chapelizod. Thanks to our very capable researchers, Aideen Hayden and 
Chris O’Malley, we have compiled both the stark figures and the human stories behind them. 
This will help us greatly in highlighting the issues and getting the government and statutory 
responses that are so badly needed. But it is only a start. We need the active support of Dublin 
City Council officals and Councillors. We need a response from government that will address 
the ‘pipeline’ issues of homelessness-the families who don’t yet appear on the statistics but 
with one more shock may well do so. And we need local organisations and people to become 
involved in making the Homeless Forum effective and meaningful as a local initiative.

Gerry McKeever 
Chair of the Ballyfermot/Chapelizod Homeless Forum     

1



A STEP ON THE PATHWAY TO HOME Responding Locally to Homelessness
in Ballyfermot & Chapelizod

1. Introduction

The authors were asked to undertake the research for this report by the Ballyfermot Chapelizod 
Homeless Forum in August 2016. The work was undertaken at a time when it was universally 
recognised that Ireland was experiencing a severe and unprecedented homelessness crisis.

In Ballyfermot there had been a significant local response to the issue, including the establishment 
some years earlier of Help for the Homeless (a group which has organised both emergency 
food support and campaigning on behalf of rough sleepers), in response to the death of a local 
man who had been sleeping rough, and a significant increase in local awareness of the issue. 
The initial focus of voluntary organisations in responding to homelessness in Ballyfermot was 
on food poverty, and the Red Cross has collaborated with local organisations on running a food 
voucher scheme from the Civic Centre for people affected.

Stakeholders interviewed for this research repeatedly made the observation that housing 
availability and security had become an issue for their clients over the previous three years, 
where it had not been a major problem before. The local conferences of the St. Vincent de 
Paul Society, for example, estimated that they had come across about 280 cases of people with 
serious housing problems in the area in their work.

Traditionally responses to homelessness have been organised on a top-down basis, and driven 
by a centralised approach. It is evident from the research gathered that the areas in which 
people affected have been living, and the local dimension to their lives, are given little real 
weight in practice so far. Yet it is also clear from the research that a capacity to respond at local 
level on a collaborative basis would offer great potential for tackling the issue more effectively. 
To achieve this would require a commitment to make it work by Dublin City Council and all the 
other agencies concerned. Given that €46m has been allocated in 2017 by Dublin City Council 
for homeless accommodation, the evidence strongly suggests that such a commitment would 
prove to be a worthwhile investment.

The authors were asked to gather as much evidence as possible about the nature and extent 
of the problem, about what is currently being done in response to it, and in particular, to 
help identify options for what still may need to be done in response. This report represents 
both the findings of the research, and recommendations to emerge from discussion with local 
stakeholders.
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2. Context: National Homelessness Crisis

2.1 Homelessness Prior to 2011
A report was commissioned by the Ballyfermot Homeless Initiative in 2010, written by consultant 
Simon Brooke. The report confirmed that homelessness was at that time a significant issue in 
the area, with an estimated 68 people from the area being homeless at the time. Since then, 
the issue of homelessness has grown significantly in scale at national level, affecting a larger 
cross-section of the community, with more than 7,000 adults and children reported as being 
homeless by the end of 2016.

When the new Government took office in 2011, following the budgetary crisis that led to 
Ireland’s entering into a bailout agreement with the EU and IMF, the summary housing policy 
statement (DECLG 2011) issued at the time conveyed a sense of business as usual in relation 
to homelessness. It said that a “good framework of supports” was in place in relation to 
homelessness, and pledged to “continue to focus on tackling the root causes” of homelessness. 
A key part of that framework was the Dublin Homeless Agency, which had been established 
in 2001, and in 2011 became the Dublin Regional Homeless Executive. The DRHE is jointly 
sponsored by the four Dublin local authorities, and was established in order to provide a more 
integrated response to homelessness in Dublin, with participation from related state agencies, 
notably the HSE, and an integrated data collection system.

The Housing Act of 1998 had provided the first legal definition of homelessness in Ireland, 
following a lobbying campaign by NGOs engaged in responding to the issue. It requires local 
authorities to carry out an assessment of housing need, including in respect of homelessness, 
and expands their powers to provide a response to it. The Housing (Miscellaneous Provisions) 
Act of 2009 added further elements of the policy architecture in responding to homelessness, 
including the establishment of a Consultative Forum and Statutory Management Group on 
homelessness by each local authority. 
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2.2 Housing First

While the 2011 Government statement on housing policy conveyed a sense of following a set 
policy direction on homelessness, in fact a significant innovation did follow during the period 
2011-15, in the form of the Housing First demonstration project organised by the DRHE in 
collaboration with other statutory agencies and NGOs. At that time, it was still the case that 
the overwhelming majority of people who were homeless were single people who had issues 
with addiction and/or mental health. The established approach to responding to homelessness 
was to endeavour to provide treatment for these issues while the client was in temporary 
accommodation, with a view to moving them to more permanent housing once the treatment 
had proved successful. In the words of the evaluation report for the Dublin project (Greenwood, 
2015), “a Housing First programme reverses the order of services, so that housing is provided 
before treatment”. Rather than being based in communal housing with onsite services, 
clients are provided with regular homes in normal neighbourhoods, and services provided 
are customised to the needs of each individual. The conclusion from the project was that 
participants in the project were significantly more successful in maintaining independent lives 
in their own housing than the comparison group receiving the more conventional treatment. It 
was recommended that a housing-led – rather than treatment-led - approach should become 
the general policy to be pursued in responding to homelessness.

This approach was in fact formally endorsed by Housing Minister Jan O’Sullivan TD (DECLG, 
February 2013), in advance of the final evaluation of the project). It represented a logical 
development of the strategy previously articulated in the Pathways to Home document (Dublin 
Homeless Agency, 2010), in which an integrated strategy was designed to put the client at the 
centre of collaborative work between the agencies involved. The document called for resources 
to be “redirected to addressing the needs of the service user in long- term housing” and away 
from an emphasis on temporary accommodation.

An Oversight Group set up by the Minister, reporting in December 2013 (DECLG, December 
2013), pointed to a fundamental disconnect between the extensive range of services to 
homeless people being provided by NGOs and the broader housing system, which was having 
the effect of slowing down the implementation of such policy. Two Housing First teams were 
established by the DRHE in 2014, one managing intake and the other providing intensive case 
management, with a target of providing services to 100 rough sleepers by the end of 2016. To 
put this in perspective, that figure represented less than 7% of the total number of homeless 
people in emergency accommodation with support services (i.e. people diagnosed as needing 
support treatment) in Dublin at that time.
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2.3 Growth in Homelessness

Nationally, the period from the first quarter of 2014 saw a doubling of the number of homeless 
adults by the December 2016, from 2,306 to 4,643. These figures do not include the even more 
rapid growth in the number of homeless children, which reached 2,505 by the end of 2016, not 
having even been counted as a separate category in 2014.

This dramatic increase signalled the appearance of a new type of homelessness, which first 
became evident in the course of 2013, namely economically-driven family homelessness. In the 
words of the DRHE Action Plan (DRHE, 2014):
“…a significant affordability crisis occurred among lower sector private rentals where substantial 
rent increases over 2013 priced out lower income and welfare-dependent households. . . Some 
have no option other than recourse to homeless services.”

This phenomenon was driven by rent increases greatly widening the gap between levels of rent 
supplement paid by the Department of Social Protection and rent demanded by landlords. For 
the first time, large numbers of people were becoming homeless, not as a result of addiction 
or mental health issues, but through purely economic pressures (Threshold, 2014).

2.4 DRHE strategy

The Action Plan for the DRHE 2014-16 set out a number of strategic objectives. These included:

4  Increasing provision of housing units for homeless people, whether through local 
     authority development or rented properties;
4  Continue developing a rent supplement pilot, encouraging Community Welfare 
     officers to use their discretion in supplementing rent supplement levels where required;
4  Promote the development of a new Housing Assistance Payment scheme. Among other 
     things, this scheme differed from rent supplement in being available to low income earners, 
     and providing for higher rent levels;
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4  Strengthen responses to people at risk being discharged from institutions, through protocols 
     with the relevant services;
4  Develop service hubs at regional level within Dublin, with active participation from all relevant 
     services locally.

The latter point is of particular relevance for an area-based response to homelessness in the 
Ballyfermot Chapelizod area.

2.5 Response to Growth of Homelessness

The Implementation Plan on the State’s Response to Homelessness 2014-16 (DECLG, 2014) 
placed major emphasis on pursuing the Housing First policy, and on identifying and refurbishing 
vacant local authority units to make them available for homeless people. Over 4,000 vacant 
units were refurbished over 2015 and 2016, while over 1,400 units were reportedly still vacant 
in late 2016. To put it in perspective, the latter figure represents little over 1% of total local 
authority stock. In the nature of managing any set of housing stock, there is likely to be minimal 
scope to reduce this figure significantly in order to increase the available level of stock to meet 
the need.

Overall, the main strategic thrust articulated by Government in response to the homelessness 
crisis has been a renewed emphasis on construction of social housing, which had been declining 
in historic terms throughout the years of the Celtic Tiger, and had virtually ceased during the 
years immediately following the financial crash of 2008. This objective was articulated in the 
Social Housing Strategy 2020 (DECLG, 2014) and again in Rebuilding Ireland (DHPCLG, 2106). 
The Government has also committed itself in the latter strategy to ending rough sleeping and 
ending the need for emergency accommodation for families by July 1st 2017. While funding 
has been allocated towards achieving these objectives, the speed with which they have been 
attained has in practice been constrained by the realities of planning and procurement. For 
example, the Irish Times (August 2016) reported that 833 new local authority housing units had 
been built since 2011.

Given that new housing units have not yet been made available in any significant volume 
relative to the scale of need, the growth in number of homeless people since 2013 has clearly 
demanded further urgent responses from government. In particular, the role of the private 
rented sector as the source of the new form of homelessness which is largely economically 
driven has increasingly needed an urgent response. One immediate response to the issue of 
unaffordable rents and rent supplement levels was pioneered by Threshold, which successfully 
proposed to the Department of Social Protection the establishment of the Tenancy Protection 
Service in 2013. The TPS team of Threshold takes on the role of helping tenants respond 
to cases of unaffordable rent, and where appropriate makes applications to the Department 
for increases in rent supplement to enable rent to be afforded. The great majority of such 
applications have reportedly been agreed to.

As is outlined further in the body of the report, there have been two key changes made by 
government in the latter half of 2016 in this area. Firstly, in June 2016, rent supplement levels 
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were substantially raised by Minister for Social Protection Leo Varadkar in response to market 
levels. Secondly, Minister for Housing Simon Coveney published a Strategy for the Rental 
Sector (December 2016) on foot of the broader housing strategy of the current Government 
(Rebuilding Ireland, July 2016). The key innovation in the latter document was the introduction 
of an ongoing regime of regulation of increases in rents, imposing a maximum of 4% in any 
one year, in strategic zones designated according to set market indicators. This followed on a 
two-year freeze on rent levels introduced by Minister Alan Kelly in December 2015. The impact 
of some of the above policy issues will be evident from the findings of the research reported 
on below.

3. Research Methodology

The research undertaken combined four strands, namely data gathering, local case studies 
of homelessness, interviews with local stakeholders, and gathering proposals from local 
stakeholders for actions to address the issues identified. The information gathered was 
triangulated on the basis of the range of data and diversity of experiences gathered, ensuring that 
the conclusions drawn are as robust as possible. This includes both local and national statistics, 
and perspectives from homeless people, statutory agencies and voluntary organisations.

3.1 Data

Firstly, a range of available data relevant to the issue was gathered from both published sources 
and from interviewees. This data includes the following (the full list of sources cited is set out 
on Page 42):

4  Census 2011 and 2016 statistics relating to housing tenure, population, age and household 
     structure trends and vacant housing units

4  Tenancy Protection Service data for the area

4  Department of Social Protection data for the area

4  Case data from individual local organisations

4  Homelessness data for Dublin from the Department of Housing, Planning, 
     Community & Local Government

4  DKM Economic Consultants’ survey of landlord attitudes

4  Published reports and policy documents from Government and the Dublin Regional 
     Homeless Executive.

It should be noted that one critical piece of information which has been missing is a local 
breakdown of the homelessness data for Dublin. The previous Dublin Homeless Agency used 
to make available a breakdown of its statistics for homelessness, not only by postal code, but 
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by electoral division. The reason cited for the absence of this information is the pressure on 
staff resources at the Dublin Regional Homeless Executive caused by the intensification of the 
homelessness crisis. However, the absence of such analysis has made it far more difficult to 
achieve any further movement on the expressed intention in the DRHE’s Action Plan (2014-16) 
of developing a more localised focus to service across Dublin. The evidence provided from 
a range of other data is therefore used in this report in order to arrive at best estimates of 
the extent of homelessness and risks of homelessness locally. This includes in particular data 
from the Tenancy Protection Service, which deals specifically with the risk of homelessness 
arising within private tenancies, which has been by far the largest source of the increase of 
homelessness since 2013. 1

3.2 Case Studies

Based on talking with people who have been experiencing homelessness, or the imminent 
threat of homelessness, case studies have been put together of the experience of homelessness 
faced by specific people. The case studies were chosen in order to provide a view of the range 
of situations people can find themselves in:

4  Sharon was given notice of termination of her tenancy by her landlord, who wanted 
     to take the house back, and faced the prospect of becoming homeless with her two 
     sons until she succeeded in finding a landlord willing to take her under the HAP 
     (Housing Assistance Payment) scheme.

4  Peter and Carol, with three children, were given notice of termination after they had 
     both lost their employment, and have had to live in emergency accommodation in 
     a hotel since the termination of their tenancy.

4  Susan and Michael, with two children, became homeless as a result of being unable to 
     stay in a stable home with family members where there was an addiction problem. 
     They have been living in emergency accommodation in a hotel on the northern 
     fringe of the city.

4  Sarah and Jim are living in a tent just outside the Phoenix Park, both being unwilling 
     to stay in a hostel.

4  John, who lived on his mother’s sofa until she died, is now living on his brother’s sofa, 
     with addiction issues making the situation very difficult.

The case studies were studied through carrying out semi-structured interviews with one or 
more of the people concerned in each individual case, to obtain a full picture of the experience 
of being homeless or facing the immediate threat of homelessness, what caused it, and the 
response to it.

8
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3.3 Interviews

Secondly, interviews were conducted with a wide range of local stakeholders in order to gather 
together the experiences and insights of these agencies and groups as to what has been 
actually happening. It became clear from the responses gathered that saturation coverage had 
effectively been achieved in relation to the range of perspectives and experiences available – 
that is, key issues and themes were being repeated sufficiently often to give confidence that 
the picture being formed was an accurate one. Interviewees were drawn from the following 
organisations (where more than one, the number of interviewees from each is in brackets):

4  Clients of Help 4 Homeless and other local organisations, who have 
     experienced homelessness (4)

4  ACCES (Health Service Executive)

4  Ballyfermot Advance Project (2)

4  Ballyfermot Chapelizod Partnership (2)

4  Ballyfermot Community Association

4  Ballyfermot Community Civic Centre

4  Ballyfermot Star (3)

4  Ballyfermot Travellers Action Project

4  Chapelizod Community

4  Citizens Information Service

4  Community Welfare Office

4  Dublin City Council (3)

4  Dublin Tenancy Protection Service (Threshold)

4  Family BASE (2)

4  Family Resource Centre

4  Help 4 Homeless

4  Home School liaison/Care Manager (3)

4  Matt Talbot Trust

4  Money Advice and Budgeting Service

4  Parishes (3)

4  Public Representatives (3)

4  Simon Community

4  St. Vincent de Paul

4  Tusla (Child & Family Support Agency) (2).

All interviews conducted were semi-structured according to a standard set of issues to 
be explored in each. The interviews with the homeless people were focused on their own 
experiences, and what changes in service provision they would wish to see.
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The interviews with the other were structured on the basis of the following set of issues:

4  Their own experience, qualitative and as far as possible quantitative, of dealing with 
     homelessness on the front line;

4  Any trends or developments that have been evident over the past three years;

4  Their understanding of the reasons for what they have been experiencing;

4  Any collaboration between themselves and other groups or agencies, and the 
     strengths and weaknesses of collaboration;

4  What services in response to the issue have been working well, and where are still gaps;

4  Service and policy issues that, in their experience, need to be addressed.

3.4 Workshop with Stakeholders

Finally, a workshop was organised on November 28th by the Ballyfermot Chapelizod Homeless 
Forum that was attended by over 50 representatives of local stakeholder groups, to consider the 
findings from the above. Guest speakers at the event, whose presentations assisted participants 
in thinking further about the issues, were Fr. Peter Mc Verry, prominent homelessness service 
provider and campaigner, and Brendan Kenny, Deputy CEO of Dublin City Council.

A range of proposals was put forward by participants, which are set out in the final section of 
this report.
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4. Overview of Ballyfermot and Chapelizod

This section sets out some general statistical context for the study. There are some significant 
housing contrasts across the area, with three distinctive zones consistently outlined. The zones 
are Chapelizod, Lower Ballyfermot (made up of the electoral divisions in the map over the page 
of Drumfinn, Decies, Kylemore and Carna), and Cherry Orchard. As only limited data sets from 
the 2016 Census have yet been released, most of the Census statistics outlined here is drawn 
from the 2011 Census.

Fig.1 Three zones of the Area

Note: statistics for ethnic minorities include Travellers
As is evident, Cherry Orchard has a much younger profile than the other two areas, with only a 
third the proportion of people over 65, but almost twice the proportion of its population under 
25, compared to Chapelizod especially. Lower Ballyfermot’s age profile was relatively skewed 
against the more economically active age groups, having nearly half of its population either 
under 25 or over 65. While Chapelizod has a high proportion of ethnic minority people in its 
area (22%, compared to a national average of 16%), Lower Ballyfermot has a significantly lower 
ethnic minority profile, accounting for only 5.5% of the population. Chapelizod, unlike the two 
areas of Ballyfermot, has not traditionally had a high proportion of local authority housing, 
but instead has a relatively much higher proportion of private rented housing stock, and this 
continues to be reflected in the current housing profiles.
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Chapelizod 
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rented 

Chapelizod 23.1% 13.8% 22.0% 8.0% 
Lower Ballyfermot 32.8% 14.7% 5.5% 22.4% 
Cherry Orchard 39.1% 4.8% 18.5% 35.8% 

Table 1. Population Profile of 3 Zones

Source: Census 2011
There are significant contrasts between the three zones in terms of population pro-
file, as can be seen in the table below:
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The 2016 Census has published some preliminary results, including growth or decline of 
population by local area. At a time of housing shortages, these figures are obviously of great 
significance in framing the issue of tackling and preventing homelessness. We can see from the 
figures that there has in fact been little enough movement in total population size for the whole 
area between 2011 and 2016, with an overall decline in fact of just under half a percentage 
point (-0.4%). There is some contrast across the area, with what growth there has been being 
essentially focussed on the Lower Ballyfermot area, as indicated in the map below.

Fig. 2 Population Growth & Decline 2011-16

Source: Census 2011 & 2016

The fact that population has been relatively stable across the area should in principle make it 
more manageable to anticipate and respond to housing demand than if the population were 
growing rapidly. In 2011, of a total of 7,888 households in the area, the majority were owner 
occupied (56%). Less than half of that number (24%) were renting from the Local Authority, while 
a further 16% of households were renting from a private landlord. The latter figure is higher 
than often assumed about this area, and is of great significance for the issue of homelessness, 
as cases of homelessness nationally have tended to come disproportionately from the private 
rented sector.

Fig.3 Breakdown of Housing Tenure Type (Census 2011)

Source: Census 2011
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There are some variations in this pattern within the area. For example, private rented is the most 
common of the four types of tenure in Chapelizod, but private renting is also more common in 
Cherry Orchard than in Lower Ballyfermot. In Cherry Orchard however, local authority housing 
is overall the most common type of tenure.

Fig.4 Housing Tenure by Area (Census 2011)

Source: Census 2011

It is interesting to compare the statistics from the 2011 Census on private rental to the figures 
published by the Residential Tenancies Board for the number of tenancies registered with them. 
As can be seen from Table 2 below, the Census showed significantly larger figures in 2011 than 
currently registered with the RTB, with the Census figures being half as large again. It is possible 
that this discrepancy indicates a significant “grey market” of informal renting arrangements 
that have not been registered with the RTB. Statistics provided by the Department for Social 
Protection indicate that a significant proportion of private tenancies in Dublin 10 are held by 
people who are in receipt of rent supplement.

Table 2. Private Rented Tenancies

Sources: Census 2011, RTB Website, Dept. Social Protection

In Section 6, the evidence and statistics pointing to the extent of homelessness in the area will 
be outlined. First, however, it is important to take note of two types of statistics that could be 
at least indicators of potentially suboptimal usage of the current housing stock.
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One type of statistic that has now been released from the 2016 Census relates to the incidence 
of vacant dwellings. This indicates that over 5% of housing units in the area are currently vacant, 
representing a total of 444 dwellings. Little or nothing is apparently known by the authorities 
about the reasons for these vacancies, and therefore it is not possible to say whether specific 
policy moves would help to trigger their availability for people who currently need housing, or 
what those policies would be.

Fig.5 Vacant Dwellings

Source: Census 2016

The second issue is the significant number of households in the area that are occupied by just 
one person – just over 25% in fact, a phenomenon that is more marked in the areas which have 
an older age profile. This represents a total of 1,990 households across the area. The main 
driver of this phenomenon is reportedly the ageing of households as children have moved out. 
To the extent that this is the case, it suggests the possibility of downsizing for those households. 
To the extent that elderly people living alone can be supported to move to suitable smaller 
dwellings this could in turn free up larger dwellings for new families.

Fig.6 % of 1-Person Households

Source: Census 2011
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5. Case Studies

In the section which follows, five case studies are outlined which profile the experience of 
real people who have suffered from homelessness or been at immediate risk of it. The first 
four case studies are all based on interviews with the people concerned. These accounts are 
rendered as close as possible to the voices of the people interviewed. The fifth is based on an 
interview with the person’s key worker, who was able to describe the client’s experience. The 
names of all of the people concerned have been changed in order to protect their privacy. The 
range of experiences described, however, are real and, as is clear from the broader range of 
interviews carried out, broadly representative of the experiences of many people.

Case Study 1: Sharon

Sharon, a single parent, had been living with two sons in a rented house for a number of years. 
She loved the house, which had a garden, and was great for the kids – previously she had 
always lived in an apartment.

In April 2016, one day when she returned from shopping, the landlord rang and asked her to 
come over. She thought that they were going to tell her that they were putting the rent up and 
thought “I can deal with it”. The rent was below the rent supplement limit and if necessary 
could be raised. The landlord, who is elderly, said they were going to sell the house. They told 
her that they found that they couldn’t manage two houses, and wanted to move back in to 
the house she was in and to sell the other house. Sharon “nearly fell on the floor” and started 
crying. The landlord got upset himself, having been a good friend and neighbour. He said it 
wouldn’t happen straight away, and that she would have six months to find somewhere else.

Sharon had heard stories of people in hostels and hotels, and thought “My God, this is what’s 
in front of me”. She was in complete shock. Lots of friends she knew – at least eight - had to 
leave the area already, because of rents getting too high. Some of these cases arose because 
landlords had decided to use Airbnb for short-term rental of individual rooms, rather than 
longer-term letting.

She kept the news from her sons, one of whom was about do the Leaving Cert. Both were 
going to school locally, and she was afraid that if they were worried it would affect their studies.

Sharon felt she didn’t know where to turn. She got onto the DAFT website every day – it 
became “like an addiction”. She went into Focus Ireland while in town one day. She was shown 
a long queue outside, and thought: “my God, this whole other world is out there.” She saw 
people of all ages, all walks of life sitting in their café. The Focus staff were very friendly and 
told her that if she wanted to come back tomorrow they would look out for her. Later the same 
day, she got a call from a Focus staff member, in response to a voicemail she had left earlier, 
and they arranged to meet. She found his support “brilliant” and commented that “Anyone 
I can support from now on, it will be Focus Ireland.” He advised getting the landlord to write 
out a letter for her setting out the situation, as well as providing a reference, which she then 
presented to the DRHE’s Central Placement Service at Parkgate Hall. She found the staff there 
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very helpful. As well as constantly consulting DAFT.ie, she rang around Clúid, Respond, and 
other voluntary housing bodies – “never did so much research”.Her adviser in Focus told her 
about the HAP scheme. It was a long process to apply. Sharon read on one of the forms that if 
she took it up, she would be off the housing list. Her Focus adviser told her that she could go 
onto the housing Transfer list, and to make sure that once accepted onto HAP, she got onto 
it. Once accepted for HAP, her Focus worker said: “that’s the easy part done.” The hard part 
was to go out and find a landlord to take her – which she had already started doing on DAFT.

Sharon found the months of trying to find a landlord “crazy, unbelievable – trying to get a 
viewing, getting someone to even get back to your email”. She even pursued some places 
advertised for sale in her area, to see if they would be willing to rent. She told them how she 
was active in the local community. Something came out of one of these contacts where she got 
the owner’s number. However, the apartment turned out to be too small for a family of three. 
Other properties visited turned out to be the same.

Sharon reports that the stress that she experienced during this time effectively took over her 
life, and made it impossible for her to pursue anything else. She would like to start a course run 
by New Beginnings, the training and development organisation. However, she hasn’t been able 
to while struggling with the imminent prospect of homelessness. She had previously worked on 
a CE scheme, working with children with special needs. This didn’t pay her (she would have lost 
her rent allowance if she were being paid) but she had found the work rewarding otherwise.

She found the six months to be an “unbelievable roller coaster”. She considered moving out of 
the area to where rents might be cheaper, possibly as far as Lucan. She was not worried about 
her position on the HAP, because even if she moved outside Dublin, she knew other Counties 
were running HAP as well, even if she had to go through a separate application for it. However, 
once she found an apartment in Lucan, she became “sick with worry” about the effect it would 
have on the children, still in school in the area, so did not take it up.

There were many places she thought she might want where she heard nothing back. In a 
number of instances, she had the feeling that when a landlord or agent saw the form for the 
HAP that they felt “Oh no, I’ll have to give my bank statements…I always felt that was putting 
them off.” In one case she saw an apartment where her reaction was “I wouldn’t let an animal 
live in it” – in that case they were looking for E1450 a month for it. “It was absolutely filthy – I 
thought, they don’t have to clean it, there’s so many people looking for it”. At one point she 
went to the local priest’s house, and told him about her family’s situation. She asked if he’d say 
anything at mass – not to say her name, but to see if anyone knew of a place that might be 
available, but no one got back to him.

Even though she was approved for the HAP, she continued to feel homelessness looming. Her 
Focus worker kept ringing up to check how she was getting on. Finally, she did find a landlord 
willing to take her in an apartment that they could live in. The apartment is a longer walk to 
the bus stop, but it’s still in the same area. There was a checklist for the HAP with Dublin City 
Council, the landlord had ticked everything, including shower covering and fully functioning 
kitchen. When she looked at it, there was no shower curtain, the oven was broken, and the 
apartment needed a lot of paintwork, and the rent being quoted was E1500 a month. But 
despite this, she did like it, and it was accepted for the HAP.
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She requested the agent to ask the landlord about getting painting and repairs done. Then the 
agent rang to say that the landlord had a family member coming home from Australia. One of 
her sons found her crying in the house after she had heard this, and asked her what was wrong, 
but she still felt unable to tell him.

She noticed the apartment being advertised a couple of weeks later on DAFT again, this time 
for E1600. She rang the estate agent to say she had seen it re-advertised on DAFT for more, 
when she had been told that there was supposed to be a family member moving in. The 
following Monday, the agent rang back to say it was available again. Because it was unfurnished 
- though advertised as either - the landlord agreed to reduce the rent to E1450, which meant 
there would be no need to pay a top-up above the rent supplement. (In all previous cases, she 
had needed to pay a top-up, and “had to basically lie about the amount of rent I was paying”. 
All her children’s allowance had essentially gone to pay for rent top-up.) The new lease goes 
year to year. While it is supposed to be long-term, nothing is certain. Sharon does feel however, 
that “with Dublin City Council behind me, it gives a bit more security”.

She signed all the forms, but couldn’t move in until the repairs were done. Her old landlord 
let her stay in the previous house until it was ready. Her father did the paintwork on it. The 
apartment was unfurnished, but she got some furniture from her old landlord, and some from 
her family. She had to pester the landlord for a number of weeks to put in the shower curtain 
and oven, even after the landlord had started to be paid through the HAP.

She moved in to the new apartment in October 2016. She summarises the situation: “It has 
been the most stressful time of my whole life.”

Case Study 2: Peter and Carol

Peter and Carol have three children and had been renting an apartment in the area. While they 
had both been working, they were paying E1200 per month in rent. In April 2016, at the time 
when Peter was given notice of his job being lost, Tara was going on maternity. They asked the 
landlady whether she would accept rent supplement, three months before Peter’s job finished. 
The landlady gave no response initially, then she told them that she was selling the apartment. 
She gave them three months’ notice in June.

They spent the three months looking for an alternative apartment to stay in, but couldn’t find 
anywhere – for example, one apartment was looking for E1600. In September, the landlady 
packed the family’s clothes into 20 black sacks, two days after the notice had expired, put them 
outside on the street, and changed the locks. Threshold advised the couple that this process 
was illegal, but the landlady made no response to this.

They split up to stay with friends and family for a few nights (Peter went to Drogheda), but it 
was difficult. They went to Parkgate Hall and explained their situation. The Central Placement 
Service first checked whether they had somewhere to stay immediately, which they had. Some 
days later, they found them a hotel place in the city centre with two bedrooms, which was “very 
basic, just four walls”. The hotel looked for E11,000 per month.
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The family found themselves seven flights of stairs from the ground floor, there was no lift, 
and they had three small kids. They reported that one son adopted the toilet as his playroom, 
because there was no space anywhere else. There was no parking provided, so, due to the cost 
of parking in the city centre, they had to wake up at 6.30 to leave the city centre every morning 
and only come back after 7.00, because they could not afford to park the car there during the 
day. There were no cooking facilities, fridge, or even a table to eat from in the hotel, so they 
had to go out to eat all the time – “you’d be going through money like that”.

They told the Council that it wasn’t suitable for the family. The people in the Council “are very 
nice, but there’s not much they can do”. Their contact in the Council said that their only role 
was to provide roof over their head, and that they are not involved in providing parking or 
food. Peter and Carol said that they knew there were people in worse situations. At one point 
they were told that a place in Swords was available for them, but this was too far from where 
the kids are in school/ crèche. Then the Placement Service had another look and found another 
hotel for them in the north inner city, with two bedrooms. This was a “fabulous hotel, brand 
new, with kitchen, underground parking, and more spacious”. However, they do not know how 
long they can stay there. They have it for a month, and at the end of that they do not know 
what happens next. “If there’s a big event, like a match in Croke Park, they might want us out 
at any time.”

They commented that before this they “knew nothing about any of this kind of situation. We’re 
lucky we have family and friends who can let us stay a couple of nights here or there, but it can’t 
last. We might even have to stay in the car if there’s nothing else, we’re lucky we have one.”

They know that there are a lot of families in one particular hotel on the north side. However, it 
is reputed not to be suitable for families, as it has a bar with a license to open till 3.00am, with 
lots of noise every night, glass being smashed outside, and so on.

They went to a local TD’s clinic, but felt that they did not get useful advice. They rang the 
Council about some vacant houses, but this was a waste of time. They are on the list for 
Homeless HAP, but believe that finding a landlord is impossible, given that they had not been 
able to find anywhere over three months already.

“When you go looking at places, there could be 100 other people looking at the same place. 
Someone comes, says they’ll pay a few months up front, and then you’re told it’s gone. How 
can you compete with that? That happened to us on more than a few occasions. Often you’d 
be told on a Monday to go to a viewing on a Wednesday, and then on the Tuesday you’d 
be told it’s already gone. People don’t want tenants offering rent supplement, or even HAP. 
Landlords are worried about problems with your drunks and drug addicts in the system.”

Since this started, they found that they had effectively put their lives on hold - for example they 
haven’t been able to go on skills courses they might have been interested in.

At one point they looked at a place in Bettystown where they might be able to stay in for 
longer, and the rent would have been much lower than in other places. When they asked the 
Council about moving there, they were told that it’s “not on the list”. However, when they went 
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to the local TD, he consulted a different official who gave him a different answer. They had 
been told to go find their own place, but not been told anything about a list.

They are keeping all of their furniture in storage while they are looking for longer-term 
accommodation. “If someone offered us an empty house or apartment, even if it needed work 
done, we’d jump at it”.

Case Study 3: Susan and Michael

Susan originally moved to Ballyfermot at the age of 18, to help a sister already living there. She 
met Michael there, and they are partners. There has been a history of drug and alcohol abuse 
in both families. Susan’s mother had been to rehab, then moved to rented accommodation in 
Ballyfermot where her two daughters were. Susan moved in with her mother after her sister had 
picked herself up. Three years ago however, she got thrown out of her mother’s home during a 
period when her mother was having problems with her alcohol addiction.

They both moved in with Michael’s father. While there, they had two children. Last year, when 
Michael’s brother got out of prison, their father let him into the household also, as there was 
nowhere else he could go. His brother had alcohol addiction problems, and there was a history 
of a poor relationship between them. One night, after there was a particularly bad dispute, 
Susan felt she was on the edge of having a breakdown. The couple, with their children, ended 
up having to leave due also to not wanting their children to be around drink and drug abuse.

They sent off emails to a large number of places looking for accommodation, with no success. 
They presented themselves to the DRHE’s Central Placement Service at Parkgate Hall in 
January 2016, and were provided with emergency accommodation in a hotel on the northern 
edge of Dublin City. At this stage, the older son was three and a half. They got in touch with 
local Councillors. It was suggested that they might be able to get an apartment in Tyrone Place, 
which is reported to be “full of drug abusers” –they were determined not to bring their children 
there. This was offered as the quickest option to get them out of the hotel.

They now take two buses each way from a hotel in North Dublin to Ballyfermot, to bring 
children to crèche and pre-school. While free bus passes are now provided for school children 
in this situation, for this family they are not given free bus passes, as neither child is of primary 
school age. Attendance at pre-school is not being supported by bus passes. The couple feel 
that they have failed their two children. All of the children’s social links and friends are in 
Ballyfermot, and that is why they bring them to Ballyfermot, to keep their links going. For Susan 
and Michael too, Ballyfermot is all they know.

Neither is working, they bring the children across city every day, and to Crumlin Children’s 
Hospital (which means E35 for a taxi), and this is taking up all their time and energy. “Every day 
is an absolute struggle” – and they find they have no time or energy to get on with their lives, 
pursue jobs or training. Since leaving Michael’s father’s house, they have not even thought 
about a job. Susan would be interested in getting training to become a paramedic, but cannot 
pursue it in the current situation.
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Susan says, “I don’t know how much more I can take.” For the first couple of months in the 
hotel, she went through a period of depression, where she “virtually locked herself in to the 
hotel. You get days when you don’t want to talk to anyone, even your partner”. She found she 
did not even want to take the kids for a walk. Eventually, she got herself out and went for a walk 
with them. She decided that this was not fair on the children and got them into the crèche in 
Ballyfermot.

They have not been to see Dublin City Council, but maintain contact through their key worker, 
who works for Focus Ireland. Until they met this key worker, they reported having been in the 
hotel for eight months without having communication with anyone. They have been told that 
they are number 40 on the list for Area J (which includes Dublin 10 but also a large part of 
Dublin 8). They have also put themselves on the list for other areas. They now have contact 
with their key worker about once every three weeks, but there is not normally much new to say.

They collect welfare in North Dublin, around the corner from their hotel. Everywhere is otherwise 
hard to get to. They do not want to be moved around again, as it causes too much disruption 
and they feel it would not be fair on the kids. However, somewhere as close to Ballyfermot 
as the West County Hotel would probably make it easier if they could move there. The hotel 
where they are is felt to be OK – “We’re luckier than many others. They are friendly, and there 
is a kitchen available to cook for yourself, and you can have a kettle and toaster in your room. 
They have washing machines, you have to pay for them, but at least they’re there”.

For all other purposes - for example, to see a doctor - they would go to Ballyfermot. All four 
travel together. They bring the children to parks in Ballyfermot, to let them be active. They 
drop by to family members, including Michael’s father, and groups that they have been part of 
in the area when they are there. They know no one in the hotel or in the area around it. They 
stay out of the hotel bar, as they are determined to avoid drink and drugs – they are glad to 
have stayed off it. The main thing for now, they find, is to get used to the weekly routine – 
avoiding getting their hopes up, just keeping going. “Christmas will be hard.”

Case Study 4: Sarah and Jim

Sarah and Jim are from Ballyfermot, having known each other since childhood. Sarah had been 
living with her mother for some years, but had to leave when they had a falling out. Her father 
had previously passed away. She does not get on with her brothers or sisters.

Four or five years ago, she and Joe had an apartment on the North Circular Road. They got 
less than 28 days’ notice from the landlord to leave, and did not get their deposit back. They 
report that the hostels are all full. The couple have adopted two small rescue dogs, and the 
fact that hostels will not accept dogs is also a barrier for them. Sarah was in a hostel in Thomas 
Street, but found she did not get on with the residents. “There were too many arguments, over 
cigarettes, and this and that. One day, I nearly stood on a syringe in the shower, and I decided 
that was enough.” Jim had been living in the Iveagh Hostel, but he did not like it there either, 
and found it was too expensive.
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They have been living in a tent beside the allotment across from Chapelizod Church for nearly 
three years now. Sarah does not complain about it, and says it is better than a hostel. “It’s not 
too bad, we get the soup run, Focus Ireland bring bags. Winter is not too bad, we’ve got a 
duvet, groundsheet, sleeping bags.” However, it is clear that they nonetheless are experiencing 
real difficulties, and Sarah admits that the winters seems to be getting worse. She collapsed 
earlier this year, banged her head, and was in hospital for two months.

The ground where the tent is pitched appears to be owned by an arm of government, having 
been attached to the Phoenix Park. The allotments beside it belongs to the City Council. They 
meet some of the people who work in the allotments, know the staff, and get on very well with 
them.

Sarah has a 19-year old daughter, whom she recently met for dinner, and continues to maintain 
contact with, but she does not have communication with the rest of her family.

The couple know the people working in the shops in Chapelizod Village, as well as some local 
community activists. They find that they “don’t get much hassle in Chapelizod”. They do see 
some other homeless people going in and out of the Phoenix Park, but make a point of not 
associating with them.

During the day, they typically take the dogs for about 100 yards walk into the village. There is a 
small park beside the boat clubs as well. They find that the Phoenix Park is good to visit during 
the earlier part of the day, but towards the evening, people can be there who cause trouble.

They like to see some of the local wildlife, such as pheasant or squirrels. However, they have 
also seen rats too, which can eat their food sometimes.

A medical bus comes out once a week, and Focus Ireland sometimes provide a lift. Focus is 
their main contact with various services. They used to go in to Merchants Quay, but found they 
don’t like the heavy queues, with people pushing and shoving in ahead of each other.

They collect their social welfare from the local post office. They remark on the number of empty 
houses around Chapelizod, and point out that a lot better use could be made of them to help 
deal with homelessness.

A reporter from the Southside People came to take photos, made Sarah a front page story, and 
provided sleeping bag.

They are now looking for an apartment that will accept dogs. They keep in touch with Parkgate 
Hall and a local TD. He is reportedly trying to find them affordable housing. They would like 
somewhere in Ballyfermot, but not too close to Sarah’s mother.
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Case Study 5: John

Unlike the other case studies, this case study is not drawn from an interview with the individual 
whose case is outlined. It is based on an interview with John’s Key Worker, from Advance.

Five years ago, John was couch surfing in his mother’s one-bedroom bungalow, acting as her 
principal carer. However, he was not on the DCC register as a tenant. He had had addiction 
problems since he was 18. He had experimented with products from a headshop, which had 
severe impact on him, at which point he had come to Advance, after leaving the Psychiatric 
Unit at Tallaght Hospital. There had been two deaths from suicide in his family, and he had 
attempted it also.

Advance had advised him to register with Homeless Services, but he had resisted doing so. He 
was worried about the prospect of going into hostels, and the impact on his welfare payments, 
and the possibility that he might not be able to care for his mother.

His mother had been worried about his future, so at his family’s prompting he had reassured 
her that he would have somewhere to stay after she went, even though this was not clear. 
Within a few hours after this conversation, six months ago, she passed away. Her death has had 
a major emotional impact on Jim, and it has been a challenge to help him to return to stability. 
When, for example, he turned up at the drop-in service, other clients would commiserate with 
him, and he found it very hard to regularly experience this. He stopped coming for a period, 
and ended up being in Tallaght Psychiatric Unit for three days.

The Council wanted him out of the house, owing to some of his past behaviour as a result of his 
drug addiction. Advance wrote letters, supported by his doctor, to say that he had been stable 
on methadone for a five years.

Currently John is staying with his brother, who is abusing alcohol and prone to erratic mood 
swings. The alternative was a different brother, who is involved in crime as well as substance 
abuse. His sisters, who had a different father who had been in conflict with his mother, have made 
it clear that he would not be welcome to stay with them other than to drop in occasionally. He 
spends a lot of time in the Advance premises to get away from the atmosphere in his brother’s 
apartment. His main option, if he wants to move out, is to get himself into a hostel, and hope 
that he can stay in a stable condition, not abusing drugs or alcohol, for long enough to be 
allowed to move on into supported accommodation. Advance are encouraging him to pursue 
this option, interceding with DCC and maintaining ongoing contact with him to encourage and 
help him to remain stable.
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6. The Extent of Homelessness & Risks of Homelessness

Currently the data on homelessness collected by the Dublin Regional Homeless Executive 
is not gathered on a localised basis, so no official data is available to explicitly indicate the 
magnitude of the homelessness issue as it affects the Ballyfermot Chapelizod area. In this 
section, evidence is pulled together from a range of sources in order to provide estimates of 
the magnitude of the different forms of homelessness, and risks of homelessness, occurring 
across the area. While official statistics are not available at local level in relation to each of the 
issues, it is important to put together an estimate of the order of magnitude in terms of the 
number of people locally affected.

In making such estimates, we need to be clear about the distinct categories of situation that 
can affect people in this area. Firstly, we gathered evidence as to extent of actual homelessness 
occurring. For this purpose, we have identified four categories to be considered:

4  Rough sleepers – people who continuously, or occasionally, sleep outdoors.

4  People in supported emergency accommodation – DRHE statistics distinguish between 
     people in emergency accommodation where specialist services dealing with addiction or 
     mental health are available, and all other accommodation. People in supported emergency
     accommodation generally have problems related to mental health or addiction, in addition
     to being homeless, and are to be found in hostels where additional support is provided 
     that is intended to help them with these issues. This group conforms most to the 
     “classic” profile of homeless people, who are single adults, and who dominated the 
     picture before family homelessness began to grow rapidly in 2014.

4  People in standard emergency accommodation – The great majority of people in 
     this category are families, and are living in hotel or B&B accommodation on an 
     emergency basis.

4  Travellers are not a homogenous group, in addition to the members of the Traveller
     community who live in Labre Park there are other Travellers in the area who come within 
     the other headings of “Private Tenants at risk, Emergency accommodation, and 
     rough sleepers.

In addition to estimating the number of people who are now homeless, it is also important 
to get a clearer understanding of the number of people who are also at risk of becoming 
homeless. From the research undertaken, five distinct pathways to homelessness have been 
identified:

4  Unaffordable Rent – large numbers of private rented sector tenants have been losing their 
     tenancies as a result of rent rises that they could not afford, then becoming homeless.

4  Landlord Intention to Sell – the Residential Tenancies Act of 2004, which is the original law 
     that provided for tenant security for the first time in Ireland, allows an exception to that
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     security where a landlord declares that he or she intends to sell the property. The tenants 
     in this situation can become homeless as a result. (It should be noted that sales of 
     rented properties are in many cases driven by the inability of the landlord to keep up 
     with mortgage repayments on the property.)

4  Overcrowding – Many households have more family members or friends living there 
     than the dwelling is designed to accommodate. When tensions arise that lead to one 
     or more people in the household being asked to leave, homelessness can be the result.

4  Travellers Accommodation – Local Authorities have an obligation under the Housing 
     (Traveller Accommodation) Act 1998 to develop 5-year Traveller Accommodation 
     programmes  (TAP’s) to include group housing, halting sites/bays and transient sites. 
     Currently there are 23 families in Labre Park who living in temporary accommodation
     awaiting permanent accommodation under the DCC 2014-2018 TAP. 
     Some of these families do not have access to water, sanitation or electricity. These 
     families are counted as at risk of homeless for the purpose of this report.

4  Addiction/Mental Health – People with serious issues of mental health or addiction 
     can have severe problems in maintaining a stable lifestyle, which includes being able 
     to maintain a tenancy. Behavioural issues can be destructive to relations either 
     with a landlord or with family members, leading to eviction and homelessness.

4  Mortgage Arrears – A family that loses its home dues to having their house 
     repossessed can become homeless.

Table 3. Categories to be Assessed
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In this section, we examine the evidence indicating the extent of homelessness in the 
Ballyfermot Chapelizod area. We also assess the extent of population at risk of homelessness. 
It should be stressed here that the latter estimates are not an attempt to state that everyone 
at risk is already on their way to becoming homeless. Rather, it is a statement that they are in a 
position of heightened vulnerability, and could potentially become homeless if their individual 
circumstances were to deteriorate significantly. Of its nature, arriving at such an assessment is 
not an exact science, but rather gives an idea of the magnitude of each issue.

6.1. Rough Sleepers

Rough sleeping is the most extreme form of homelessness, as it involves enduring conditions 
that, at their worst, can be life threatening. Evidence gathered for this research suggests a 
significant number of regular rough sleepers in the area. At the soup stands run twice a week by 
Help 4 Homeless at the Grange Crossroads2 at the centre of Ballyfermot Village, it is reported 
that 20 people – overwhelmingly men – regularly turn up. At Ballyfermot Star, on Thursday 
evenings food and shower facilities are offered to homeless people, and similarly 20 regularly 
used to turn up, although the number has more recently fallen due to some changes in the 
rules and timing.

The priests of the local parishes, in comparing notes, estimate that there about 30 rough 
sleepers in the area. When the Ballyfermot BCC investigated the number of rough sleepers in 
order to make contingency plans for accommodating them in periods of severe weather, it was 
found that up to 35 specific people were identified. 70-80 food vouchers for homeless people 
are returned to the Civic Centre each week, with up to 20 in one day.

The Ballyfermot Chapelizod Partnership’s SICAP records report that 27 of their clients are 
classified as “homeless or affected by housing exclusion”, although it is not known how many 
of these are actually sleeping rough.

One interviewee for this research, working for a locally based NGO, took part in a rough 
sleepers’ count for the area and, to his surprise, found that only three people were counted. 
However, the conclusion from such an exercise has to be treated with extreme caution. To begin 
with, the count only takes place in locations accessible from a car, and therefore any people 
sleeping rough in parks in positions not visible from the road, or perhaps in back gardens or 
other peripheries of buildings hidden from roadways, will not be included. It is reported that 
a large number of the rough sleepers in or near Ballyfermot regularly go to sleep at night in 
the Phoenix Park, for example. The evidence from the other interviewees is more consistent in 
pointing to a much higher figure. In conclusion, it would appear likely, from the combination 
of reports, that there are more than 30 people currently sleeping rough across the Ballyfermot 
Chapelizod area. While there may be a very small number within this group who sleep outdoors 
all the time, reports indicate that the great majority do sleep in hostels or engage in sofa 
surfing with family or friends for part of the time, until the next crisis forces them to move out.
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6.2. Emergency Accommodation

While statistics on homelessness published by the Department for Housing, Planning, 
Community and Local Government are available on a Dublin-wide basis only, they are a starting 
point to frame any estimate to be made for any part of Dublin. In December 2016, there were 
a total of 5,258 people reported as homeless in Dublin as a whole. 

Table 4. Government Homeless Statistics for Dublin

Source: Dept. of Housing, Planning, Community & Local Government
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Dec-15 Mar-16 Change Aug-16 Oct-16 Change Total 

Change 

        Total 3915 4318 10.30% 4962 5146 3.71% 31.4% 

        Families 2348 2679 14.10% 3350 3486 4.06% 48.5% 

Single 1567 1639 4.60%  1612 1660 2.98% 5.9%  

        ADULTS 

       Supported   1224   1304 1311 0.54% 7.1%  

No special 
support 

  1482   1668 1725 3.42% 
16.4% 

        CHILDREN   1881   2363 2110 -10.71% 12.2% 

        Male   1510   1363 1633 19.81% 8.1%  

Female   1240   1803 1403 -22.19% 13.1% 
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Fig.7 Trends in Single vs. Family Homelessness (Dublin)

Source: Dept. of Housing, Planning, Community & Local Government

The major story to emerge from these statistics is that, while the number of single people who 
are homeless has grown hardly at all, since 2015, the number of people in families who are 
homeless has grown significantly, by a total of 48.5% in the ten months from December 2015 
to October 2016.

Two pointers as to the proportion of these figures likely to be attributable to Ballyfermot/ 
Chapelizod. Firstly, data has been provided by the Tenancy Protection Service run by Threshold 
which has been responding to cases of private tenants at risk of losing their tenancy, whether 
as a result of rent increases or as a result of landlords declaring an intention to sell. TPS data for 
Dublin breaks the numbers of their clients down by postal code, data which is a good guide to 
trends in the more recently growing phenomenon of family homelessness. While it would not 
cover cases, for example, of young families living with grandparents in local authority tenancies 
who might become homeless as a result of family relationship breakdowns, the dominance of 
family homelessness by cases coming from the Private Rented Sector (DRHE, 2014) makes this 
data nonetheless a reasonable overall guide.

Secondly, a report on homelessness in Ballyfermot published by the Ballyfermot Homeless 
Initiative in 2008, which quoted statistics from the then Dublin Homeless Agency broken down 
by post code, remains the most reasonable indicator for Dublin 10’s shares of more traditional 
single-person homelessness, given the failure of the DRHE to provide any kind of postal code 
breakdown of homeless statistics in more recent years.

Finally post completion of the report by the authors Ballyfermot Homeless Forum secured 
statistics taken from Dublin City Council Housing Allocations Report October 2017. We have 
outlined these below in Fig. 7. They include a breakdown of the statistics for Area J which 
includes Ballyfermot, Bluebell, Inchicore & Chapelizod
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Fig. 8 Dublin City Council Housing Allocations Report October 2017 Waiting List Figures 
& Lettings to Date

Area B = Coolock, Kilbarrack, Darndale.        Area D = Ballymun, Poppintree, Santry Ave.
Area E = Finglas, Cabra, Whitehall         Area H = North East Inner City
Area J = Ballyfermot, Bluebell, Inchicore, Chapelizod 
Area K = Crumlin, Drimnagh, Walkinstown
Area L = James St. The Coombe
Area M = Ringsend, Pearse St., Donnybrook
Area N = Ranelagh, Rathmines Area P = North West Central, Dublin 7

Table 5. Applications Made to Tenancy Protection Service

Source: Tenancy Protection Service

According to the TPS statistics, while the number of cases coming from Dublin 10 and (half of) 
Dublin 20 started off relatively slowly, by August 2016 they had grown to represent 3.9% of all 
applications received from across Dublin. It should be noted that the TPS deals with cases of 
potential homelessness from the Private Rented Sector. In the report on homelessness published 
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Band Category Area 
B 

Area 
D 

Area 
E 

Area H Area 
J 

Area 
K 

Area 
L 

Area 
M 

Area N Area P Grand 
Total  

Homeless Priority   752 197 346 405 230 161 199 103 68 29 2490 
Homeless Priority 
older person  

28 4 22 15 14 5 12 17 9 2 128 

Homeless Lettings 
(DCC) 

25 21 43 11 8 24 22 14 7 3 178 

Homeless Lettings 
(Vol) 

25 20 29 24 11 4 26 3 9 2 153 

Homeless Social 
Leasing 

1  1 1      3 6 

Homeless Housed to date Family size North 
Central 

Central 
Area  

North West 
Area 

South 
East 
Area 

South 
Central 
Area 

Grand Total  

Homeless Singles 13 29 14 27 38 121 
Homeless Families  37 16 100 12 51 216 
Grand Total 50 45 114 39 89 337 
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by the Ballyfermot Homeless Initiative, authored in 2008 by Simon Brooke, the available data 
indicated that the number of homeless from Dublin 10 represented 4.8% of the total number 
from Dublin. Since that time, the proportion of the Dublin population represented by Dublin 
10 and Chapelizod has declined. While the area’s population has decreased by 0.4%, Dublin’s 
population has grown by 5.6%.

Taking these available sets of data together, it would appear to be a reasonable conclusion 
that Ballyfermot and Chapelizod together account for of the order of 4.5% of the total Dublin 
homeless statistics. This basis for estimation gives us a figure of roughly 230 homeless people 
from Ballyfermot and Chapelizod who are in emergency accommodation. Of these, roughly 
157 are in families, while 60 are in supported accommodation.

This represents more than a 250% increase on the estimate in the homeless report published 
by the Ballyfermot Homeless Initiative in 2008, an increase that is consistent with the feedback 
from interviews, and which is substantially accounted for by the growth in family homelessness.

6.3 Private Tenants at Risk

It is clear from the experience of organisations working with homelessness that the largest 
source of risk of homelessness comes the private rented sector (DRHE, 2014).

There is currently an acute shortage of rental accommodation in Dublin at affordable prices 
for people on low incomes, so loss of an existing tenancy has, for many, resulted in being 
homeless.

While the Residential Tenancies Act of 2004 provides for secure four-year tenancies for tenants 
who have been in a property for six months or more, this has not provided complete security for 
tenants over that period. There are two main reasons set out by Threshold’s Tenancy Protection 
Service for why tenants can be at risk of the loss of their tenancy. The first risk is when rents are 
raised to a level that is unaffordable for the tenant. The second risk can arise when a landlord 
indicates an intention to sell the property, or to make it available for a close family member, as 
that too can be the basis for giving notice of termination.

During the period under study, the only legal restraint initially imposed by the Residential 
Tenancies Act of 2004 on landlords raising the rents was the requirement to be in line with the 
broader market, and to raise rents no more than once a year. Following the Residential Tenancies 
(Amendment) Act of December 2015, the latter constraint was strengthened by restricting 
raises to once every two years. At a time of increasing shortage of rented accommodation 
however, this did not prevent rent increases over the past three years from rising substantially 
faster than inflation. The evidence from DAFT in the table below indicates that the rate of 
increase over the latter half of 2015 and first half of 2016 was on average 12.8% over the wider 
West Dublin area, and 10.6% in Dublin 10 specifically.

The Community Welfare Office in Ballyfermot reported that roughly one third of their clients who 
are in receipt of rent supplement had come to them over the previous 12 months expressing 
real fear of the danger of losing their tenancies as a result of rent increases. 
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Table 6. Average Rent Increases (Tenancy Protection Service analysis of DAFT data)

Fig. 9. Average Rent Increases

Source: DAFT website
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  1 Bedroom 2 Bedroom 3 Bedroom            Average 

  
Dublin 

10 
West 

Dublin 
Dublin 

10 
West 

Dublin 
Dublin 

10 
West 

Dublin  Dublin 10 

West 
Dublin 

Q3 2015 871 877 983 989 1222 1229 1025 1031 

Q4 2015 900 908 1023 1032 1262 1373 1061 1104 

Q1 2016 907 935 1044 1077 1289 1329 1080 1113 

Q2 2016 950 974 1110 1138 1344 1378 1134 1163 

12 month 
rise 9.1% 11.1% 12.9% 15.1% 10.0% 12.1% 10.6% 12.8% 
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The statistics provided by the Department of Social Protection for rent supplement recipients 
show that in June 2016 there were 330 recipients in Dublin 10 and 166 from Dublin 20. The 
latter figure is not broken down between Palmerstown and Chapelizod. However, data from 
the Residential Tenancies Board indicate that 45.6% of registered tenancies from Dublin 20 
have an address in Chapelizod. Applying that proportion to the Dublin 20 figure gives a total 
of 406 rent supplement households in the area, of whom roughly 135 had expressed fear of 
imminently losing their tenancy as a result of rent increases during the previous twelve months. 
As was evident from one of the case studies, this situation has been further aggravated by the 
practice of landlords requiring tenants to pay a “top up” over and above the officially reported 
rent level.

However, as a result of the Government’s substantially increasing the limits for rent supplement 
in June 2016, the experience of front line services has been that this fear of unaffordable rent 
increases has since then significantly receded, with the rate of clients coming to look for help 
on this front having reportedly decreased by almost 90%.

59 applications for help with rent increases were made from the study area to the Tenancy 
Protection Service from the start of 2015 to June 2016. At least in those cases, the final result 
was generally positive. The outcomes of these cases is set out in Table 7 below. It should be 
noted that Dublin 10 is positioned in the middle of the range of postal code areas across 
Dublin in relation to the number of cases of risk of homelessness being referred to the TPS.

The lifting of the rent supplement limits represented just one part of the required response to 
excessive rent increases. If the new limits were to be left as they are over subsequent years, 
with rents continuing to rise at a similar rate, the danger remains of the same issue arising again 
in the future.

Table 7. Outcomes of Applications from Dublin 10 to Tenancy Protection Service

Source: Tenancy Protection Service

However, a further major step has since been also taken by Government with the introduction 
of the Planning and Development (Housing) and Residential Tenancies Act 2016, which for the 
first time introduced a maximum level of annual increase at 4% in areas of the country officially 
designated as having rental markets “under pressure”, which includes all of Dublin. While this 
does not completely eliminate the danger of tenants losing their homes due to unaffordable 
rent, it has significantly reduced it.
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What may remain an issue, however, is the range of reasons landlords can provide under the 
Residential Tenancies Act to terminate a tenancy for other reasons, including wishing to sell 
the property, to provide it to a family member, or to undertake major refurbishment work. 
The second major cause of loss of tenancies in the private rented sector, therefore, has been 
landlords issuing termination notices, most frequently due a cited intention to sell the property. 
This is now consistently reported by interviewees to have become the most frequent cause of 
loss of tenancies. It should be noted that while rent rise cases accounted for the majority of 
cases dealt with by the TPS, cases such as landlords selling were also dealt with by them, an 
issue which is now reported to be taking over as the most common problem. As will have been 
seen above, this issue was the cited reason for termination of tenancy in two out of the five case 
studies. The potential extent of this issue is indicated by a DKM survey of landlords in 2014, 
where 29% of private landlords indicated an intention to sell their property in the short term. 
One major driver for this trend is that the landlords themselves may be in mortgage arrears and 
required to sell. However, cases have also been commonly reported of landlords declaring an 
intention to sell simply for the purpose of terminating a tenancy in order to clear the way for a 
more “desirable” tenant to move in.

Nearly 15,000 buy-to-let mortgages nationally were reported by the Central Bank to be in 
arrears of more than 90 days in September 2016 (Central Bank, 2016). The outstanding balance 
on such mortgages in chronic arrears was equivalent to 18% of all mortgages on buy-to-let 
properties. Therefore, even if the figure of 29% of landlords intending to sell were to prove to 
be overstated, the figure of 18% of buy-to-let properties being in mortgage arrears indicates 
that the proportion of such tenancies at risk is certainly substantial. Although the overall 
number of mortgage arrears cases is gradually declining in the Central Bank reports, arguably 
the revival of the property market - especially in Dublin - can give rise to a heightened threat 
of homelessness, due to the greater prospects of landlords being able to sell for the kind of 
price they need.

In the Ballyfermot Chapelizod area as a whole, there were in 2011 a total of 3,104 people living 
in private rented properties. Of the 1,293 households that these formed, roughly one third 
(400) are in receipt of rent supplement, putting them in a category that has been shown to be 
unappealing to the majority of landlords. In addition, an estimated one sixth of the total are 
working for low levels of pay (Lane, 2014), and therefore are at risk from any landlord actively 
seeking ways to obtain a higher paying tenant in a market where demand significantly outstrips 
supply. Low earners have not been able to benefit from rent supplement, although they may 
become eligible for the Housing Assistance Payment (HAP) scheme (a scheme not implemented 
in Dublin City at the time of the writing of the report but since rolled out across Dublin City) - if 
they can find an available property. Given that nearly 30% of private rented tenants may have 
a landlord interested in selling the property (as per the DKM survey), over 30% are in receipt 
of rent supplement, and at least a further 17% are in receipt of low pay without the benefit 
of rent supplement, it would not be unreasonable to conclude that over 1,500 people in the 
Ballyfermot Chapelizod area are still living in homes that are at risk of homelessness through 
loss of their tenancy. The risk of losing the tenancy through rent increases – which had been the 
number one cause of homelessness earlier in 2016 – has been very significantly reduced due 
to Government actions, but the risk of loss for other reasons largely remains.
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6.4 Travellers

The majority of the Traveller community in Ballyfermot live in Labre Park which is home to 45 
families. While 22 (this was 19 but 3 new houses were opened in Nov 2016) families live in 
houses in Labre 23 families live in temporary accommodation. Some in unsafe and overcrowded 
conditions without access to water, sanitation or electricity. The 23 families comprise 47 adults 
18 yrs.+, 18 young people age 12 to 18 years, 17 children age 12-5 years and 20 children under 
5 and all can be considered at risk of homeless for the purposes of any policy response to the 
issue. It should also be noted that, in addition to the community at Labre Park, there are other 
Travellers affected by homelessness, or the risk of it, who would find themselves in the other 
categories set out here.

6.5 Overcrowding

The shortage of rental accommodation, especially for people on lower incomes, has resulted in 
the problem of overcrowding in a significant number of households. People who have lost their 
homes frequently return to stay with family members, even where there is no bedroom space 
to accommodate them, a phenomenon generally referred to as “sofa surfing”. The scale of 
this phenomenon has reportedly become widespread mainly over the previous three years. In 
previous decades there had been greater availability of local authority housing, but when that 
supply had reduced over the 1990s, there had still usually been alternative homes available 
in the private rented market up until about 2013. Overcrowding can happen when a private 
tenancy has been lost and the tenants move in with other family members, or reportedly is also 
now happening when younger family members start a family without having another home to 
move to in the first place.

When overcrowding happens, particularly over an extended period, it can give rise to tensions 
within the family living in overcrowded circumstances, often with three generations living under 
the roof of a two-bedroom house. According to the Simon Community, the biggest single 
trigger for homelessness amongst their client group in Ballyfermot is conflict within a family, 
leading to one or more family members having to leave the home they have been in.
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There is no official data available on the extent to which this is happening. The Home-School 
Liaison Officers from three local schools report that this is, in their experience, a widespread 
phenomenon. The estimates of the proportion of children in their schools living in three-
generation households ranges from 15% to 25%. They also believe that in about 50% of these 
cases, the situation is giving rise to serious tensions within the families concerned. Front line 
service providers working with addiction issues estimate that cases of sofa surfing end in conflict 
over 70% of the time.

Staying solely with the cases of families staying in grandparents’ homes, this evidence points to 
perhaps 10% of families with children being at risk of homelessness due to the tensions arising 
from overcrowding. The census data indicates that 48% of the area’s population is living in 
households where there are children, or 10,902 people. This would indicate that just over 1,000 
people in the area are at risk of homelessness due to family overcrowding.

This figure does not include single adults who are “sofa surfing” with family members who are 
also without children. Where such cases give rise to risk of homelessness, it would appear to 
be largely due to issues of addiction.

6.6 Addiction

Before 2014, substance abuse and mental health problems were associated with the 
overwhelming majority of cases of homelessness, and clearly it remains a significant part of 
the picture. According to a survey published by the Health Research Board, 3.2% of the Irish 
population aged 16-64 had used illegal drugs in the previous month, giving some indication of 
the broad occurrence of current drug addiction in the population. The population of the area in 
the 16-64 age brackets amounts to 14,449 and applying that national average to the area would 
give a drug using population of 462. It is worth noting that the Irish Medical Organisation has 
estimated that up to 50% of people addicted to drugs have a psychiatric illness. The HRB has 
also published a report estimating that the proportion of the total population which is alcohol 
dependent is 3.8%, making abuse of alcohol an even more widespread issue than illegal drugs. 
Applying that percentage to the total population of the area gives an estimate of the number 
of alcohol-dependent people at 859.

There is clearly some overlap between the two forms of addiction, but there are no figures 
available for this. However, it is clear from interviewing staff in NGOs working with addiction 
that the overlap is far from complete. It would appear therefore to be reasonable to estimate 
that the population of the area suffering from one form of addiction, or both, is at least 1,000. 
Some of those people are in stable homes where there is no real threat that they will become 
homeless. However, given the dynamics of family situations where serious addiction is involved, 
as reported by interviewees working with those situations, we can estimate that the number of 
addicts where there is a potential risk of becoming homeless is of the order of 700.
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6.7 Mortgage Arrears

The phenomenon of mortgage arrears continues to be a significant one nationally, with 11% 
of all mortgages reported by the Central Bank in September 2016 being in arrears, and 8% in 
arrears of more than 90 days. The Central Bank does not provide any regional breakdown of 
this data. In the Ballyfermot Chapelizod area, there were 2,544 households with mortgages, 
providing homes to an estimated 7,094 people. If the same percentage were to apply in 
this area as applies nationally, this points to a figure of 567 people living in properties with 
mortgages of more than 90 days.

Many of the cases of mortgage lending in the area relate to former Dublin City Council houses 
which were bought by the tenants. Where tenants borrowed from the City Council, it appears 
most unlikely that – unless policy and practice changes markedly – default on the mortgage 
would lead to actual eviction. Over the last two years, there have been 24 cases of mortgage 
to rent agreed by the Council with people in this position, and the expectation is that it is 
likely to rise in the period ahead. Overall, there have been no reported cases in the area of 
homelessness arising directly as a result of house repossession due to mortgage arrears. The 
biggest homelessness risk posed by mortgage arrears remains for the tenants of landlords who 
are in arrears. However, the risk does remain that at least some cases of homelessness might 
arise for owner-occupiers following repossessions being pursued more energetically by lenders 
in a rising property market. Based on these considerations, we estimate the number of people 
potentially at risk of homelessness due to mortgage arrears at 250.

6.8 Estimating the Magnitude: Conclusion

Table 8. below provides a summary of the estimates outline above. In total, there are estimated 
to be 230 from the area in emergency accommodation and without a stable home. There are 
believed to be about 30 people who can be found regularly sleeping rough in the area, but 
there is an overlap between this group and the people in emergency accommodation, as well 
as the people who are sofa surfing. Taking the three groups together, there are probably more 
than 250 people from the area who can be described as homeless.

Table 8. Estimates of Extent of Homelessness and Risks
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AT RISK 

Loss of Private Tenancy 
 1,500 

  
Overcrowding 
 1,000 

Addiction/Mental Health 
 700 

Mortgage Arrears 
 250 

Rough Sleepers 
  

HOMELESS 

Rough Sleepers 
30 
  

Hostels with support services 
60 
  

Private/Standard emergency 
accommodation  
170 

Travellers in temporary 
accommodation 
102 
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What we can see from the table is that there is a much larger group of people across the 
community who are estimated to be at risk of homelessness, in the case of their personal 
circumstances deteriorating for one of a number of reasons. It should be born in mind that 
a number of people will be in more than one category - for example, a private tenant whose 
tenancy is at risk may also suffer from addiction problems. Therefore, to allow for the likelihood 
of some double counting, the initial total of 3,552 needs to be scaled back. However, it would 
be a reasonably conservative statement to say that at least 2,000 people – or nearly 10% of the 
local population – is realistically at risk of becoming homeless. 

7. Dynamics of the Issues

This section reviews some of the underlying drivers of homelessness and risk of homelessness 
that are revealed by the research undertaken, particularly those that are relevant to any local or 
national response that would be appropriate.

Overall, it is evident from both the case studies and other interviews with stakeholders that the 
growing number of people experiencing homeless has been putting stress on the system, with 
the ability to provide a full response being increasingly constrained.

7.1 Local Dimension

One clear theme to emerge from the interviews undertaken is the importance of the local 
dimension to homelessness, and to the way that services respond to homelessness. This 
point is of fundamental importance, given that currently the location where homeless people 
come from is not treated as a priority issue. Even when it comes to gathering data, the Dublin 
Regional Homeless Executive has not been maintaining data in recent years on what part of the 
Dublin region its clients have come from, suggesting that where they go next is not of major 
importance. Yet, for the people interviewed for this research, location is clearly an issue of huge 
importance. Indeed, for more vulnerable people, local knowledge and contacts are what they 
rely on almost completely in taking part successfully in a broader society.

Local Hostel

Single people who are homeless, who tend to be men in the great majority of cases, consistently 
express apprehension, both in direct interviews and as reported by other interviewees, of 
going to stay in a city centre hostel. There is a fear that they will have to share accommodation 
with people they do not know, many of whom are chaotic or aggressive in behaviour. This, 
for example, was the reason why in one of the case studies a couple was living in a tent, in 
preference to staying in hostels. The main fears are of having their possessions taken from them 
or of being physically assaulted. There is also the fear, especially for those who are making 
efforts to overcome their addiction, of being drawn into substance misuse in a hostel.

On the other hand, it has been reported, both by the people themselves and by people in 
frontline services, that the regular rough sleepers who are to be seen in the area tend to look 
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out for each other, will regularly share what they have with each other, and are comfortable in 
each other’s company. This does not necessarily apply to the entire group of local homeless 
people as a whole, though the observation is that they are mostly happy to “hang out in groups 
of about five to seven”. For people interviewed from this group, the prospect of a local shelter 
in Ballyfermot for homeless people would be most welcome.

It should be noted that the proposition of a local shelter is one that has registered an important 
change since 2008, when the Ballyfermot Homeless Initiative published its report. In that 
document, Simon Brooke, the author, reported little support from local stakeholders for the 
establishment of a homeless hostel in Ballyfermot. In this research, eight people interviewed 
– in addition to local homeless people – made a point of expressing their support for such a 
proposal, while no one was opposed to the idea. There were however two notes of caution 
sounded about the proposition: firstly, that the neighbours of any proposed shelter location 
may have problems with it, and secondly that hostels as they are currently run, including those 
with dedicated support services, tend to foster excessive dependency. Therefore, the location 
and the model of accommodation and support would both need to be seriously considered in 
the context of any such proposal. However, while bearing these caveats in mind, it should be 
reported that the overall balance of opinion on this occasion has been strongly in favour of a 
local place where homeless people can stay.

Emergency Accommodation

While the Government has committed itself to ending the need for emergency accommodation 
by July 2017, it is not clear yet that there is any prospect of this target being met. It is also not 
clear what is the next step intended for the people currently living in such accommodation.

For families who find themselves in hotels or B&Bs, the local dimension is also of great 
importance. In two of the case studies, as in seven other instances specifically reported in the 
course of interviews, families are living in emergency accommodation on the other side of the 
city, where they take two bus journeys in both directions each day to bring their children to 
school or the crèche. This is in spite of the stress that this commuting inevitably causes, and 
the impact it has (also as reported by the Home School Liaison Officers) on the educational 
progress of the children concerned. No case has been reported of families putting down roots 
in the neighbourhood of their emergency accommodation, as the general feedback is that they 
know nobody in those areas, and do not know their way around in them.

Therefore, it would clearly be of huge help to the families if they could be located in emergency 
accommodation closer to the community that they have come from. Even where there are no 
children to be brought to school, the adults come back to Ballyfermot or Chapelizod because 
that is where their family and friends are, and it is where they know the staff running the local 
services.

It is reported that, when a family becomes homeless and presents at the Central Placement 
Service of the DRHE, they are not necessarily found a place to stay that night. Instead, they are 
provided with contact details and asked to find a hotel or B&B that is willing to accommodate 
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them that night, with the bill to be paid by the DRHE. For many people in such a situation, 
particularly at busy times of the year, the task of finding a place to stay at short notice that has 
spare room and is willing to offer it, without any guidance, can be a traumatic experience. It is 
also clearly unfortunate that pressures on the CPS are such that they have been unable to take 
location into account when supporting families into emergency accommodation. It should be 
a priority to correct this as and when more resources become available.

Service Response

A greater focus on local response from the relevant services will increase the chance that the 
service providers concerned will know more about the context of each client they are dealing 
with. Nonetheless, it should be noted that there was consistent feedback from the service 
providers interviewed that, while there is generally a good relationship between the local 
service providers, the collaboration between them could be more systematic.

Structured cross-agency work typically does take place in the context of a homeless person 
being placed in a new tenancy by the DRHE, for a period of up to six months. There is also, 
to take another example, a good systematic working relationship between the HSE’s ACCES 
team, which provides psychiatric care to homeless people and the Dublin Regional Homeless 
Executive. Outside of such defined situations, however, the general feedback is that services 
could each know more about what the others offer, and that the calling of case conferences 
to support individual clients is relatively rare, according to four interviewees. (This issue is of 
course complicated by data protection issues, with clients being required to authorise sharing 
of data across agencies.) Enabling the service response to homelessness to be focused in a local 
area, such as Ballyfermot and Chapelizod, would clearly facilitate more regular communication 
between those services around individual cases.

An example of how the lack of a joined up response is experienced by people experiencing 
homelessness is the response of the DRHE to one client placed in a city centre hotel where 
there were no eating facilities or parking spaces, a response which was effectively: “We’re only 
here to provide a roof over your head, we can’t deal with eating and parking issues”.
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Local attitudes to new housing developments

Many of the interviewees referred to incidents which had recently taken place, where there 
had been serious vandalism on the site at Cherry Orchard, where rapid-build modular housing 
for homeless people is due to be built. While none of the interviewees supported the attacks 
on the site, there was a widespread view that the local community had been insufficiently 
consulted about the development, and that the view of many local people would be that this 
was not something designed to benefit their community.

However, most interviewees who addressed this issue did believe that if it were perceived that 
any new housing development were primarily for the local community, that attitudes would 
be likely to change. This includes the proposition of a shelter for homeless people: if it were 
understood that it would be the local homeless people who would be accommodated there, it 
would greatly reduce the potential local opposition to it.

7.2 Private Rented Tenants

In Section 6.4 above, some of the issues relating to rent increases were outlined. It was pointed 
out that the risk for tenants of losing their tenancy due to the landlord selling the property 
remains. This applies even more strongly when the property is being repossessed due to 
mortgage arrears, as even a rental contract for a fixed-term no longer applies in the case of a 
repossession.

In the “Strategy for the Rental Sector”, launched by Minister Simon Coveney in December 2016, 
commitment was made to placing greater restriction on sale of rental properties when they are 
selling multiple units in the same property at the same time (the “Tyrrelstown Amendment”).

While initially, following the 2004 Residential Tenancies Act, it was sufficient for a landlord to 
cite the intention to sell when notifying the tenant of a termination, there has been a slight 
tightening of this in the 2015 Amendment to the Act, with a statutory declaration of intention 
to sell now required. However, it remains the case that tenants who have had to leave their 
home on this basis have noticed that new tenants have subsequently moved in. Currently, the 
declaration of intention to sell is sufficient to end a tenancy, and the failure to implement that 
intention will not incur any penalty for the landlord concerned. Tenants need to move on to 
another tenancy in such a situation, and there is no realistic remedy for a situation where this 
provision has clearly been abused. This therefore appears to remain a loophole for landlords 
wishing to evade the spirit of the legislation.

Dublin City Council is currently engaged in a programme 
of acquiring properties to rent for its own tenants from the 
private markets, as well as sponsoring the construction of 
new ones. The question arises, whether it might be an 
option for the Council to acquire a rented property that 
the landlord is anxious to sell, so that the tenants can be 
facilitated to stay in place rather than potentially become 
homeless.
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The view from staff within the Council is that this would be contrary to current policies and 
procedures. Firstly, the Council, for quality assurance reasons, insists on acquiring properties 
with vacant possession, so that any necessary remedial works can be carried out prior to a 
new tenant moving in. Secondly, the view is that the people at the head of the housing list are 
entitled to be first in the queue to become the tenant in such a property.

However, we were advised that there is precedent within Dublin City Council – however 
exceptional - for making such an acquisition in order to protect an existing tenancy. Therefore, 
there may be scope to respond in a more structured way to the loss of tenancies in the private 
rented sector due to the landlord selling.

One programme that is currently available to help tenants who lose their tenancy in such 
a circumstance is the Housing Assistance Payment scheme (HAP). With this scheme, Dublin 
City Council pays a private landlord to take on an approved tenant for a fixed period, of at 
least 12 months. In one of the five case studies, the tenant was successful in finding a new 
home through a variant of this scheme specifically targeted at people who are, or are about 
to be, homeless, namely the Homeless HAP scheme. However, there are clearly severe limits 
on the availability of this scheme, as the struggle that tenant had to undergo in order to find a 
willing landlord testifies. In other case studies, the tenants were either unsuccessful in finding 
an alternative private landlord, or else were too disheartened to even try to find one.

The Homeless HAP scheme is more attractive to landlords than rent supplement, as it provides 
for higher limits to the level of rent payable (although this does not apply to the main HAP 
scheme), and in both types of HAP scheme the landlord is paid directly by the City Council 
rather than having to collect it from the tenant. However, it is reported that there is still concern 
from many landlords about entering into the scheme, primarily due to fear of taking on a tenant 
who engages in anti-social behaviour and may cause serious damage to the property. There 
is also reportedly significant resistance to the scheme due to the bureaucratic nature of its 
operation.

From the tenants’ perspective, HAP is more attractive than rent supplement because it allows for 
them to earn an income without losing their home. However, for the tenant, the length of secure 
tenancy is still relatively low and the tenant’s place on the Housing List is lost, as their housing 
need is determined to have been satisfied. As a counter to the latter point, HAP tenants can 
opt to be put on the Transfer List for City Council housing (as they are already deemed officially 
to be City Council tenants). Nonetheless, the perception remains that their prospect of being 
allocated a long-term secure tenancy by the City Council has been significantly compromised 
by entering the HAP scheme.

If the HAP schemes are to be made more effective in preventing homelessness, it would appear 
these issues of resistance to them from both landlords and tenants need to be addressed.
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7.3 Overcrowding

While it has been estimated in Section 6.3 that as many as 1,000 people in the Ballyfermot 
Chapelizod area are at risk of homelessness due to living in overcrowded dwellings, it is evident 
that there is currently no overt policy response to managing this risk.

A number of interviewees made reference to the reported phenomenon of “going homeless”. 
This refers to when people who are living with family members present themselves to the 
Central Placement Service of the DRHE and declare themselves homeless, in order to be 
placed in accommodation of their own. The majority view from interviewees on this subject 
is that while it does happen, it is nearly always in the context where family relationships are in 
the process of breaking down, and the people concerned are at high risk of finding themselves 
homeless before long in any event.

One of the drivers for this is that, due to a decision reportedly made by Central Government 
in 2015, local authorities are no longer authorised to use a points-based system of housing 
allocation that gives extra weight to overcrowding when choosing who comes next in the queue 
for allocations. Front-line staff in Dublin City Council do find it more manageable to operate 
a housing allocation system where the main allocation list (the Transfer List and Homeless List 
are operated as separate lists) is based entirely on time on the list, without having to take other 
factors into account. However, one of the senior managers in the Council regrets the discretion 
being taken away from the Council to be able to respond to more urgent and acute need.

7.4 Addiction & Mental Health

Following assessment of international evidence, Dublin City Council is officially committed to 
pursuing a Housing First policy (see Section 2) when it comes to addressing homelessness for 
people with addiction and mental health issues. Traditionally, the practice has been to place 
homeless people with addiction issues in hostels where they receive counselling and other 
support, on the basis that they will be gradually able to become more independent as they 
gain control over their addiction or mental health issues. The premise of the Housing First 
policy is that, unless vulnerable people with such issues are first provided with a stable home 
of their own, they are much less likely to be able to successfully address their other issues. This 
conclusion is supported by the NGOs interviewed who work with addiction issues.

Dublin City Council has established a Housing First team and begun to place some clients in 
homes under this policy, but the extent of its operation has not yet been visible to any of the 
stakeholders interviewed. However, there is widespread support for its further extension.
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7.5 Current and Planned Housing Developments

In Dublin 10 and Chapelizod, a total of 339 new social housing units are either currently under 
construction, or the subject of plans, according to figures submitted by Dublin City Council to 
a September meeting of the Strategic Policy Committee on Housing.

144 of these units are the subject of construction projects already started, 96 of them in Cherry 
Orchard. However, it should be noted that the site for 24 modular homes to be built, specifically 
for homeless families, has been the subject of serious vandalism, with significant opposition to 
the development being expressed by a number of local people.

 View of Cornamona to be developed   
  

7.6 Travellers

As outlined in Section 6.4 above, there are currently reported to be 102 members of the 
Travelling Community who are living in substandard accommodation at Labre Park. A plan 
is in place however to address this issue, through a partnership between Dublin City Council 
and Clúid, the social housing voluntary group. Clúid has been coordinating the dialogue with 
the Travellers around the design and construction of new housing at Labre Park that will be 
sufficient to accommodate all of the people currently living there. It is expected that once 
this development has been carried out, possibly by the end of 2017, none of the 102 people 
affected will any longer be living in conditions where they would be deemed at risk of being
homeless. While this development is clearly a very positive one, the one point to be aware 
of is that plans still need to be made to provide for any natural increase in the population of 
that community, and probably a nearby site may need to be identified and earmarked for that 
purpose.
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7.7 Prevention is Less Expensive than Cure

One key theme that stands out across the issues covered by this research is that prevention is 
usually much less costly than cure. This is seen most dramatically in the case of families who 
lose their tenancies and move to emergency accommodation in a hotel or B&B. It is evident 
from the case studies and from other reports, that the monthly cost of such accommodation 
can be over ten times as high as the monthly rental cost of the tenancy which has been lost. 
This is a dramatic difference, and now is being used to house over 5,000 people.

In addition to these developments, by September 2016 plans for an additional 173 units had 
also been submitted, 81 of them in Chapelizod.

Just as important as the number of such units being built or planned will be the policy driving 
the allocation of such housing.

Table 9. New Housing Developments

A. Schemes Under Construction

         New Rapid Build Cherry Orchard 2017
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Provider Location No. of Units 

Iveagh Trust Chapelizod Hill Road, Ballyfermot 70 

Irish Cooperative Housing Cherry Orchard 723 

Dublin City Council Cherry Orchard  244 

3 The site for the 53 units in Elmdale was taken over by the contractor with preparations being made to commence 
   work Monday 6th November
4 The 24 modular homes in Cherry Orchard were completed in November 2017
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B. Schemes Submitted or Planned

The cost is not purely financial, however. Specific cases reported by three interviewees show 
clearly that the experience of being homeless not only brings huge stress to those affected, but 
can actually in itself be the cause of addiction and mental health issues.

It was also reported by the Home-School Liaison officers that the experience of being homeless 
visibly impairs the engagement of the children involved with their education. The experience 
of overcrowding brings with it a very high risk of breakdown in family relationships, followed 
by homelessness. All that has been gained in such cases, by not responding to this risk, is that 
homelessness occurs any way and in the meantime family cohesion has been badly damaged. 
While people are going through the experience of being homeless, it is striking that they are 
completely taken over by it, and lack any energy to develop their lives in other ways, such as 
seeking new skills or employment. Therefore, helping people affected by homelessness to get 
back in control of their lives is far more difficult, and takes far more effort and time and leaves 
more damage in its wake, than if the homelessness had been prevented in the first place. This 
is a consideration which deserves to be given more weight in all policy responses.

8. Options for Responding to the Issues

A summary of the above findings was presented to a workshop attended by 52 local 
stakeholders, on November 28th 2016, many of whom had participated in the research. The 
research findings, including the quantitative estimates and analysis of the dynamics of each 
of the issues, were presented to the participants. Some surprise was expressed by many 
participants and at the full extent of homelessness and the risk of homelessness, when the 
complete picture was considered in total. Presentations were also made by visiting speakers 
Fr. Peter Mc Verry and Brendan Kenny, Deputy CEO of Dublin City Council. The presentations 
were followed by discussion.

The proposals set out in this section are those put forward by participants as suggested 
responses to the issues identified, without attempting to structure them in order of priority.

The proposals are grouped here under two headings. The first set can fall within the framework 
of a larger proposal that an innovation pilot initiative be put together for Ballyfermot and 
Chapelizod. This possibility would represent a highly innovative approach to tackling 
homelessness. The very diversity of the area, as set out in Chapter 4, makes it an ideal candidate 
for piloting such a response, as well as the clear readiness of local organisations to collaborate 
on the issue.

The second set of proposals relates to national policy.
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Provider Location No. of Units 

Dublin City Council Cornamona, Ballyfermot 60 

Dublin City Council Springvale, Chapelizod 81 

ALONE Jamestown Court 32 
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8.1 Local Actions

In the Dublin Regional Homeless Executive Action Plan (2014-16), a commitment is made to 
establishing service hubs for specific regions of Dublin, and moving a number of services from 
the city centre to other parts of the City. Given the importance of the local dimension in this 
issue, it is proposed that the Ballyfermot-Chapelizod area can make an ideal candidate area 
to pilot this approach, given its diverse profile. A particular strength of this proposal would be 
the willingness of a range of local NGOs to enter into a more structured partnership with the 
City Council in responding to the homelessness crisis. Other relevant service providers, such as 
schools, for example, could also joint the partnership.

As with all innovation pilots, there will probably be some extra cost attached to putting it in 
place, but if the innovation proves successful it can lead to significant savings in the longer run, 
given that Dublin City Council has allocated E46m to homeless accommodation in 2017.

The specific features of such a pilot could include some or all of the following:

l Responding to homelessness directly

l Provide a homeless services one-stop shop for clients, removing the need, for example, 
  to go to Parkgate Hall when presenting as homeless. Such a services hub, which could 
  be located somewhere such as Ballyfermot Civic Centre, would also provide an active 
  referral to and engagement with all relevant state agencies or NGOs in respect of each client.

l Development of a residential unit for local single homeless people, based on the 
  Housing First model. Doing this successfully would require a longer-term arrangement with 
  the residents, which would allow them to think of it as a permanent home rather than 
  a temporary arrangement, and a building design that would be appropriate to this objective
  The ideal location for such a development would probably be a premises on its own grounds
  (reducing the sensitivity for neighbours), but within walking distance of shops and services.
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l Work with local NGOs to help to provide or source emergency accommodation for 
   families more locally. The fact that DRHE has reportedly been less frequently directly arranging
  such accommodation itself, due to pressures on the service, means that it frequently pays
  higher prices than might have been necessary if negotiated by someone other than clearly
  vulnerable people in an emergency. Providing some financial support to NGOs to undertake
  such a role may well prove to be a good financial investment.

l Reduce the inflexibility of some rules applied in emergency accommodation - for example
  that the residents are reportedly not allowed to stay with family members at Christmas. It is
  important to facilitate homeless families to stay connected with their wider families.

l Support/encourage local landlords to participate in the HAP scheme and/or accept tenants
  relying on rent supplement. For example, it was reported that landlords are reluctant 
  to accept tenants where they suspect there could be issues of addiction or 
  anti-social behaviour. A local forum could be set up for local landlords to discuss issues 
  of concern with local partners, especially the City Council. A partnership between the 
  City Council and NGOs who work with addiction could offer to provide support that 
  can minimise instances of anti-social behaviour, and help landlords in managing the risks
  involved.

l Overcrowding had been consistently identified in the research as a serious source of 
  pressure that can lead to family breakdown and homelessness. Pursue a specific policy 
  to address the risks arising from overcrowding, specifically through;

l Mediation, counselling, problem solving for families experiencing tensions;

l Provision of grants for house extensions, including appropriately designed and built 
  garden rooms;

l Restoring some discretion to allow extra weighting on the housing allocation list in 
  acute cases of overcrowding.

l Put in place a scheme that enables the City Council to buy rental houses about to be sold 
  in order to protect existing tenancies, given how widespread such sales of rented 
  properties are reported to be as a cause of homelessness.
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l The Forum could also support the further provision of food banks to homeless 
   people as needed, given the reported continuing seriousness of food poverty for people 
   who are homeless.

Collaboration and Communication

l Support services could be offered for all new tenants in the private as well as public 
  sector, to advise them as to their rights and responsibilities, and provide guidance as to 
  the range of services available locally.

l The members of the Forum could more actively share information about their services 
  with each other.

l Staff in all service providers could be provided with education and training in 
  housing/homelessness issues, so as to be able to respond more quickly when individual 
  case of homelessness, or risk of homelessness, arise.

l Look at borrowing tools and processes from the 
  Meitheal model (a model of inter-agency cooperation
  introduced by Tusla for work with children and families) 
  as a way to improve the effectiveness of 
  inter-agency working.

l Broaden the current membership of the Homelessness
  Forum to include all relevant stakeholders.

l Undertake a local communication campaign to tackle the
  traditional stigma associated with homelessness.

Development of Housing

l Given the large proportion of single-person households in the area, in all housing sectors,
  promote attractive opportunities for single-occupancy households to downsize, thereby
  freeing up potential housing units for families.

l Allow for high rise housing to be developed, provided it is properly designed and serviced.

l Undertake clear communication and dialogue with the community about new housing
  developments. Make it clear that such developments will give priority to housing for 
  local people, and that they will cater, not only for those on the homeless list, but also on 
  the general housing list.

l Support active dialogue and progress on a Cherry Orchard town centre development,
  including the strengthening of local services. The paucity of local services available in Cherry
  Orchard has been a long-standing issue, which particularly affects more vulnerable people,
  including any homeless people who may be allocated housing in the area.
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8.2 National Policy

In addition to the actions above, which could be implemented locally within the framework of 
a pilot partnership, the participants in the workshop also put forward a number of proposals 
addressed to national policy.

l Pursue a major increase in social housing provision.

l Promote an increase in affordable rental housing developments.

l Make the HAP scheme a more long-term arrangement, with longer leases for tenants. 
  Allow tenants who enter the HAP to maintain their place on the housing list. Re-design to 
  make the process less bureaucratic for landlords.

l Introduce more permanent, comprehensive regulation of rent rises (note: since the 
  workshop, the Government has announced new legislation to address this issue).

l Ensure that rent supplement keeps pace with rent levels over the coming years.

l Ensure that the banks take greater responsibility for mortgage arrears and the issues that 
  arise from it.

l Identify the owners of vacant properties and the reasons for vacancies. Assess potential 
  policy measures to encourage some of these properties to become available for letting. 
  For example, check whether the terms of the Fair Deal scheme (a state scheme to provide
  financial assistance for private nursing care) may need to be amended to provide a reasonable
  incentive to let out houses left vacant while their owners are in care, if that proves to be a
  significant factor. This point is currently under review, a development announced in 
  December 2016, since the workshop took place.

l Provide free travel to families in emergency accommodation at a distance from their 
   own community, and not only for those who are school students.

l Look at policy models in other countries for meeting housing need and managing the risk 
    of and response to homelessness, and consider adopting successful elements of such models.
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Ballyfermot Star - Kathleen Cronin
Ballyfermot Star - Sunniva Finlay
Ballyfermot/Cherry Orchard Parishes - Fr. Richard Delahunty
Ballyfermot/Cherry Orchard Parishes - Jane Mellett
BCCC (Ballyfermot Civic Centre) - Tom Daly
BCCC (Ballyfermot Civic Centre) - Yvonne Foran
Ballyfermot Citizens Information Service - Angela Power
Ballyfermot Citizens Information Service - Ciara McLoughlin
Ballyfermot Citizens Information Service - Jackie Kelly
Ballyfermot Citizens Information Service - John Wogan
Ballyfermot Citizens Information Service - Kasia Bancerz
Ballyfermot Citizens Information Service - Lorraine Smith
Ballyfermot Citizens Information Service - Teresa Kelly
Community Foundation for Ireland - Adele McNamara
Community Welfare Office - Mary Morrissey
Cooperative Housing - Mick McDonald
Dail Eireann - Brid Smith TD
De La Salle National School - Andrea Flatley
Dublin City Council - Brendan Kenny
Dublin City Council - Cllr Daithi Doolan
Dublin City Council - Cllr Hazel Norton
Dublin City Council - Cllr Vincent Jackson
Dublin City Council - Cllr. Paul Hand
Dublin City Council - Criona Ni Dhalaigh
Dublin City Council - Mary Noonan
Dublin City Council - Miriam Flynn
Dublin City Council - Peter Finnegan
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Dublin City Council - Stephen Shiels
Dublin Simon Community - Aoife Dineen
Dublin Simon Community - Michelle McCullough
Dublin Simon Community - Michelle Oglesby
Garda Siochana - Magda Trzesimiech
Help4Homeless - Yvonne Byrne
HSE Mental Health Services - Charlie Bannon
Money Advice and Budgeting Service 10 & 20 - Nicola Kelleher
Money Advice and Budgeting Service 10 & 20 - Susan McDonald
Orione Care - Evelyn Leonard
Peter McVerry Trust - Fr. Peter McVerry
Red Cross - Evan Wade
Red Cross - Sheila Kallen
Sons of Divine Providence - Stephen Rourke
St. Gabriel’s Primary School - Anne-Marie Leonard
St. John’s College - Noel Gaughran
St. Louise’s Primary School - Alma Quinn
St Matthews Parish - Fr. Joe Mc Donlad
St. Vincent de Paul - Anna Kelly
St. Vincent de Paul - Marie Cronin
Tusla Child Protection - Mary McStay
Tusla Child Protection - Rita Byrne
Volunteer - Sean Clarke
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Appendix 3. Population trends

Source: Census 2011 & Census 2016

Appendix 4. Housing tenure in Ballyfermot and Chapelizod

Source: Census 2011

 

Population - 
2011  

Population - 
2016 (Number) 

Change 2011-
2016 (%) Females as % 

          
State 4588252 4757976 3.70% 52.40% 
Chapelizod 3047 3047 0.00% 51.40% 
Cherry Orchard A 3414 3267 -4.30% 37.00% 
Carna (Cherry 
Orchard B) 2801 2808 2.00% 51.30% 
Cherry Orchard C  4551 4531 -4.00% 50.40% 
Decies  2716 2624 -3.40% 50.50% 
Drumfinn  3508 3577 2.00% 51.30% 
Kylemore  2566 2655 3.50% 54.00% 
          
Area Total 22603 22509 -0.40% 49.20% 
     

 

PERSONS CHAPELIZOD KYLEMORE DECIES DRUMFINN CARNA CHERRY 
ORCHARD 
A 

CHERRY 
ORCHARD 
C 

TOTAL 

Owner 
occupied 
with 
mortgage 

853 941 1,099 1,361 1,045 604 1,191 7094 

Owner 
occupied 
no 
mortgage 

479 800 769 1,093 759 27 241 4168 

Rented 
from 
Private 
Landlord 

1,170 135 200 293 165 374 767 3104 

Rented 
from Local 
Authority 

270 630 627 733 796 810 2,094 5960 

Rented 
from 
Voluntary 
Body 

58 10 17 15 10 176 61 347 

Occupied 
free of 
rent 

41 9 11 16 10 11 3 101 

Not stated 48 12 24 6 34 37 94 255 

Total 2,919 2,537 2,747 3,517 2,819 2,039 4,451 21029 
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Appendix 5. One-Person Households

Source: Census 2011

Appendix 6. Dublin City Council local housing allocations

Source: Dublin City Council
 

  Households 1-person 
households 

1-person 
as % 

Cherry Orchard C 1415 200 14.1% 
Cherry Orchard A 723 158 21.9% 
Kylemore 977 234 24.0% 
Decies 1044 261 25.0% 
Carna 1060 289 27.3% 
Drumfinn 1341 380 28.3% 
Chapelizod 1354 468 34.6% 
        
Lower Ballyfermot 3804 942 24.8% 
Cherry Orchard 2695 848 31.5% 
TOTAL 7914 1990 25.1% 

2014  
Mortgage to Rent 3 
Previously Occupied 19 
Repossession 1 
Senior Citizen existing unit 10 
Social Leasing 3 
Voluntary Housing 4 
TOTAL 40 
  
2015  
Mortgage to Rent 10 
Previously Occupied 9 
Senior Citizen existing unit 17 
Purchase of previously occupied dwelling 10 
Voluntary Housing 1 
TOTAL 47 
  
2016  
Mortgage to Rent 11 
Previously Occupied 16 
Senior Citizen existing unit 5 
Purchase of previously occupied dwelling 4 
Social Leasing 2 
Voluntary Housing 3 
TOTAL 41 
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Appendix 7. Glossary of Organisational and Programme Titles

ACCES   HSE support unit for homeless people with psychiatric conditions

Airbnb  On-line room rental service

CE    Community Employment

CPS    Central Placement Service of DRHE (Parkgate Hall)

DAFT    On-line housing letting & sales service

DCC   Dublin City Council

DECLG   Department for Environment, Community & Local Government

DHPCLG Department for Housing, Planning, Community & Local Government

DRHE  Dublin Regional Homeless Executive

DSP  Department for Social Protection

HAP  Housing Assistance Payment

HRB  Health Research Board

HSE  Health Service Executive

IMF  International Monetary Fund

NGO  Non-Governmental Organisation

PRS  Private Rented Sector

RAS  Rental Accommodation Scheme

RS  Rent Supplement

RTA  Residential Tenancies Act

RTB  Residential Tenancies Board

SICAP  Social Inclusion & Community Activation Programme

Threshold Housing NGO focusing on private sector tenants

TPS  Tenancy Protection Service (Threshold)

Tusla  Childhood Protection Agency
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