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Experts by Experience is a peak body represented by people who have, and are, living with the trauma and social stigma and isolation that is homelessness. Our views reflect and, we believe, capture the expertise of people for whom homelessness is a daily, 24/7 job. 
Our core value is to end the trauma and stigma of homelessness.  In that context the statutory, regulatory and policy decisions of the state government profoundly impact the ability of our people to access housing.  Rents and Bonds are issues for Homeless people.
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Homelessness and the Fairer, Safer Housing CAV Review
CAV observes – 
“Rental affordability
Rental affordability is a component of the broader issue of housing affordability in Victoria. 
A large number of the submissions to the Laying the Groundwork consultation paper raised the issue of declining housing affordability in Victoria, particularly a shortage of affordable rental properties.[footnoteRef:1]						Fairer Safer Housing Review, Consumer Affairs Vic 2015 [1:  Including the Brotherhood of St Laurence, City of Boroondara, Council to Homeless Persons, Housing for the Aged Action Group, South East Housing Cooperative, Tenants Union of Victoria, VCOSS, Victorian Multicultural Commission.] 

Victoria is in a housing crisis - too few dwellings available to the population. Or, more precisely, there is a shortfall in the affordable dwellings for the populations needs. Thus – Homelessness! 
Abundant evidence exists to validate the extent to which homelessness can damage and destroy lies. 
The Homelessness Sector agencies will have certainly briefed CAV and no doubt added their policy and academic expertise to their submissions throughout the CAV Review.
 Little could have more graphically illustrated the relationship between housing access and profound social and human rights issues this than the Report of the Royal Commission on Family Violence released this week. 
expertsXexperience CEO, Lisa Peterson, has likened the crisis in homelessness to Hoddle St, in the midst of a peak hour train stoppage. Every entrance jammed with consumers, every exit blocked by those already stuck with nowhere to go. The analogy is all the more potent if you consider these thousands of people as the homeless with no secure, safe housing at journey’s end.
We do not suggest there are thousands with no dwelling. These public-place dwellers number in the hundreds. But the couch-surfers, the eight-to-a-roomers, the rooming house residents, the squatters, the mothers/fathers trapped with kids in abusive relationships – these are the thousands of people for whom lack of affordable safe housing is a trauma and profoundly damaging.  Aspects of rental accommodation are obviously relevant to these people. 

 Available, Affordable Housing
In effect, every homeless person is affected by the number of affordable houses available to the total population of ‘dwelling-seekers’.  Each rental that is priced out of the affordability range (the 30:40 ‘rule) is another consumer jammed on Hoddle Street. Each negatively-geared property ‘bought and locked up’ impacts available stock. The real effect of this on rental dwelling access is effectively miniscule. Were any government brave enough to impose severe sanctions on this practice there may be some impact on rental rates, albeit very modest. The political will is not evident in any case. 
Private Rental 
CAV is investigating some important aspects of rent. 
expertXexperience supports control being imposed on both the rate and frequency of rent increases. CPI indexed, annual raises are appropriate.
Rent in advance should not exceed 2 weeks.  The majority of people are paid fortnightly and so the pay cycle better correlates with their income cycle. Anything that smooths the ‘activities of daily living’ for people in housing distress has to be supported.  On a point of principle, the ‘pay in advance model’ hands the tenants money to an estate agent who then invests the multitude of these advance payments and garners income. This in my experience has never been shared with a tenant.
Bonds
The ‘Bond’ 
Ask many residents and they would suggest Bods are a fund held by the landlord/agent in a file marked ‘We’ll hit ‘em for cleaning and a few other things to hold onto the bond). Cynicism aside, the Bond situation has some serious flaws. 
If damage repair is the issue why are there not alternative means such as insurance. If Bonds are to be directed to repairs there should at least be quotes and negotiations between the Landlord/Agent and the tenant. 
‘Carry-over Bond’. 
A tenant moves ad suffers a period of double debt in the form of Bonds - the residue of the previous Bond and the requirement to ‘pay-in-advance’ another Bond.  That could be six weeks rent, plus first month. 10 weeks rent in a hit for a person on low waged employment, let alone Welfare, is some cruel joke. 
Uncontested Bonds should be paid immediately the keys are returned, inspections satisfied, etc. Rent can be paid electronically overnight. Why not Bond Refunds?
Bonded monies should be levied against tenant damage, not ‘wear and tear’.
Landlord Bonds
In the spirit of mutual obligation, Bonds should be seen as a fund held to cover ‘costs’ of damages for example. In light of that and the mountains of VCAT evidence of Landlords. Agents being incredibly reluctant to spend money on maintenance, surely a bond against which the costs of such maintenance could be drawn would be a balanced, mutually beneficial arrangement? expertsXexperience supports the introduction on Landlord/Agent Bond funds for use in property maintenance. Agreement should be reached between the residents and landlord/agent on access to these funds.

Rental Bidding and Auctions
To so disadvantage access to rental properties by bidding wars for a shelter for a family living in a car is morally bankrupt if not a glaring indictment of the ethics of the real estate industry.
Barely hidden discrimination abounds in the letting of private rental properties. The practice of screening and selective offering will ever be a feature of the private property market. That said, to subject marginalised, vulnerable people to any further housing distress because they couldn’t stump up the extra 20 a week or didn’t have an extra month up front. 
We would like to conclude these few comments with this observation.
The CAV Review should include a review of rent setting and issues of planning and inclusionary zoning as a part of addressing the affordability crisis.
This is a fundamental element of addressing homelessness and rental accommodation as a contributor to ending the trauma of homelessness. 
Homelessness is a profoundly damaging experience when it is not addressed properly. That means, simply, it must be brief, rare and non-recurring.
Our housing affordability situation and access to (as defined) safe, secure housing is such that homelessness is none of those things. It is turning into years of decrepit living in Rooming Houses and it is leading to gross morbidity across our population. 
[bookmark: _GoBack]Older women, children, kids leaving out-of-home-care, victims of DV/FV/, people in crisis with drugs and/or alcohol, with the legal system,  on and on.  The community needs housing and private rental levels preclude these members of our community from accessing housing.
 Regrettably, the scope of the CAV Review will prove a devastating failure in addressing this. A slowing in rental rate growth, a tighter cap on Bond holding/use/repayment and a strict ban on rental auctions/biding will ameliorate some minor imbalances in an otherwise entirely one-sided .negotiation’ over having a place to sleep. 
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