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Acknowledgment of Country  

The VPTA acknowledges the Tradit ional Owners of Country throughout Victor ia,  and 

recognise their  continuing connection to land,  waters,  sky and community.   

We pay our respects to Elders pas,  present,  and those who wi l l  become Elders in 

the future.   

We thank you for car ing for the land over tens of thousands of years,  which we 

acknowledge was never ceded.  

 

 

 

Who We Are  

The Victor ian Public Tenants Associat ion (VPTA) is  the voice of publ ic housing in 

Victoria.   

As the peak body representing exist ing publ ic h ousing renters and those on the 

waitl ist,  our goal is  to provide advice to renters  and appl icants ,  and to improve and 

expand the publ ic housing system in Victor ia.  Although not formal ly  part of our 

role,  we also assist community housing renters where possi b le.   

We believe al l  social  housing renters deserve a representative voice,  regardless of 

their  specific tenure type.   

While our work is  in Victor ia – we are the only peak body in Austral ia which 

exclusively represents public housing renters  or people who l ive in socia l  housing.   

We undertake systemic advocacy and provide pol icy advice to  the Victorian 

Department of Famil ies,  Fairness and Housing (‘the Department ’),  undertake 

community engagement work and operate a free and confidential  telephone advice 

service.  In the 2022-23 financial  year we ass isted more than 1,000 res idents and 

appl icants with in -depth advice and assistance and exper ienced a 94 per cent  

increase in work load.   
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Introduction  

Thank you for provid ing an opportunity to submit to the Inq uiry into the Rental and 

Housing Affordabi l ity  Cris is  in Victor ia.   

The VPTA team regularly  works to assist those who are pushed out and locked out 

of both the private rental market and home ownership in Victor ia.  During 2022-23,  

they have assisted over 1, 000 Victorians to sustain tenancies at r isk,  improve the 

conditions in their  exist ing home or to access socia l  housing.   

Despite l iv ing in one of the wealthiest nations in the wor ld,  there is  no doubt that 

Victorians,  and Austral ians overal l ,  are doing it  incredibly tough.    

This submission does not propose to cover  in detai l  the well -trodden ground 

establ ishing the economic real it ies of l i fe in Austral ia in 2023 ,  or the factors 

leading to low avai labi l i ty  and high costs of rental propert ies,  barr iers to ho me 

ownership and their  impacts on renters and homeowners .  Suff ice to say,  these are ;  

•  Wages which have not kept up with the cost of l iving,   

•  Inadequate income support payments,   

•  Tax treatments which encourage homes to be cons idered pr imar i ly  as tools  

for wealth generat ion rather than shelter,  and  

•  Global impacts of pandemic and war leading to high levels  of inf lat ion.  

This submission instead outl ines the core ro le that social  hous ing ,  especial ly  public 

housing,  plays in the housing system overal l ,  and opportunit ies for strengthening i t  

to provide upstream benefits  to those in the private rental market.  It  also d iscusses 

the chronic under-supply of public housing and key opportunit ies t o strengthen 

social  housing for current and future generat ions.   
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The vital role of public housing  

The VPTA has previous ly argued that Victoria  needs a rel iable continuum of housing 

opt ions that span our community ’s  continuum of needs.  This  remains true.   

Figure 1: The Housing Continuum 

Each element of the continuum  relies on the strong presence and real -world 

avai labil ity  of the others to remain upright.   

Decades of chronic underinvestment in supports for people experiencing 

homelessness and housing insecurity have severely l imited the avai labil ity  of publ ic 

housing,  community housing,  affordable housing and cr is is/transit ional opt ions for 

people experiencing homelessness.   

Concurrent ly,  federal policies and community mindsets which prize not only the 

ownership of one’s own home, but that of several others  have now culminated in 

pushing home ownership beyond the scope of everyday Austral ians earning an 

average wage.   

The result is  added pressure on the private rental market.  Histor ical ly  people have 

transit ioned through each step of the housing continuum, but th is  is  no longer 

possible.  There are many causes  for th is ,  such as:  

•  Increasing home prices have locked people out of ownership and increased 

prices in the private rental market  accordingly.   
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•  The pr ivate rental market is  no longer as accessible for low to moderate 

income earning households,  who are then pushed down the cont inuum and 

add to demand for affordable and social  housing solutions.   

•  The pr ivate rental market in regional locat ions once provided a realist ic 

opt ion for low-income earners and people receiv ing a f ixed income,  but this  

is  no longer the case.   

•  All  types of  socia l,  affordable and cr is is  accommodation have been so lack ing 

for so long,  they now only cater to those that are in cr is is  ‘enough’  to make 

it  to the top of the l ist .   

The last  remaining step in the continuum that most Austral ians can affordably 

access  – in theory  – is  the pr ivate rental .  But  issues in the pr ivate rental market  

cannot be,  wil l  not be,  solved by tweaking at  the edges of the Residentia l  Tenancies 

Act.   

Instead,  we must reconstruct the housing continuum  by growing the share of socia l  

housing to  rel ieve pressure across the different types of renting tenures and reduce 

demand on the pr ivate rental market.   

Without a strong,  accessible social  hous ing system, private landlords have no 

incentive to del iver adequate homes at diverse price points and Victorians have no 

housing options.  

Property investors have been monopolis ing Victoria’s  (and the nations) housing  

market for too long,  making a game of people’s  l ives and wel lbeing.   

While the VPTA recognises that increasing the number of people who can afford to 

purchase homes to l ive in would also have the effect of reducing demand in the 

private rental market,  we consider the avai lable policy leve rs in this  area to largely 

be at the federal level.  We also prefer publ ic investment in public  housing as this  

del ivers benefits  to entire communities,  rather than to indiv iduals  as home 

ownership schemes tend to.   

There is  substant ia l  public confus ion regarding social  hous ing and affordable 

housing.  Social  housing is  an umbrella term, covering two dist inct  tenures – publ ic 

and community.  F igure 2 below shows some key differences between the se three 

tenure types.   

 

 

 

 

 

 

 

 



6 
 

Figure 2. Tenure type table 

 

Recent State government programs which seek to grow the social  housing stock 

portfo l io have almost exc lusively focussed on propert ies that wil l  be managed by 

the community hous ing sector and  have delivered no growth in the public ly  owned 

and managed tenure,  public housing.    

It  is  publ ic housing which is  the most access ible,  with the most affordable rent and 

the fa irest al location mechanism that is  the tenure most rel ied upon by many.  It  

has been found to be more protective against experiences of homelessness by a 

research team from RMIT who found:  

“…public housing to be a very strong protective factor reducing 
homelessness. Publ ic  housing is particular ly effective because it  is  
affordable. It  has  also traditionally offered a long -term, secure 
housing option for those at the bottom of the housing market. This 
is because publ ic housing leases provide the benefits of security of 
tenure commonly associated with home ownership. Community 
housing on the other hand appears not to offer the same level of 
protection. These f indings emerge despite community housing 
being affordable, however security of tenure is weaker possibly 
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because providers are more dependent on rent revenue and 
therefore less tolerant of rental arrears.” 1 

 

Further,  publ ic renters  benefit  from a more r igorous complaints and appeals  

process as well  as fa l l ing under the jur isdiction of the Victorian Ombudsman. 

People who l ive in community housing can only rely  upon the regulator,  the 

Victorian Housing Registrar,  to invest igate an issue i f  they have been unable to 

resolve it  with their  provider.  The Registrar only considers issues where they 

indicate a systemic fa i l ing by a provider,  which means many are left without a 

formal  avenue for resolut ion.   

This could be addressed by expanding the VPTA’s remit to include representat ion of 

people who l ive in community housing.  This  is  work the VPTA already part ic ipates 

in but has to date been unable to resource or promote to interested communit ies.  

The concept of introducing a dedicated advocacy funct ion that covers al l  socia l  

housing renters has been canvassed by both the Victor ian Ombudsman in their  

Investigation into complaint handl ing in the Victorian social  housing sector 2,  as  well  

as by the independent Social  Hous ing Regulatory Review panel in their  interim 

report. 3 

 

Recommendation 1 

The Victorian Government should commit to a long-term pipeline of social housing stock growth that 

reliably delivers new homes that are publicly owned and managed, as well as additional community, 

affordable and Aboriginal community-controlled housing stock.  

Recommendation 2 

The role of the VPTA be extended to formally include community housing renters.  

 

 

 

 

 

 

 

 

 

 
1 Johnson G, Scutella R, Tseng Y and Wood G, ‘How do housing and labour markets affect individual 
homelessness?’, Housing Studies, 2018,  https://doi.org/10.1080/02673037.2018.1520819.  
2 Victorian Ombudsman, ‘Investigation into complaint handling in the Victorian social housing sector,’ 7 July 
2022, pg 98. 
3 Social Housing Regulation Review, ‘Social Housing in Victoria: Interim Report’, December 2021, pg 22.  
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Issues and opportunities to strengthen social housing  

For social  hous ing tenures to rel ieve pressure on the private rental  market,  homes 

need to be avai lable for th e people who need them, supports need to be readily  

avai lable for those that need them, and the sector needs to deliver greater equity 

for i ts  renters.   

 

Availability  

Despite the h istor ic investment delivered by the Big Housing Bui ld,  more must be 

done to create an ongoing p ipeline.  Victor ia must add a minimum of 6,000 new 

social  housing dwel l ings each year for ten years to keep pace with the existing level 

of service delivery.  

The VPTA est imates more than 100,000 Victorians are included in an appl ication to 

the joint socia l  housing wait l ist,  the Victor ian Housing Register ( ‘ VHR’).  This  f igure 

includes elderly  people,  Vict im Survivors of family  v iolence,  people who are l iv ing 

in unsafe s i tuations and children.   

At the t ime of wr it ing,  more than 50 per cent of appl icat ions on the VHR were in a 

priority  category .4 This means they are either experiencing homelessness,  at r isk of 

homelessness,  or urgently  need to move to acc ess safer,  more appropriate housing 

for their  needs.  This  includes people who currently  l ive in a socia l  housing home 

which cannot be modif ied to meet their  mobi l i ty  needs and is  presenting an act ive 

health r isk to its  current inhabitants.  

As the Big Housing Bui ld has provided a substant ia l  in ject ion of new community 

housing managed propert ies,  the VPTA strongly believes that the next stage of 

growth should be focused on the publ ic hous ing stock portfol io,  as well  as 

cont inuing to address severe disadvantag e exper ienced in F irst Nat ions 

communit ies by a l locating a port ion of new homes to Abor ig inal Community 

Controlled Organisat ions – in l ine the Victor ian Aborig inal Hous ing and 

Homelessness Framework,  Mana -na Woorn-tyeen Maar-takoort (Every Aboriginal 

person has a home).   

Direct investment from Government wil l  be necessary to drive the level of growth 

required.  This  can be supplemented by the introduct ion of mandatory inc lusionary 

zoning policies.  In the short to medium term,  growing demand for housing 

solutions can be addressed by Housing Asset Bonds  (‘HAB’).  These can be used to 

pull  pr ivately owned stock into the publ ic housing portfol io for the medium term to 

house the thousands of Victorians who desperately need a home now.  

Housing Asset Bonds  provide an avenue for exist ing property investors to 

incorporate their  rental homes into Victoria’s  public hous ing stock portfo l io for ten 

 
4 Homes Victoria, ‘Applications on the Victorian Housing Register (VHR)’, accessed online, 29 June 2023, 
https://www.homes.vic.gov.au/applications-victorian-housing-register-vhr.  
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years,  in return for a guaranteed rental  income at a f ixed rate of market rent  plus 

one per cent,  reduced r isk and fewer expenses.   

Homes Victor ia would become responsib le for management costs and maintenance  

while pr ivate owners would continue to pay Coun ci l  rates and forego the r isk that 

their  property may be temporari ly  untenanted.  Propert ies would be returned to 

their  owner in the state i t  was received ,  less reasonable wear and tear – as with a 

private lease.   

Eligib le properties would need to be:  

•  Owned pr ior to the announcement of the Housing Asset Bond,  and  

•  Compliant  with the minimum standards set out in the Res idential  Tenancies 

Act Regulations,  

Homes Victor ia would be able to target property intake to the HAB to meet the 

needs of the current waitl ist  in terms of dwel l ing s ize and locat ion.   

The cost of HAB properties to Government would be offset by the rent charged by 

Homes Victor ia.  Government could further offset the cost of the HAB, by reforming 

elements of the Vacant Res identia l  Land Tax.  Options for reform of this  tax inc lude:  

•  Applying the tax to vacant res idential  propert ies in a broader area,  i t  

current ly  only applies in 16 Local Governme nt Areas,  or  

•  Removing voluntary noti f ication of vacant propert ies,  or  

• Increasing the rate.  Currently,  the tax is  one per cent of the capital  improved 

value of taxable land.  For example,  a vacant res idential  property with a value 

of $500,000 incurs a $5,0 00 annual tax. 5 

Tightening rules around this  tax may also incentiv ise property owners to jo in the 

HAB program.  

The HAB is  not intended to replace investment in long term, Government owned, 

public housing construction.  Rather,  it  is  recommended as a temporary solution,  

unti l  the required houses become avai lable.  Income generated from reforms to the 

Vacant Residentia l  Land Tax could be applied to direct government investment in 

public housing construction once the HAB expires.   

 

 

 

 

 

 

 

 
5 Victorian Government, State Revenue Office, ‘Vacant Residential Land Tax’, accessed online, 16 August 2022. 
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Recommendation 3 

In addition to direct government investment, social housing stock growth should be supplemented 

by a mandatory inclusionary zoning scheme.  

Recommendation 4  

Bolster public housing supply to address the urgent waitlist in the short term by introducing Housing 

Asset Bonds.  

Recommendation 5  

Reform the Vacant Residential Land Tax to supplement investment in homes for Victorians who 

urgently need them.  

 

Supports when and where people need them  

Community sector organisations and community legal centres provide valuable 

supports that assist people to maintain tenancies in a var iety of tenure types.   

Physical health,  mental health,  and financial  or family  concerns can often cause 

changes in behaviours or capacit ies that can in turn place housing at r isk.  The 

housing insecurity that ar ises from these circumstances can be avoided by ensuring 

that  both community services and community legal centres are adequately funde d 

to deliver services on demand to the Victorians that need them.  

Victoria’s  community sector has been subject  to low levels  of funding indexat ion 

for several years,  which directly  impacts service delivery and makes  it  harder for 

community members to access urgent ass istance.   

In the 2023-24 financial  year,  the VPTA is  antic ipating a gap of approximately 4.6 

per cent between indexat ion of our funding and the actual cost of operating.  I f  this  

is  not remedied,  the organisat ion wil l  be forced to dramatical ly  reduce service 

provis ion.   

This is  indicat ive of the posit ion of our col leagues in the community sector,  not an 

exception.   

Recommendation 6  

The Victorian Government must ensure that community service organisations and community legal 

centres are adequately resourced to deliver services which enhance tenancy sustainment and 

protect renters at risk.  
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Equity for social housing renters  

An independent Social  Housing Regulatory Review was announced alongs ide the Big 

Housing Build,  to ensure that Victoria’s  larger socia l  housing sector  is  proper ly  

structured and equipped to assist renters access and sustain homes now and into 

the future.   

A strong social  housing sector,  with tenancies that are well  sustained plays a strong 

role in re-direct ing pressure from the private rental market.   

The community sector engaged deeply with the expert panel appointed,  and the 

Interim Report suggested a number of i mportant reforms that were broadly 

welcomed. Notably,  recommendations aimed at putting greater protect ions in p lace 

to prevent evictions into homelessness,  and greater support for renters through 

advocacy mechanisms such as expanding the role of the VPTA t o become the peak 

body for a l l  socia l  housing renters,  and important steps to ensure greater equity for 

socia l  housing renters across di fferent tenure types.   

The work of the panel has concluded,  with a Final Report and recommendations 

provided to Government in mid-2022.   

Despite the time,  important nature,  and expense of th is  process,  the Government 

has not released the Final Report,  or indicated which,  i f  any,  of the 

recommendations wil l  be implemented.   

 

Recommendation 7  

Release the Final Report of the Social Housing Regulatory Review and move to implement key 

recommendations to create greater security of tenure and strengthen tenancy outcomes for social 

housing renters.  

 

 

 

 

 

 

 

 

 

 

 

 



12 
 

Regulation of rents in the private market  

It  cannot be denied that many private renters are f inding i t  increas ingly d iff icult to  

afford their  rent.  With prices r is ing consistently  across the State,  there is  l i tt le 

perceived abi l i ty  to address th is  affordabi l i ty  concern through moving.  As a result  

renters are feel ing trapped with ‘the devi l  they know ’ and pushed further towards 

housing stress.  This  is  an unsustainable s ituation which dr ives additional pressure 

on scarce social  and affordable housing options.   

While the VPTA recognises that al l  sectors of the community are experiencing 

increased financial  pressure,  the VPTA also considers that those who are in the 

priv i leged pos it ion to own an investment property  have chosen to invest and 

therefore must understand that there are period s of growth and declin e that are 

inherent to,  and unavoidable in ,  that process .   

It  is  not reasonable for res idential  rental providers to pass on the entirety of their  

cost increases to their  renters.   

Therefore,  the VPTA considers that the Victor ian Government should take furt her 

regulatory action to prevent unfair  pr ice increases in the pr ivate rental market.   

The VPTA further acknowledges that the rent ing reforms introduced to the 

Residentia l  Tenancies Act l imit rent increases to once per year,  and that  th is  is  

already a form of rent regulat ion.  However,  this  reform was des igned prior to the 

COVID-19 pandemic,  and therefore warrants review by Government to ensure they 

continue to funct ion as designed.   

A review of Victor ia’s  existing rent regulat ion could take a whole -of-market view to 

determine a fa ir  formula by which residentia l  rent increases could be determined 

each year.  Having a formula in  place would provide both res idential  rental  providers 

and renters with greater certainty,  and abi l i ty  to plan.   

A formula could be peg ged to an external measure,  such as CPI or wage -growth,  or 

to the weekly rent i tself.   

The VPTA further recommends that new l ist ing prices of  rental propert ies be 

determined in l ine with the formula,  to prevent any unintended consequences 

aris ing from the implementation of the reform.  

 

Recommendation 8 

The Victorian Government should urgently:  

1. Undertake a review of existing rent regulation mechanisms, with a view to determining a fair 

formula for annual rent increases, and  

2. Apply that formula to the listing price of new rental properties.  
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Recognising inalienable rights  

Community consensus has been bui lding strongly around the need to provide 

greater clar ity  around the status of housing in the Victorian Charter of Human 

Rights and Responsib i l it ies Act 2006 (Vic) (‘ the Charter ’ ).    

The United Nations International Covenant on Economic,  Social  and Cultural Rights 

recognises housing as a human r ight at Article 11. 6  

Addit ionally,  the Legis lat ive Counci l  Legal and Social  Issues Committee’s  F inal 

Report  from their  Inquiry into Homelessness in Victor ia recommended the inclusion 

of housing in  the Charter, 7 as  has the Victorian Ombudsman. 8 

Access to shelter is  p lain ly  a core human need which has been commoditised in 

recent decades.  I t  is  appropriate that al l  residentia l  rental providers,  including 

private residentia l  rental providers,  should be required to consider  their  ethical 

responsib i l i t ies as del iverers of  an essent ia l  service.  

The Victor ian Government should lead the way in Austral ia,  as the f irst jur isd ict ion 

to include housing in human r ights legis lation.   

Further,  to ensure that  renters are able to make use of inc lusion of  housing a s a 

human r ight in the Charter,  the jur isdict ion of the Victorian Civ i l  and Administrat ive 

Tribunal (‘VCAT ’) should be expanded in order to be able to hear Charter matters.   

 

Recommendation 9A 

The Victorian Government should amend the Charter to include housing as a human right.  

Recommendation 9B 

Consequently, the jurisdiction of VCAT should be expanded to be able to hear Charter matters.  

 

Conclusion  

The VPTA would be p leased to provide further information on any of the matters 

raised in this  submission and encourages the committee to contact 

kbutterss@vpta.org.au .   

 

 
6 Office of the High Commissioners, Human Rights, ‘International Covenant on Economic, Social and Cultural 
Rights’, https://www.ohchr.org/en/instruments-mechanisms/instruments/international-covenant-economic-
social-and-cultural-rights.  
7 Parliament of Victoria Legislative Council Legal and Social Issues Committee, ‘Inquiry into Homelessness in 
Victoria – Final Report’, March 2021, pg xxxv-xxxvi.  
8 Victorian Ombudsman, ‘Investigation into complaint handling in the Victorian social housing sector,’ 2022, 
page 98. 

mailto:kbutterss@vpta.org.au
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Summary of Recommendations 

 

Recommendation 1 

The Victorian Government should commit to a long-term pipeline of social housing stock that reliably 

delivers new homes that are publicly owned and managed, as well as additional community, 

affordable and Aboriginal community-controlled housing stock.  

Recommendation 2 

The role of the VPTA be extended to formally include community housing renters.  

Recommendation 3 

In addition to direct government investment, social housing stock growth should be supplemented 

by a mandatory inclusionary zoning scheme.  

Recommendation 4  

Bolster public housing supply to address the urgent waitlist in the short term by introducing Housing 

Asset Bonds.  

Recommendation 5  

Reform the Vacant Residential Land Tax to supplement investment in homes for Victorians who 

urgently need them.  

Recommendation 6  

The Victorian Government must ensure that community service organisations and community legal 

centres are adequately resourced to deliver services which enhance tenancy sustainment and 

protect renters at risk.  

Recommendation 7  

Release the Final Report of the Social Housing Regulatory Review and move to implement key 

recommendations to create greater security of tenure and strengthen tenancy outcomes for social 

housing renters.  

Recommendation 8 

The Victorian Government should urgently:  

• Undertake a review of existing rent regulation mechanisms, with a view to determining a fair 

formula for annual rent increases, and  

• Apply that formula to the listing price of new rental properties.  

Recommendation 9A 

The Victorian Government should amend the Charter to include housing as a human right.  

Recommendation 9B 

Consequently, the jurisdiction of VCAT should be expanded to be able to hear Charter matters.  


