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Purpose

The purpose of this policy is to outline how rent is set and the rent subsidy for properties in our social housing portfolio in Victoria.
Scope

This policy applies to all tenants who live in properties owned or managed by Housing Choices Tasmania  ;
Policy Principles

Through this policy, Housing Choices Australia aims to ensure rent is set in a manner that:  

1. is fair and transparent;

2. ensures our housing is affordable to people on low and moderate incomes; 

3. is in accordance with the Residential Tenancies Act 1997; 

4. is compliant with contractual requirements and agreements we hold with relevant bodies; 

5. meets our financial obligations and maintain our financial viability to continue to provide affordable homes in neighbourhoods that support life opportunities;
Rent is set at the commencement of a lease and is reviewed annually. Rents may be reviewed at other times if requested by the resident. 

As a starting point, Housing Choices Australia charges market rent for properties. The market rent is based on independent property valuations and/or benchmark  data obtained from the Australian Tax Office. This report lists rent prices for various states according to type and bedroom size.
Rent is determined on the basis of household income with a cap of at 75% of the market rent and varies according to the type of property program. Applicants and residents will be provided with this information at the offer of tenancy, prior to the commencement of the tenancy and during annual rent reviews.

Housing Choices Tasmania calculates the subsidy the tenant is eligible for by the following methods according to the type of program
Nation Bulding Program, HCT Leased  and HCT Owned Program
This method takes into account the income and assets of the tenant and their household members aged 16 or over. This includes Commonwealth Rent Assistance (CRA), The rent subsidy is calculated as the dollar amount of difference between market rent and the relevant percentage of an individual or household income. It is calculated as follows: 

· 25% of an individual/household primary income dependent on the property program; plus
· 25% of family benefit income (including maintenance payments); plus
· 100% Commonwealth Rent Assistance (if eligible). 
If the subsidised rent is higher than 75% of the market rent, the subsidised rent will be capped at a discounted market rent amount of 75%. If there is no current valuation for the property, the NRAS Market Rent CPI index will be applied to the market rent used in the previous year. 

Better Housing Future (BHF) Properties 

Rent is calculated on the household income and the relevant market rent. Residents are on flexible leases and can have their rent adjusted; both increased and decreased according to the household income and market rent. Rental is calculated as follows for residents who have a direct lease with HCT:

If the resident’s lease was converted from a Housing Tasmania lease to a HCT lease, the rent is capped at 75% of the ATO market rental benchmark (maximum rent) and is calculated at:
· 25% of the household primary income, maintenance payments and investments; plus

· 15% of Family Tax Benefit Part A and 

· Commonwealth Rent Assistance (CRA)

If the resident’s lease is a new allocation (direct lease) for a BHF property, the rent is capped at 75% of the ATO market rent of the property (maximum rent) and calculated at: 
· 25% of the household primary income, maintenance payments and investments; plus

· 25% of family payments (FTB A) and 

· Commonwealth Rent Assistance

For residents on a HCT lease, if their rent is already set at 75% of the ATO market rent of their property (maximum rent), their rent will remain unaltered unless the market rent alters.  It is noted that the out of pocket increase (after CRA and benefit increases) should be no more in any year than the increase in the NRAS Market Rent CPI index for that year. Therefore where the percentage increase in the ATO market rent figures is greater than the NRAS market rent CPI percentage increase, the CPI percentage increase will be adopted rather than the ATO increase. 

Some residents who convert from a Housing Tasmania lease to a HCT lease will receive minimal  or no CRA due to their circumstances (for example income being wages). In these instances rent is capped at, and reviewed in line with, Housing Tasmania market rent setting policy rates for these residents. 

If the resident’s lease remains with Housing Tasmania the rent is capped at the HT market rent and is calculated at:
· 25% of the household primary income, maintenance payments and investments; plus

· 15% of family payments (FTB A) and

· 5% of family payments (FTB B) 
National Rental Affordability Scheme (NRAS) Properties 

Rent is calculated on the household income and the relevant market rent. Residents are on fixed term leases and can only have their rent adjusted accorded to changes in market rent. 

Charges are as follows: 

If the resident is sourced externally then rent is calculated at:
· 30% of the household primary income and investments; plus

· 30% of family payments and maintenance payments 

· Commonwealth Rent Assistance 

If the resident is housed from the social housing wait list then rent is calculated at:

· 25% of the household primary income and investments; plus

· 25% of family payments and maintenance payments

· Commonwealth Rent Assistance

Rents are to be no more than 75% of the market rent value. The market rent must be reviewed in years 1, 4 and 7 in line with the NRAS guidelines. In years 2, 3 ,5 and 6, the NRAS Market Rent CPI Index will be applied to the market rent used in the previous year.  

What income information is required to assess rent  
A current income statement (no more than 4 weeks old) for each person living in the property over 16 years old. 

Tenants can provide authority for Housing Choices Tasmania to access their income details using the Income Confirmation Scheme for all Centrelink income support type payments. Tenants and household members can give their authority to access their income details in line with the Centrelink eService Terms and Conditions Policy by completing the Centrelink Authorisation Form.  Tenants who have provided access to their income details via Centrelink eService do not need to send income documentation (unless otherwise advised) but are required to complete a Confirmation of Household Members Form. 

For those residents earning wages they need to supply wages slips or a letter from their employer, confirming their gross (before tax) income for the last 13 weeks. Alternatively, if they are additionally in receipt of a Centrelink income the declared earnings from the Centrelink income statement for the most recent 13week period may be used. 

When residents are self-employed, Housing Choices Australia Limited applies the following requirements regarding the income documentation to assess the rent subsidy: 

· Proof of income of self-employed residents needs to be in the form of a 13 weeks Business profit and loss statement certified by an accountant or accompanied by a statutory declaration if the resident does not currently have an accountant.
· The assessable income of self-employed residents is determined by taking the gross income less the business deductions allowable for rent setting purposes as specified on Self-Employment – Allowable Deductions document. 
· Where the self-employed resident's income results in the income being below the standard rate of Newstart Allowance, then the income will be assessed at the current Newstart Allowance rate.

What happens if a tenant does not provide the required income documents? 

If a tenant fails to provide all documentation required to assess the tenant and household income by the relevant due date, the rent will be increased to 75% of the market rent with an effective date 60 days following the first letter notifying the tenant of the increase of market rent.

Market rent will continue to be charged until all the required documentation is provided, even if the tenant’s application results in being eligible for a rent subsidy. 

When is the rent set and reviewed?

The rent is calculated at the time of an offer of housing and is reviewed on an annual basis. . 

Residents will be informed that rent may vary due to changes in their income and/or changes in market rent. They will also be advised that they can apply for a rent review when their circumstances change  during their tenancy.

During all rent reviews both household incomes and market rents are re-examined. 

As part of an annual review, residents will receive a letter requesting names and income details for everyone over the age of 
16 who resides in the resident’s household. This information will be used to determine the total household income. 

Residents who do not provide this information will be  in breach of their lease.

If residents fail to provide updated personal information and household income details, rent may be set at 75% of the market
 rent of their property (maximum rent) until the information is recieved (except for those residents under an NRAS contract or 
where they are on Housing Tasmania market rent).

Residents will receive a Rent Notification letter confirming their new rent amount. This will  show their previous rent and the new market rent for their property (maximum rent) along with the commencement date of their new rent. 

A resident can ask their Housing Officer for a review of their rent if they believe it is incorrect.  

What happens if income changes? 

When a household income changes between annual rent reviews or at the time of the annual rent review, the assistance we can offer a resident is dependent upon the financial and/or contractual requirements of the property program.

If circumstances change for a tenant or for a household member that effects income levels the amount of rent subsidy a tenant is entitled to is adjusted accordingly to requirements of the property program
Household members with fluctuating incomes cannot have a new rent assessment undertaken more than once per quarter. A minimum of 13 weeks income evidence is required before a re-assessment can be undertaken. 

If Housing Choices Tasmania is notified later than 14 days of the change in the individual/household income, the change in the subsidised rent will be effective from the date the application was completed and all required documentation received.

Centrelink penalties and income entitlement

Housing Choices Tasmania calculates the rent sudsidy based on the full Centrelink entitlement for each household member regardless whether they are in receipt of that income or not. This includes entitlement to Commonwealth Rent Assistance. 

It is the tenant’s responsibility to ensure that all individuals within the household are in receipt of accurate and correct payments. Housing Choices Australia Limited can support tenants via referral services to assist with this. 

How is Commonwealth Rental Assistance calculated

The Department of Social Services determines the entitlement to and the value of Commonwealth Rent Assistance. For further information regarding Commonwealth Rent Assistance, please refer to www.dss.gov.au. Housing Choices Tasmania calculates Commonwealth Rent Assistance up to the maximum amounts by using the following method;

 

Commonwealth Rent Assistance = (Income Based Rent - Threshold) x 75%/25%. 

Property Programs 
	
	

	Nation Building, HCT Owned, HCT Leased 
Market rent  

Valued by valuer and discounted to 75%
25% of Primary Income

of each individual sharers primary income and/or 25% of related, and 

25% of Family Income 

Family payments A and B, maintenance payments

Commonwealth Rent Assistance 

100% of the value of entitled Commonwealth Rent Assistance.

	If income assessed subsidised rent equates to more than 75% of market rent, the subsidised rent will be capped at the discounted market rent. 

If assessable income changes during the tenancy the subsidised rent will be re-assessed on receipt of the required information with decrease being effective from the next billing date or with the increase effective 28 days after. 



	BHF Properties

25%  of Primary Income

of household members primary income

25% of Family Income – if were not previous tenants of HT

Family payments A and B, maintenance payments

15% of Family Income – if were previous tenants of HT

Family payments A and B, maintenance payments

Commonwealth Rent Assistance 

100% of the value of entitled Commonwealth Rent Assistance.


	If income assessed rent equates to more than 74.99% of market rent, the rent will be capped at the discounted market rent. 

If assessable income changes during the tenancy, contracts require us to reduce the rent from the next billing date and increase 28 days after




Internal File Links 

Related Policies 

Complaint and Appeal Policy 

Eligibility and Allocation of Long-term social housing in Victoria Policy 

Hardship and Change of Circumstances Policy 

Absence from Property Policy

Privacy Policy

Forms 

Application for Rent Subsidy

Confirmation of Household Members Form.
Rent Setting and Rent Review  Policy





Definitions  


Rent is set as the market rent for an individual property. This is the amount of rent charged and is the same as if the property was in the private rental market. 


Discounted Market Rent is 75% of the market rent 


Rent Subsidy is the dollar amount of subsidy Housing Choices Tasmania applies to setting rents This assists us to ensure that our housing is affordable to people on very low to moderate incomes. 


Subsidised Rent is the dollar amount which will be charged to the tenant each week. It is calculated as follows 


Market rent – Rent subsidy = Subsidised Rent< Discounted market Rent 











