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Table 1: New Zealand studies on boarding houses

Study Name Reference | Design Objective Study Outcomes
The study found none of the premises knew about the bylaw.
Tourist hostels are self-regulating as they need to remain
Survey To assess the type of . i i
. ) . competitive. If used, licensing should target hostels where
A Review of Auckland | Pearson, A, | Random accommodation available . . i
. - . . - - people stay on a long-term basis. A risk-based system like
City Council's Hostel Fitzgerald, | selection and its condition and the . . .
; that used in the UK might be useful. Businesses need to be
Bylaw. M (2008) effectiveness of the bylaw . : )
_ . encouraged by council to be involved in the way forward for
N=15 for boarding houses. -
regulation.
Boarding houses are not safe places for women. There is
Survey . . S T
_ evidence of serious incidents and attacks on women living in
In Her Place- a study N=13 R . : :
) . To explore the operatives of | boarding houses. This has been by managers, other tenants
of women'’s personal Interviews s L9 . S .
. . Baxter, T _ safety and security in the or their visitors. Little or no protection is available. More
safety in boarding N=20 W X L LD .
(1996) lives of women who live in needs to be done to protect women living in boarding house,
houses. Purposeful . : . . .
) boarding houses. including women only boarding houses and improved
sampling e
tenancy legislation.
. . Support the need for boarding houses as a type of
. . To profile low to medium . . o .
Housing For Singles. . : accommodation for single people. Highlights a lack of council
; Survey cost Wellington boarding . L .
The Boarding House Sole, D, _ . recognition of those living permanently in short-term
i ' . N=67 houses and their tenants to . .
Option. A profile of Robinson, LT accommodation and requests improved standards. Calls for
; : Purposeful | study the social implications . . iy :
Wellington Boarding D (1988) ; o public housing authorities to address issue of loss of
sampling of a reduction in this . ;
Houses. . affordable housing for single people.
housing.
Survey . . . .
. - To compare the quality of Agreed that living out in the community was better than the
Sheering, I. | N=111 - - ) S X -
. I - life experienced by people hospital but the majority of people in boarding houses wanted
Quality of Life in the R Gale Interviews : . 2 . . . o .
. _ with schizophrenia in the to move out. Clients and relatives were dissatisfied with
community. (1983) N=20 : ; . S .
Purposeful community compared to boarding houses and high priority needed to be given to a
sarr?pling institutionalisation. review of placing and supporting clients in them.
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Health issues and boarding houses
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Advantages of boarding houses
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tIg % o, OIMN
% HGNN  G3 “most single people living in boarding houses would not fit
comfortably into a suburban lifestyle”
) )
)
/
' )
2 LA “it is very important,

one of the most important things is, like a home where, everyone supports you if you need to be

supported, you know, that’s the main thing” 21 / gy
21"""H3 1
2KJ 3
b ) “there is a family atmosphere”
“they are caring people here” 2. % #GNN3

Disadvantages of boarding houses
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Length of stay
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Poverty

A 21"g 13 Csince rooming houses are often associated with the

unemployed and those on social assistance, it is interesting to note that 1 in 3 residents belong to

the working poor'D 1
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The changing role of boarding houses
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Building, building maintenance and occupancy standards
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Table 2: The regulations applicable to boarding houses in New Zealand.

Housing Improvement

Zoning C section of Fire ? Residential Tenancy .
Name Restriction Safety Act 1975 Regu!anons 19471 Amendment Act 2010 Public Health Act 1956
Building Act 2004
To mitigate Fire safety . .
. . . Tenancy relationship
the nuisance | standards Functional requirements ; e
o Rights and Responsibility N
Covers effects on and performance criteria Sanitation
L Reasonable standards
land and Alarms and of building
. Bonds
neighbours egress
Tenancy Tribunal
Responsible Local council Fire consultant or N _ -Enwronme_ntal health officer
. . Ministry of Business and local council
for independent Local Council . . .
o Innovation (previously «Contractor can inspect for
enforcement qualified person P
Department of Building and | pests for owner
Housing)
Apply for
assessment Consent on building or . .
*Complaint requires
for new change of use, not Complaint based by both inspection
Process of buildings or 12 month retrospective, and b y b
. . ; landlord and tenant to *Order placed on landlord to
enforcement | change of warranty of fitness | inspection may be done - . .
. tribunal comply with Public Health
use of an in response to a
i : Act 1956
existing complaint.
building
Fire standard * No proactive licensing | «complaint based Complaint based
Issues inspection does required landlord to *Weak protection from *Penalties for non-

not consider
general condition
of building.

comply with Act.

 Tenant unlikely to
complain.

eviction for boarding house
residents
Loss of bonds

compliance poorly enforced
as council has to pay to
prosecute landlord in court.
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Table 3: A comparison of basic boarding house legislation in Canada, Australia, England and New Zealand

Country/ | Zoning Fire safety | Building SeEelng Tenancy AU Comments
o : House ; Health
state restriction | Inspection | Standards . . Rights e Strengths/ Weaknesses
Licensing Jurisdiction
Proactive Overlap between regulations at Federal level and local
inspection in bylaws which needs coordinating
Some local Shared . : N
Main some: areas between Regu_latlo_ns very physical this is important to prevent
Canada Local requlation localities Yes but local and deterioration
Mixed ++ | council 9 Fee lesser reqional Building codes new builds, renovations, altered use not
national and glon: retrospective
charged agencies ; . .
local gave Licensing very important
overlap Proactive annual inspections.
Varies There are concerns about inconsistencies, gaps,
Overlap between coverage, enforcement and effectiveness across the
. : Some :
. Local Main national and local and different states.
Australia . . Some states - . . .
X council regulation local level regional Work has been done to improve regulations relating to
Mixed + . states only | only but N ; RN 2 .
in all states agencies in boarding houses in Victoria after a campaign ‘Call this a
lesser > N ) S
different Home” Victoria now has some leading regulation in the
states country.
.P roactive Local authority and fire authority
inspection - ) .
. Licensing of the Landlord
. Housing Fee - .
England Local Fire Assessment for fit and proper managers and their
. . Health Safety | charged to | Yes but . . .
+++ council authority ' Local council | business associates
Rating landlords lesser . dh fi for b h of fi f
System Imprisonment and heavy fines for breach of fire safety
(HHSRS) and gas regulations, if death or serious injury resulting.
: Fire safety Warrant of Fitness is required but inspection
New Local . Complaint . o i
Zealand council Main . based None Weak Local council does include bw_ldlng condition.
+ regulation system Tenancy protection weaker than other tenants under the

Residential Tenancy Amendment Act 2010.
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Would you tell me, please, which way I ought to go from here?
That depends a good deal on where you want to get to, /'

I don’t much care where,

Then it doesn’t matter which way you go, /
So long as I get SOMEWHERE, +
Oh, you're sure to do that, /  If only you walk long enough.
20 / #NKJ3
( '
) _ X
- "/ 21M"G3 [

“This type of approach may be needed because the topic is new, the topic has never
been addressed with a certain sample or group of people and existing theories do

not apply with a particular sample or group under study.”

/ "G H3 -

“In qualitative research, the intent is to explore the complex set of factors
surrounding the central phenomenon and present the varied perspectives or

meanings that participants hold.”
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“Social constructivists hold assumptions that individuals seek understanding of
the world in which they live and work. Individuals develop subjective meanings of
their experiences, meanings directed at certain objects or things. These meanings
are varied and multiple, leading the researcher to look for the complexity of views
rather than narrowing meaning into a few categories or ideas. The goal of the

researcher is to rely on the participants’ views of the situation being studied”

(Creswell 2009, p8).
*
? 21""K3
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- +
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“how human beings make sense of experience and transform experience into

consciousness.” (Patton 1990 p104).

> +
- ‘What it is like to live in these dwellings?’ >
+
- ¢
+ '/ 21""G3
' 1 * *
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Which branch of Grounded Theory?

* §HGK™ 1 L
2/ ? 1K
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realities in which they participate.”

21) ' HGG1Y L

4 ? 1K
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< / ?21"K3 (

“...people, including researchers, construct the
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The use of literature in grounded theory
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Initial literature search

(
C PD C
D C
P, +
C DC D C
+
" (C
$9
1"
B¢

Vg

50

ibC

P



Interview Schedule
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Recruitment

One of the critical decisions in a qualitative research study is whom or what to
include in the sample, whom to interview.
2< 0 "IN KN93
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“boarding house means residential premises

“(a) containing 1 or more boarding rooms along with facilities for communal use

by the tenants of the boarding house; and
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“(b) occupied, or intended by the landlord to be occupied, by at least 6 tenants at

any one time.”
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Sample size
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“A specific type of non-probability sampling in which the object of developing

theory or explanation guides the process sampling and data collection.”
( )
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Ethics
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Conducting the interviews
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Constant Comparative Method
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“dig deep into the empirical and build analytic structures that reach up to the

hypothetical.”  (Charmaz, 2006, p. 151).
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While economics is about how people make choices, sociology is about how people
don’t have any choices to make.
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Quality of the physical environment

#$
1
J" #1m '
) )
u
“There’s some really well run places, like the one up in .... I think it’s
amazing....it'’s got a really nice clean communal eating area...there’s a shared
garden out the back and they do shared gardening.” \ ) Al
+ #'"> 6
“I bought lots and lots of furniture. Some of those things were antique style or
vintage style um pieces of furniture and so I decided that the house would have, all
the rooms would have a theme and really just be very individual.” VO W
(
)
' )
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“No heating, broken windows, windows didn’t get mended so there was boarded
windows, food being kept in rooms because there was no kitchen. Really there was
a communal kitchen but it was like, almost like camping....... stainless steel
benches, no hot water, fridges, one or two fridges in the corridor but the majority of

people kept food in their rooms.” \ ) Al

“They are moving people into the shittiest smallest rooms in the world, carpet

might have been there for forty years, pissed on and what have you.” V1 #l

+ ) '
“They are probably at least 50 years old on average, which means they are quite
tired and difficult to do up-grades and maintenance to maintain them.”

[Manager 1]

“We painted it inside and out when we first got it and we got some second hand
carpet and laid that all down and as people left carpeted the rooms. You wouldn’t
say that it was lovely, but it is unrecognisable to what it was. When we first moved
in the carpet was filthy, it was disgusting, the walls were disgusting...painted it,
put some new curtains in. I mean some of the curtains were like rotten.”

VO 8 #l
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“The [....] had just recently been refurbished ....and what I noticed there is the
colour scheme had changed to a brighter grey with white flowers on the
wall....everyone had a locker, to lock away their food, the oven, fridge was
clean....everything was fully carpeted.” \ ) S
“I've noticed quite a few of them have done, like the place over, quite a few of the
better places have gone more upmarket.” \ ) S
( ¢
+
Bathrooms
( - - +
)
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“...No hot water, only a tap on the cold water in the showers and I wonder if the
showers were ever used. I never heard the shower and I would go all times of the
day and never heard anybody showering. And it was sort of communal toilets and
a couple of showers for gosh, how many people? It must be 20 at least, but umm, no
door on the actual outhouse, it was an outhouse. So it was open that’s why it was a
bit like camping.” V ) Al
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“There is 20 at ours at the moment, yeah with enough hot water for about 10....he
[the landlord] has just looked at getting a gas hot water system instead of the one

that is currently in there, two toilets, the shower.” V1 #il

( )
$H
“To have him exposed to that uncertainty to the amount of people that are coming,

he has less chance of getting a shower and you know what I mean?” V1 #l

“The bathrooms I really tried to not take people through the bathrooms if I was
trying to rent a room because they were so mould ridden and paint peeling
off....we put more bathrooms into it and spent quiet a lot of money...it will be four
years ago...so from having just two bathrooms that were hideous, we ended up
getting two extra separate toilets, with a shower, toilet and a hand basin and two

extra showers.” VO #il

67



Room size

“I've got a friend who stays in one it’s about the width of the two cupboards.”
V1 #I

“...The people I was seeing were all at the back in sort of just rows, rows of really
small individual rooms, like umm, like you know, the size of most people’s toilet.”

v ) #

“You know there is one boarding house where they have divided the rooms in half.
So they’re single rooms and they are divided in half so you have got really thin
doors V Wy ) W

“It’'s got an enormous king size bed and it’s supposed to be plush and gorgeous,

and luxurious.” VO 1y
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“Oh they can vary mate, in the city you probably be looking, oh you might find a
dog box sort of the size of the width of the two cupboards. Yeah, his room would be
[points] from here to there [2 metres] and yeah that [3 metres] and I think he is
paying $80 there, ... but anything of a decent size up to $160 I guess, $180 and
then you've got people like [....] that are asking for like $220 or $240.D V1

#
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Reason, purpose and duration of stay

“I often have corporate women. I used to have quite a good affiliation with the
nursing school up at the University .... I have a woman who has been coming for
at least probably fifteen or fourteen years and she comes, she is a [...], she works for
[...] management, every time she comes to Wellington she stays with me I mean
it’s extraordinary. 1 have people coming for Wearable Arts, for events in
Wellington, family reunions. Of late I have had a few women that come to visit
their daughters from overseas. So perhaps their daughters or children are studying
at the university and they look around the valley and they come and they want

their own space.” VO n

“So I've got someone coming now for ten days and that is quite a long time too.

She is writing a book about sport.” VO n

“A lot of the people that live here are nurses. A lot of them are actually
international nurses. I don’t actually know any people from New Zealand that are

nurses living here to be honest.” V1 n
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“They are usually newly arrived in New Zealand, but like they do often stay for a
long time because, well we had one woman she wasn’t a couple, but she came as a
student and she stayed after she finished her degree and she saved and saved
enough money to actually buy a house. She has just left about six weeks ago. She
would have people coming out from Indonesia and they would stay with her. It was
her mother and her grandmother and her sister and her baby and all stayed in her
bedroom. I couldn’t believe it. I said “Where are they all going to sleep”? She has

got a double bed! ...and she had to go to work every day.” VO #l

“...A lot of them end up in boarding houses, people who should be in sheltered

accommodation....but there isn’t any available.” \ )

“...It was like somewhere that I often used when there was no other; you know

when someone was literally not use to living on the streets.”[Health worker 1]
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“...I think it's a, it's a stop gap, it’s better than the street, mind you some places I

don’t think are, but anyway.”[Health worker 2]

Communal living

)

“It is the support, even though they vary a lot in age to me, it’s just having people
around. I think it is really important to keep me healthy, umm, so I think that is
part of the reason I moved in as well....yeah without me really realising that
because it is important to have it, but if I had my own flat I'm not sure I would

have that same cohesion, you know.”[Boarder 2]

“[....] had such a great experience at [....] they were really nice, it was more
student-type situation where everybody talked, umm, to everybody and no one was
sort of singles out as low class mental health person....so [....] was able to meet
with backpackers, tourists, with students and it was normalisation for [....] and

those are the places I am keen to support.”[Health worker 3]
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“When I put that white board up I didn’t put it up for the reasons that they used it
now but it is actually quite nice. Like the two dance girls they have just arrived
back from LA and I walked in there today and there were signs like Welcome home
[....] and then another person put ‘Oh now we are back to noisy people’ [laughs]

and she goes ‘Yeah, yeah, bring it on”.” VO 8 #l

“Yeah so I could write notices for people but they took it on as like a
communications board for themselves. The [...] when he knows it is somebody’s
birthday he will draw a birthday cake and he’ll put happy birthday, so and so. So

it’s got quite a nice feel to it in that sense.” VO 8 #l

“If you said well look $30 comes out each week and as a result of that you get fed
five nights a week, or something like that, you know what I mean, very few of them
wouldn’t take it up... It’s really that they want to, they are always thinking about
it but it just doesn’t happen because they get on the piss and can’t guarantee their

own behaviour to themselves.” V1 #il
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“Every time you've got to people have been kicked in the head mentally,
emotionally, physically and spiritually all their life. Every time they feel they are
throwing $30 in they are sceptical that instead of getting Bell tea that you would be
getting no name tea or Moccona..., so people are very closed-minded, oh, not
everyone but I find a huge amount of people, especially in the poverty areas are
closed-minded.” V1 #l
(
+
+
“If I have got my music too loud, which I don’t actually have it too loud at all, and
if I am vacuuming and she is like “Can you shut the door?” you know just stupid
things.” V1 ]
L} 4 +
&
Safety and security
)
(
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“ ... Again a lot of young guys looking aggqressive in their nature, yeah
intimidating to some people, not so much intimidating to me, but yeah
intimidating to others and that happens quite a bit. That’s not unusual for a group
or one or two guys to move into a place and before you know it the whole place is
littered with them, and that becomes, obviously becomes the heroine capital or the P

capital, hooch, or the tinnie shop or something like that.” V1 #

(6 -

“..I don’t know, I can’t give an expression but people who don’t give a shit for
anyone really, they don’t give a shit for themselves so they seem incapable of caring

for others.” V1 n
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“How can we reconfigure this so it is more manageable for us as a business? So
punched a hole,, closed off one of the doors on the side and we have now got a
stairway running up here as opposed to going out the other door....Now they have
got to get out through here which has quietened the building down eighty percent.”

v #Hi

Families in boarding houses

)
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“Well I think you need a back yard and stuff to bring up children and a vegetable
garden and stuff like that but that’s just my own opinion. And also sometimes the

people that live in hostels, you don’t know the people who are living in hostels

necessarily.” V1 W

)

“My child came there, who was a teenager when they first moved to Wellington. I
let them have my room for two weeks and I slept in the van or went around my
mate’s place, so as they could get settle and we got them a flat and what have you.
And he V W said he didn’t want them there \ W he

didn’t want if you like young attractive looking kids. So that’s tragic.” V1 ]

/

“...We have families, which have become more and more common for us with the
recent housing corporation changes [Housing New Zealand Corporation]. They
don’t qualify [for HNZC] and there are more people than housing for Housing

New Zealand right now.” \ #l
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“Oh well, we are not allowed people to stay over, well not really, like my boyfriend

still comes over anyway. I just sneak him in [laughs].” V1 #
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Owners and managers

( ) 06

“No when you see a boarding house that is well run with house rules and where
people are treated as humans, it’s quite noticeable, but when you see ones where
people are just collecting the rent and don’t care about the state of the place. There

needs to be some sort of laws across all boarding houses.” \ )

( Z#IIII 3
& &
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“She lives here on the premises and her mood is constantly up and down, and I can
understand that because living here even in her time off people are constantly
coming to her with issues. So I think what would be good actually for management

is that they gave her a decent break because I think that affects the nature of the

whole hostel.” V1 ]
& )
"(
)
" ( ) 7
)' ( & &

“When we go away he gets free rent to look after the place....He takes it on him
when we are here, but when we go away, he becomes official.”

VO 8 #l

“I really stood up my mate one time and really I said “you fucking can’t keep doing
this mate” I said “Your fucking memory from the alcohol and the things that you
forget the way you fall asleep, you could end up in fucking gaol because something
could happen here mate” and what about if he was the one starting it falling asleep

and stuff like that.” V1 ]
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“The lady there who took over from [....] as the manager has got no idea about
people I don’t think [....] would have knocked these people back time and time
again. Trying to fill the rooms and glorify yourself as a manger, as opposed to
looking at the people you're bringing into there and the ramifications and
implications of seeing who enters there, oh these rooms will look good to the doctor
v Wi sort of thing.” V1 n
(¢ + >
) - ) )
"(
Recruitment of boarders
(
+ > " " The Lonely Planet, The
Rough Guide & & " ( &
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“Well I think that when we first got the place we were always worried, because you
know we had to borrow money and so every time someone left we would start
panicking. You know we need to have someone in the room, so we would take the
first person that rocked up and it was hardly anytime that rooms have been vacant.
It’s actually from what I understand it is reasonably cheap and it is also
convenient. And.....that is why we ended up with some problematic people. What's

happened now more is that the people that come in there have come in because they

know somebody that is there. And it is kind of like self-monitored.” VO ]
" (
8 &
& 8
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“Yeah, 1 mean the women that are there are no longer afraid of the guys that, any
of the guys they’re not afraid of. Where they were slightly afraid of umm, like the
guy on Pat, two o’clock in the morning use to knock on girls doors and wanting to

read them passages of the bible.” VO 8 #

& &

“...Well there is [....] who told me, and I told someone else and all of a sudden it
will build up. And then you see another one of your whanau and you say, you
know because this guy has moved out, and you get them in. It's almost like a
nurturing environment, you know what 1 mean for druggies, alkies (sic), the
smokers, whatever the case may be, the more people that have led your type of

lifestyle I guess the easier it seems.” V1 W
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Making the grade
( +
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“They left short changing me at the end ...yeah. So that was awful they just kind of
walked out, umm yeah, so honestly that would be less than one experience like that

a year. So I think I got off lightly...I mean hearing horror stories from people, I

think I have been quite lightly let off.” VO W
&
) 8 )
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“...at the end of the day as long as they pay their rent and are respectful to

everybody else we leave them alone, you know.” V #l

“I like the idea that you have got to have a passport and you have got to have ID
but most of them I never had to show any there. The only reason that she found out
who 1 was actually would be through the mail coming in and you don’t have to
have mail there, or if you have got a problem with income support and you have got
to ask them for a grant and to move in and that’s the only way specified who it was

or otherwise you could be Jo Blow.” V1 n
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“It is meant to be managed, but basically it is you're in and you're out.....he let

anybody stay there, but as soon as they stuff up he’d just kick them out.” \
) S

Bonds as security of payment

“Their business is getting the money upfront you see.” [Health worker 3]

) o+ R# H™" &

“You know it’s interesting you get clients they pay bond, they pay rent, they go
into the place, they don’t get on with the landlord. The landlord kicks them out and
the landlord has this bond and this rent and refuses to give the bond back and they
g0 ‘oh well take me to court” and our guys won’t go any further they’ll just go

leave it, abuse the guys swear at them and leave.”[Health worker 3]
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“A lot of our tenants are getting really hefty bonds and rents from WINZ [Work
and Income] and these boarding houses are getting the places [people in] and if
they’re not happy with the person they kick them out after a week and theyve got
three or four weeks rent for nothing. So that’s up to a thousand dollars that a place

can get for one person in a day.”[Health worker 3]

% ( 21M#M3
1

Use of tenancy agreements

“No they don’t have tenancy agreements as I know and umm, I'm sure some
boarding houses have house rules but umm, one that I have quite a lot to do with I
don’t know of any house rules, because it’s mainly full of alcoholics.”[Health

worker 2]
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Eviction as a management tool
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“I had a woman who umm, 1 think was quite disturbed, but she came, and I went
into the room to umm, after two days, to change her towels and things like that.
She had taken her clothes and pieces of material and covered up things and
rearranged the whole room, and taken away ornaments and they were hidden in
drawers and stuff. Umm, she wasn’t angry or anything like that, but the other
quests, I knew they felt something wasn’t quite right with her. She stayed for about
a week and then she wanted to continue the stay and I told her that the room was

booked because, it was just I don’t know what was happening with her, you know
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and I didn’t want to be thinking that, you know that I always have to be going up

there to check on her. It just made me uneasy.”[Landlord 2]

% ( 2013 ( -

“...They had the rules as an ability to kick somebody out, it is not as if they let
people abide by the rules, they’d have the rules and then when it falls over then

they have got the justification.” \ ) Al

“Here are the rules the bottom line is respect for individual’s rights and safety that
is paramount in any of the buildings. So if you come and abuse someone you are
gone end of story....We give them notice, we have got a sort of three strikes and
you're out rule here depending on the severity of the issue. You know if it's
obviously blatant that something has gone wrong then it is immediate

eviction.”[Manager 2]
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Variation within the same boarding house

“Yep, it varies on different floors. Everything is set out exactly the same but like on
the third floor it is the cheapest, so it is $87 here and I used to live on the 5th floor
and that is $102 but I moved down here to save more money and to have a garden
[has a roof garden outside her window with tyres and veggies growing in them].
Umm then on the 7th floor it is $137, so the difference between those is that the 7th
floor is kept a lot cleaner, like more immaculate. It has also got a door that has a

security code for them to get in, so it is more secure.” V1 W

90



Rgll +

“I moved down here and everyone is really friendly, but we [upper floor] use to do
a lot more social things like hang out in the lounge more and stuff like that.
Whereas down here we still...... everyone knows each other and we talk to each
other but we’re more solitary, like in our room. There is still that support there but
I find that good, because then I can study and 1've got no one knocking at my door

wanting a hand out.” V1 W
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Personal vulnerability and resilience

)

“I think boarding life works well for who it was set up for that would be the
student, that’s studying at Victoria or at err Wellington Polytech um, or it is set

for professionals that are working, people that are able to pay for these types of
) Sl

places ah, have a regular income coming in.”V

Women

( )
' )

) C D
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“Umm, also when I was on the 5th floor there was one guy up there, he was like 38,
it’s like he just comes across as really creepy. But you kind of get that in the hostels
I think and you have just got to be aware of that and just be “Hey like this is my
room” like yeah.....but if 1 was more vulnerable or naive I think that I could

become subject to...... you know older males sort of.” V1 #l

“If I've got a vulnerable client, a young woman, twenty three, going in to this type
of housing, it can be unsafe for her. She could meet up with a guy that is quite
worldly and she could feel intimidated, be preyed upon because she is so young,
unsafe, so I guess I call the guys shady that ....would pose her safety at risk.”
v ) S

94



“Quite all right most of the time um but for one just the facilities, the bathroom
facilities are shared, so male and female. So that could be especially for certain
cultures. For me I'm just like oh I don’t really care you know whatever.”

V1 i
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“That’s probably her saving grace, she is not attractive.” V1 #

“No don’t want women there outside of the manager lady and this other lady, but

they are so \ Wl boisterous and she handles herself alright, she gets
around like a front rower V W, yeah, screaming, so she is not naive or
petite or what have you she is fairly worldly Il.” D1 #
¢ >
" (
¢
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Poor health and disability

1
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“I don’t think it works well for low income people, for mental health clients, for
people with coexisting problems...it’s not conducive with the addiction or the
culture that theyre used to or subject....they are not mana-enhancing places that

can help in terms of well-being.” ) Sl

“One client said to me they had such a great experience at \

Wl they went there and they were really nice. It was more a student-y type
situation where everybody talked to everybody and no one was sort of singled out
as the low class mental health person. So they were able to meet with backpackers,
with tourists, with students and it was normalisation for them and those are the
sort of places that I'm keen to support, where we can place a person in any sort of
general  backpackers or general boarding house that is accepting.”

V ) S
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Alcohol and drugs
) )

“Well there is [....] who told me, and I told someone else and all of a sudden it will
build up and them you see another one of your whanau and you say, you know
because this guy has moved out and you get them in. It’s almost like nurturing a
environment, you know what I mean? For druggies, alkies, the smokers, whatever
the case may be. The more people that have led your type of lifestyle I guess the

easier it seems.” D1 T

" (

“Yeah, it’s the worst place in the world, paradoxically knowing people that have,
umm in early recovery from alcoholism. There is one in a few, they say you can
swim in it, you just can’t drink it, works in the industry then they get well and
they are faced with that dilemma but they are gone for work and providing they
know what their focus is and why they are in there. So they say don’t go and sit in
a barber’s chair or you will get haircut, don’t go sitting in pubs just because you're
intoxicated, as my friend understands we are not only intoxicated by the life, we
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are intoxicated by the lifestyle as well, and it is the pull you know the sport on the
TV, the girls coming and going, there is a lot to it and somebody puts down the
drink, but often they still crave the lifestyle and that is why they are liable to be
sitting in the barber’s chair and all of a sudden just a proposition appears normal.
As they say to alkies, proposition appears normal to them for a moment and away

they go again.” [Boarder 2]

1
&
& "(
+
“The Hutt one was run by one guy. I think he was an ex-prison guard, like it is
meant to have been managed. Basically it’s you're in, you're out, it was a bit like
he’d let anybody stay there but as soon as they stuff up he’d just kick them out.”
V ) #l
"4
Ageing
1 )
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“Well, he can’t even hear the fire alarm and he walks so slowly and apparently he
has lost his.... been like incontinent a couple of times. You know they are
indicators that someone needs a little more help which in here in the hostel can’t

really be provided for.”[Boarder 2]

“That guy that died was an eviction really, because he wasn’t able to you know, he
wasn't getting medical care, like them not really understanding what was going
on....I don’t know his health deteriorated more and more....he wasn’t drinking, but
assumed to be drinking, like more and more like a homeless guy and basically the
manager got fed up with him, was always niggling him but he wasn’t quiet there.”

[Health worker 1]
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Coping and not burning bridges

“They work well [boarding houses] for people who have just moved into a new area.
Whether again that is the same scenario or not, they have fucked up that life over
again in that town and they're doing a geographic. What they call doing a
geographic in the hope, but again because there is something in there that they

want to change.” V1 #ll

“You’d build the trust but she [manager] still put them through a really formal
interview and then would call you straight away if they were having issues....I
usually work out what was going on, even if it meant moving people out for a
while, finding somewhere else. 1 had someone move into the shelter from
there....not wanting to push it.... It is better to step back rather than blow the
possibility  [of future accommodation] for that boarder in the house.”

v ) #

> 8 >
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Working for free rent
) >

“I got my check [benefit payment] there for a couple of weeks which was good.
Again he [landlord] actually does have a bad habit of doing it....you ask a guy who
is not a painter, but he wants the job and he will give you a quote of $250 but in
actual fact it really should have been $500 and so the landlord always gets it, but
then if you go back to this particular landlord...just the amount of people he has

denied and the amount of work he has had done.” V1 W

RHH" TH" - » " ( 7 )
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“I guess for me and the experience of boarding houses is whoever holds the power

has the last say.” \ ) S

Vulnerability due to systemic failure

)

Lack of adequate tenancy protection

“That’s another concern about what boarding houses can put within the tenancy
agreement. They don’t have to give them a week’s notice they can give them three

days.” D ) S
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“There are more downsides in managing houses than boarding houses, that’s why
you don’t want a house because you have got all these requlations and people can
stay in that house for three months and you can’t get rid of them....You can give
them notice [boarders] and they can be gone in ten days, or immediately you know.
There is very, very different requlation, so it’s easier to manage the tenants out, if

they misbehave.” \ #
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“Not before they sign when the shit hits the fan, that’s when we see it. We've got a
lot of clients that are signing their lives away and the next minute they’re not
realising that’s what it meant and their understanding of it.... Looking at the
tenancy agreement, umm to what was the agreement between both parties at the
time. Was our client of the understanding that this was going to happen to them?”

D ) Sl

“I've also been in places where the hot points are you know smashed and they are
just left, you know dangerous, I have complained about that, where banisters are
not secure and shaky but you know, I have, I have to be very careful because its,
with one particular boarding house the landlord does contact me when people are
unwell so I have to keep that relationship because it’s looking after the people.”

v ) N
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The lack of enforcement of building maintenance and occupancy standards

)

“I remember going into one, the one I mentioned with the stairs and they had a
thing [Fire Warrant Certificate]that they had been inspected and it was horrific
and there were holes in the bathroom floor, floor boards rotting, carpet rotting....I
would say they would be too scared to complain but there’s a certificate on the

wall.” D ) W
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“I had some clients that moved up to \ W and they all

became different friends in different rooms and so would hang out with each other
and then started discussing the health and hygiene of that place. So they decided
they would talk to the landlord or the person that ran the place down there. Well,
she took offence to saying that it was dirty and it was un-clean, and then one of our
clients contracted scabies from that place and ... We were brought in to advocate,
but by the time we got in they were given a letter to be evicted. There were five
clients there and ... they were given a letter to be evicted because there was one of

the clients went to Wellington City Council.” V ) Sl
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The lack of support services

( )

“Squalid, right ok, right, I've been into rooms where the walls and ceilings are
festooned in cobwebs. There are faeces and urine lying about, smeared over walls,
door handles umm, nicotine sort of running down the walls, unwashed bed linen
... you know, white sheets that are actually black. That people have, you know,
people sleeping under rags actually not proper bed linen, yeah. Quite often, well
the majority, I don’t think 1've ever seen anyone with sheets on their beds they
would sleep between blankets and you know very rarely would you see a pillow

case or a pillow.” V )
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“There is no central place where you can get support to know what to do when you
get a difficulty like this, especially if it is a mental health difficulty. We had one
woman we had a transvestite staying with us and she would just lose it sometimes

and go berserk and scream and yell, and abuse people.” O #

“We have got one young guy up there he has had a double, triple bypass and umm,
so he has got a stent in his heart and we have called the ambulance three or four
times for him. You know he takes his medication and he is not supposed to have his
alcohol, you know, and he has been drinking a lot in the past couple of weeks.”

D #Hi

“We are here when they're taking their alcohol and drugs, and you know they are
messing themselves and all that kind of stuff. They are not there, we are”.

v #Hi
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“I had someone who had come from WINZ and I didn’t realise that she had to leave
home because of a violent relationship. She was quite, I don’t know if she was
drinking or she was on drugs, but she was kind of like out of it and it was really
hard. I found that quite difficult to cope with. I didn’t know what to do for her or
how I should deal with it. You know it was very hard and I didn’t feel it was... |

didn’t think she should be with me in that capacity.” VO W

Poor institutional discharge practices

(¢ +

110



“Heaps of people come out without anywhere set up yeah. Yep, very common
umme...or out of residential, out of AOD [alcohol and other drug] services where
you know theyve spiralled out of control before they've got to residential. And
there’s all the AOD services helping them get to residential, drop them in there,
then the residential services contact the agency that referred them and say so-and-
so is coming out and the agency will just give them an appointment. No thought
about any housing yeah, don’t forget to come along to your appointment next
Thursday. No insight into where’s that person going to live or get their benefit on
and they don’t turn up and their back in residential six months later, because

theyve spiralled downwards again.” \ ) #

“People get discharged into boarding houses, in fact there is a chap that I haven't
had time to try to find, an elderly chap who was admitted to hospital with
dementia, well query dementia and he was discharged to a boarding house to go to

and he never turned up.” \ )
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“So from there we look at different types of emergency housing and there normally
full....We look at mental health accommodation and what happens there is when
you look at a specific group of people they have to meet criteria. So one step is going
to the doctor, so they see the doctor, and have to pay for a doctor. The doctor makes
a referral to service coordination and service coordination put them in a criterion of
whether they meet axis 1 or axis 2. If your client doesn’t fit between those axes,
because he hasn’t been diagnosed with a mental health issue, but obviously he’s
homeless and obviously he does have mental health needs, they fall within that gap
in that they don’t meet that criteria for that place. They don’t meet that criterion
for that emergency accommodation when it comes to mental health, and so because

they don’t meet that they remain still homeless.” \ ) S

Housing exclusion

(
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“Our clients don’t have that sort of money.” D ) Sl

“I'd say probably fifty percent of our residents would work. The other fifty percent

would be probably, would be on some benefit or something.” VO #l

“I'd say probably about thirty percent of our residents are on some kind of
disability (Benefit), you know, yeah I think that would be about right for us.”
V #l

“Some will say, well I can’t go back to Housing New Zealand because 1 owe them
money or City Council because I owe them money, so this is the only place I have

got.”V )

“Some people end up in boarding houses because they run out of options with City
Housing or Housing New Zealand by not paying rent or doing damage and you
know they got a bad history and people can’t get back into, um public housing.”
V ) N
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“Have we gone to social housing? From social housing have we gone to private
rentals? Have we gone to real estate agents? From there have we gone to mental
health accommodation? Are they able to meet the criteria? Normally we would go
straight to mental health accommodation but if we assess a client a find out oh,
they don’t meet those criteria’s, we start at the top and move down, once theyve
missed that and they normally do I say nine times out of ten they’ll go straight to a
boarding house.....We have clients that by default got into boarding houses with no

other housing or accommodation choices.” \ ) Sl

/ 1 )

“I mean because you're virtually homeless really and it is so hard to get out of
because you tend to be paying more than you would at city council housing. Plus
you're, if you're in a boarding house you're not considered homeless so you're not

on the top of the list for getting into housing as far as I can gather.” V
) N
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Improve legislation and enforcement of current building maintenance and
occupancy standards

( 7 )

% ( 20ME3 1

( (

“I would ask that they didn’t get the clients out in three days, but gave them an
extension of at least fourteen days to try and find accommodation, but I think there
needs to be a process where the client is safe and able to complain and there’s
mediation and after all that avenues have been exhausted, then looking at letting go

of the tenancy.” \ ) S
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“It’s so interesting that the facade of the homes that you know, boarding houses,
are so normal.....you could shock people by showing them a terrible room.”

v ) #

“You know people wouldn’t believe the way some people are living. You know even

if I describe it they can’t really imagine it, can’t really picture it.” V

)I
“I mean really the pressure needs to be put on the landlords rather than on the

people living there. I was going in trying to work with people but there needs to be

legislations. That needs to come in hopefully slow enough to let people get re-
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housed but hard enough to stop landlords keeping people living in squalor.”
v ) #i

“It really pisses me off that Health and Disability Advocacy and the Health and
Disability Commission don’t make it their business of what is happening to mental
health clients in boarding houses....because the day it is an accommodation issue it
is not a health issue. It is actually discriminating against our clients....I think they

need to be making it their business.” ) Sl

Improve health and social support services for boarders

(
(

“The rooms were so bad you couldn’t get home help in there because they would

not go in because of the state of the place.” )
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“We are a boarding house as opposed to providing mental health services. We have
talked to some of the agencies that provide that service to have them more involved.
You know or let us know what we can do, so we can remind them because one visit

a week doesn’t do it.” V #il

“There should be somebody that is trained, has people skills that can be personable
with people that have got some sort of, even if it is just a St John’s ambulance
certificate for basic training and umm, not just someone that wants cheap bloody

rent.” V1 #ll

) ) )

) '
“However, while that need is met there are so many others that are not met that we
cannot provide. You know be they life skills, be they the basics of how to live
whatever. I think if we could get groups to help us to deliver those it would be a

better experience for everybody concerned, them and us.” \ #
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“A lot of clients are using front line services and primary care services and end up
sometimes in secondary care services, in emergency services, things like that. What
I think is needed is a proper structure where boarding houses are connected up to

community services....also it is about building a memorandum of understanding

with them.” \ )

“To me personally it is working with some of these agencies, for example we have
their tenants here and actually for them to sit down with us and work out a plan on
how we might help their client because they don’t talk to us. They come in and talk

to their client and off they go but we are here to pick up the pieces.” V #

Increasing affordable housing

7 )
( 7
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“It’s a bit like allowing access regardless. There is not much of that about, so people
have to either hide it or fake it...I" think about substance users , faking the
motivation or fooling the service. Do a little bit of change to get re-housed....
Because you also need really open access ones which might have lower thresholds of
acceptability around behaviour to match people’s needs. You know rather than that
group of people just ending up being pushed out or moving from one to another

because they cannot meet the rules.” \ ) Al

THg9'

“Yeah, there are many that you know have a little bit of glass and no one can come
through the front door [points] that’s the managers room.....it's all about

placement.” V1 #l
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Physical condition of the boarding houses
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Social environments within the boarding houses
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When decisions are taken that something must be done about a problem, the nature
of the proposed action will depend on the prevailing notions of what is causing the
problem.

2 193

Addressing the drivers and reducing the disparities in access to housing

Everyone has the right to a standard of living adequate for the health and well-
being of himself and of his family, including food, clothing, housing and medical
care.
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Age Years of
. - Total years
- group Ethnicity experience of
Participant Gender . of
(self- (self-reported) boarding .
experience
reported) houses
Boarder 1 Female 18-24 NZ European 2 2
Boarder 2 Male 45-54 NZ European 39 41
Health worker 1 Female 35-44 Maori 8 49
Health worker 2 Male 45-54 European 6 55
Health worker 3 Female 45-54 NZ European 14 69
Landlord 1 Male 55-64 NZ European 11 80
Landlord/Manager 2 Male 45-54 Maori 11 91
Manager 1 Male 45-54 Maori 2 93
Landlord 2 Female 55-64 NZ European 14 107
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Codes

Categories

Conceptual
groupings

Memos/ Theorising

Cost of entry, formal and informal screening
methods, gender, family status, level of
surveillance, ownership of properties, easy come
and easy go, eviction.

» Making the grade
Exclusion

Variation in who is
“makes the grade”
across the sector

The most exclusive boarding houses had strictest entry
criteria compared with those with the poorest standards. For
some groups the only boarding houses they were accepted
were those with the lowest standards and poorest
management practices.

Clean and fresh, well-kept gardens, smells nice,
fresh paint, rotting floors, dark, dog boxes, lack of
maintenance, physical deterioration of building.

* Boutique
» Mid-range
e Squalid

Variation of physical
standards

Boarding houses with the most strict entry criteria had the
best physical standards. Those with the least strict entry
criteria had the worst physical condition.

Supporting one another, communal meals, family
status, mothers visiting daughters, migrants,
tourists on holiday, weekenders, security, safety,
lack of trust, living in poverty, like attracted to like.

« Purpose of stay
» Length of stay
» Sense of
community
 Social status

Variation in the
social environment

There is segmentation in the boarding house sector and more
exclusive boarding house were used by professionals, short
stay local tourist, and international tourist. The worst
condition boarding houses were used by those on low
incomes and boarding was their only housing option.

Trauma and grief, drugs, alcohol, violence, hard to

 Level of security

Boarding houses in the lower part of the hierarchy have a

house, antisocial behaviour, poor h_ealth, disability, | « Level of safety Personal_ly higher proportion of people with poor health and disability
lack of knowledge, low wages, low income, loss of | « Level of vulnerability -
. : ) living in them.
money, lack of alternatives, lack of privacy. surveillance
Poverty , failure of legislation and standards to « Enforcement of
protect, one dimension of Warrant of Fitness standards All boarders are vulnerable to eviction under the RTAA 2010
Certificates, confusion over legislation and who « Institutional Svstemic but boarders in the lower part of the boarding house
enforces it, ineffectiveness of tenancy tribunal to discharaes vallnerabilit hierarchy have the most to lose by being evicted as they lack
enforce standards, weak tenancy rights for . Lack fg ffordabl y the resources to acquire alternative accommodation and are
boarders, lack of proactive inspection, poor hac (ot atfordable the most likely to be excluded from other options.
institutional discharge and release practices. ousing
Working for free, fighting back, | just have to do People _I|V|ng or working in boarding house at the lower part
. ; A . . of the hierarchy showed how they coped and managed

my best, doing a geographic, faking it, keeping on | « Coping - o ; .

. . - . Resilience situations using the formal and informal rules of the
side, advocacy, breaking the rules, solutions, » Conflict

resistance, conflicting feelings.

institutions they are working within. However, the landlord
has the last say.
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Source: Location data from interviews in this study; mapped
by Helen Viggers, University of Otago, Wellington.

173



G 220

24 June 2011
To the Social Services Select Committee,

We commend the Committee for conducting an inquitg the situation for boarding
house residents in New Zealand and welcome thertppty to make a submission. The
rights of people living in boarding houses and othyes of commercial collective
accommodation have long been neglected and desebeecomprehensively addressed.

This submission is written by researchers who areqgfHe Kainga Orangd Housing &
Health Research Programme, University of Otago, lidégbn. Our interest and
knowledge about boarding house residence is mad@gved from our work on
homelessness. Researchers in our group have exath@experiences of people living
in informal dwellings and camping grounds, and aese is currently underway that
investigates boarding house residence from theppetives of residents, proprietors, and
social and health service providers. We are alsmtily research group in New Zealand
conducting national-level quantitative researcb imbmelessness. Members of our group
are currently working with Statistics New ZealandidaHousing New Zealand
Corporation to produce statistics about homelegsulption, including the size and
characteristics of the homeless population livimpearding houses.

In this brief submission, we begin by discussing tlontext of modern boarding house
residence. Three major issues regarding the rightsarding house residents are then
presented: security of tenure; quality of boardhmuses; and access to appropriate
support services. Discussion of each of these sssusupported by findings from recent

(June 2011) interviews with people living in boaglihouses and those working with

them, conducted by Clare Aspinall as part of ongogsearch. To conclude, we briefly

discuss camping ground residence. Although thisdisituation is outside of the terms

of reference of this inquiry, we feel it is impantato remind the Committee that this

group — who are in a very similar situation to ludag house residents — are extremely
vulnerable. They are victims of a gap between @gis and enforcement, and as such
are denied access to housing that is physicallgwate and in which they have security
of tenure.

Yours sincerely,

Dr Kate Amore and Clare Aspinall

On behalf of:

He Kainga Orangd Housing & Health Research Programme
Department of Public Health

University of Otago, Wellington
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Context

Most New Zealanders live in private housing. Byivpte’ we mean houses, apartments,
etc. — living situations in which there is one hehusld per dwelling. Tenants these types
of dwellings have long enjoyed security of tenureviled by the Residential Tenancies
Act, regardless of whether the landlord is in thggie, social, or community sector.

Finding affordable rental housing is increasingifficult in New Zealand, particularly
for people with low incomes and those with chanasties that see them discriminated
against when they apply for a house. Competitianaftordable rental housing varies
across the country, according to the balance oplgupnd demand. Housing New
Zealand Corporation (HNZC) waiting lists give soimdication of the level of demand
for affordable housing, but are by no means anrateueflection of the real level of
need — both because the length of these waiting issactively managed, and because
many people do not put their name on the walitisigiflithey think they have little chance
of getting a HNZC tenancy.

Where do people live when they cannot access privantal housing that they can
afford? Some stay with friends or family, often nmakthe house crowded, increasing the
risk to the whole household of transmission of atifeus disease, such as rheumatic
fever.

Others may be able to get into temporary accomnadatrovided by a non-government
organisation, but our research has found that vadadility of such accommodation is

poor. There are less than 60 providers of tempaeacpmmodation for homeless people
nationwide [excluding women'’s refuges), virtually af these are targeted at a specific
group — such as single men or families with chitdi@nd vacancy rates are low.

The other main option for people who cannot aceéfesdable private rental housing live
Is to stay in commercial collective accommodatiamjch essentially means boarding
houses and camping grounds. The situation of pdivolg in these dwelling types is the
focus of this submission. An assessment of boardingse and camping ground
residence must be couched within a realistic umndeding of barriers to access
affordable private housing, not rely on imagestd tole these dwelling types played
decades ago.
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Security of tenure

The core of security of tenure is the right nob®arbitrarily evicted. In this section we
focus on the ‘termination of tenancy by landlorddyisions in the Residential Tenancies
Amendment Act 2010 (Section 66U).

If a dwelling is offered as a long-term place obitation, then residents of that dwelling
should be able to expect a standard level of dgcofi tenure in terms of tenancy
termination. Given that access to affordable pevaéntal housing is unlikely to
dramatically improve in the foreseeable future, ity is that people will continue to
have to live in boarding houses due to lack of otmions.

Tenancy termination by the landlord

Treatment of people living in boarding houses isiBential Tenancies Amendment Act
2010 is based on the assumption that they will beljiving in these settings short-term:

“[The Residential Tenancies Amendment Act 2010] saVer those vulnerable people in
boarding houses who are often transient, who atenobn low, low incomes, and who
are often in search of more formal and permanertoaunodation. It is very, very
important indeed to cover them while they are imarding house tenancies(Heatley,
2009)

If ‘more formal and permanent accommodation’ wezadily available, the assumption
that boarding houses are only for temporary accodation would be reasonable. The
level of security of tenure for temporary accomntmatashould not be expected to be
equivalent to private rentals. But affordable préveentals are not readily available, thus
people do need to live in boarding houses long-term

“Well we've got one old guy who has been therelfdbyears”
&1 ; s

“Oh years, years, there’s someone I'm trying tankhof probably been in the boarding
house for about 8 years, probably longer, yeah”
- Provider of health services to boarding housart&s) June 2011

“...we have a lot of people that are in boarding hemisind that’'s only because housing
is so scarce in Wellington and if we are lookingHousing and emergency housing and
when you've got houses that are full, when you'eé lgousing New Zealand and
Wellington City Council waiting lists, we have tg the cheaper options and they are not
normally the cheaper options and so we have clidms by default go into boarding
houses, with no other housing or accommodationogsdi

- Provider of health services to boarding housari&s) June 2011
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The assumption that boarding houses are only fort¢érm accommodation seems to
underlie the disparity in periods of notice reqdifer a landlord to terminate a boarding
house tenancy as compared to a periodic tenanapher dwelling types. A person with a
periodic tenancy for a house or apartment can xteely without a stated reason, with 90
days’ notice. A boarding house tenant is only regflito be given 28 days’ notice. Notice
periods for eviction due to rent arrears are alexy \different — 21 days if you rent a
house or apartment, but only 48 hours if you remb@m in a boarding house. These
disparities are unjustified.

The section of th®esidential Tenancies Afttat is most concerning in regard to security
of tenure for boarding house residents is Sectild, Gvhich enables a boarding house
landlord to immediately terminate a tenancy if tkieant has:

(i) caused, or threatened to cause, serious datodge premises; or
(i) endangered, or threatened to endanger, pewgieoperty; or

(iif) caused, or threatened to cause, serious plin to other tenants.

Immediate eviction is not an appropriate respohsgh in regard to the rights of the
evicted tenant and the safety of members of théiqlubther tenants in the next boarding
house that the person moves into. Property dantlaggatening behaviour, and disruptive
behaviour are matters for the Police and / or oslipport services.

The same behaviour by a person with a periodicnignan a house or apartment is not
grounds for their immediate eviction - the landlondst apply to the Tenancy Tribunal.
This disparity in security of tenure based on dingltype is unjustified even before we
take into account that boarding house residentsregarded as ,some of the most
vulnerable tenants in New Zealand’ (Heatley, 2009).

Vulnerability

The rationale for extending tenancy protectionasidents of boarding houses under the
Residential Tenancies Amendment Act (2010) wawtieerability of these tenants:

“One of the main initiatives of this Bill is to priwle protections for some of the most
vulnerable tenants in New Zealand — those who iivéboarding houses. They are
currently not covered by tenancy legislation, bbtstBill brings boarding-house
tenancies under the umbrella of the Residentiabferes Act so that the minimum rights
and obligations of people living in boarding-howsseommodation are clear, adequate,
and readily enforceable.(Heatley, 2009)

Boarding house tenants are recognised as beingiabp&ulnerable:

“There’s a lot of elderly in those places”
- Provider of health services to boarding housari&s) June 2011
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“...a lot of them ended up in boarding houses, peagle really should be in sheltered
accommodation.....but there isn’t anywhere available”
- Provider of health services to boarding housart&s) June 2011

Given their acknowledged vulnerability, boardingube tenants should be provided
maximum protection from arbitrary tenancy termioatand supported to exercise their
tenancy rights — including access to the Tenandyunal. It is incongruous and unfair
that these tenants are afforded weaker tenanctsrilgan those in private tenancies.

Summary: Current tenancy law does not provide adequate griote to vulnerable
tenants of boarding houses.

Recommendation: Provide boarding house residents with protectiaomfrtenancy
termination that is at least equal to the protectar those who live in private tenancies.

Quiality of boarding houses

Minister Heatley signalled that poor physical caiwhis of boarding houses are of serious
concern and a major contributor to the vulnergbditboarding house residents:

“It was dreadful last year to see the media coverad people living in boarding house,
particularly in Auckland, that were substandard.eYhwere grotty, they were slum
conditions, and those tenants were not protedtgersonally believe that this provision

is the most important part of this legidation. In fact, much of the overcrowding in
houses out in the general sector, in the suburbslue to the fact that many of these
people refuse to go into the slum conditions ofesboarding-house tenancies. Now they
will be protected, and they will be more willing ke on the opportunity to live in a
boarding house, even if only for a short timgimphasis added] (Heatley, 2009)

Social and health service providers report thainsiconditions’ continue to exist in
boarding houses, particularly boarding housesabeg¢pt vulnerable people:

“That particular place which is unusual becauséoibks so smart on the outside but such
terrible conditions on the inside, no heating, okvindows, windows didn’t get mended
so there was boarded windows, food being kept ambecause there was no kitchen,
really there was a communal kitchen but it was, ligemost like camping, that you
imagine at a camping ground, stainless steel besiche hot water, fridges, one or two
fridges in the corridor but majority of people kefepd in their rooms”

- Provider of health services to boarding housarn&s) June 2011

“the one that | mentioned with the stairs and ity had a thing that they had been and
inspected and it was horrific and there were hote®athroom floor, it was you know,
floorboards rotting, carpet rotting...”

- Provider of health services to boarding housart&s) June 2011
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Current regulatory frameworks are inadequate tarenthat landlords are no longer able
to offer poor quality accommodation to ‘some of tnest vulnerable tenants in New
Zealand'. The vulnerability of boarding house tesathat has been highlighted by both
the Minister of Housing and the Committee is theyweason why a complaint-based
system of enforcement of health, safety, and deess standards is inadequate for this
type of housing. Boarding houses should be regdtand regularly monitored — like
camping grounds are. All boarding houses shouldssessed initially, and the frequency
of monitoring could be stratified — so that thosghwpoor conditions are inspected
frequently until they are brought up to an accelgtabandard, and those that are initially
at a high standard are inspected more infrequently.

Summary: A complaint-based system of regulation of qualignslards is inappropriate
for boarding houses, which accommodate ‘some ofibst vulnerable tenants in New
Zealand'.

Recommendation: Boarding houses should be registered and regufepected.

Accessto appropriate services

Boarding houses tend to accommodate people withevabilities that disadvantage them
in the housing market, such as low income and rhemtgphysical health problems.
Making profit from vulnerable people comes with sorasponsibility for their wellbeing.
However, boarding house proprietors should be tbexpect that they and their tenants
will be able to access appropriate needs assessmeérsiipport services if required.

Making appropriate services available to vulnerdigarding house tenants is especially
important given the insecurity of their housing endurrent tenancy law, as compared
private rental tenants. As stated in New Zealartabugs minority report:

We understand that one factor that often confrgtgprietors of boarding houses is

coping with boarders with mental health issues. sBhepeople also suffer

disproportionately if evicted so it is desirableathevery effort be made to resolve the
situation first, with eviction only being used aslast resort. We were told during

submissions that often the support exists in a aamtgn to assist boarding house

operators to deal with such issues, but that tderothe services are not known to the
proprietor. Where the services are known, it maysben as far easier to just evict
someone who is causing problems, especially wihere &are fears for the safety of other
tenants. However the reality is that this does frotthe problem, it simply makes it

someone else’s problem, and referral to the appedermental health services at this
time may help stabilise the individual, and prevanther episodes in the future. With the
large number of mental health clients living in bdiag houses, we believe that there
should be an expectation that proprietors wouldetdke opportunity to refer such

individuals to appropriate mental health servicksn eviction was being contemplated.
Without wanting to overburden the proprietors ofilting houses, a list of services in
each area should be made available to the proprsetd boarding houses so that they
may refer such people before eviction is effedi®dcial Services Committee, 2009)
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Services are available to support vulnerable pewmptbe community, and these should
be fully available to boarding house residents t€nant has an existing support worker,
they may be known to the proprietor. If the tenamshes to keep that information
private, as is their right, then the appropriateesgancy services should be contacted in
the event of a crisis. If the proprietor thinks naérhealth problems are involved — the
CATT team should be contacted; if anti-social bétawis the concern, then Police or
Noise Control should be contacted. Boarding houseretors have a responsibility to
see issues addressed by services that are avaballénerable people in the community
—including needs assessment services — not uskoava response to unwellness.

If a boarding house tenant behaves in a way tretahdlord thinks warrants eviction,
then failing to involve appropriate services notyocompromises the wellbeing of the
tenant, but also the safety and security of otleepfe living in that boarding house, or —
if they are evicted — the next boarding house tiveyin.

Government agencies — particularly District He@ibards and Work and Income New
Zealand — have a responsibility to support vulnler&tew Zealanders. If boarding house
tenants and proprietors find it challenging to ascappropriate support services, then a
system to improve the link between boarding houses support services is indicated.
Dedicated support workers / advocates working acrd®arding houses that
accommodate vulnerable tenants might be necessaprovide a clear pathway for
tenants and proprietors to access appropriatecestvi

Summary: Supporting vulnerable boarding house tenants issaansibility shared by
the tenants, the proprietor[s], and government @gsnEviction should not be used as a
response to unwellness; appropriate services st@uethgaged as required.
Recommendation: Investigate any issues of access to appropriatecssrfor vulnerable
boarding house tenants. Dedicated support workerdvbcates might be required to
improve access for both tenants and proprietors.

Peopleliving in camping grounds

Camping grounds are the provincial/rural equivakenboarding houses. Like boarding
houses, people should not have to live in campiogirgds for any length of time, but
because of the lack of affordable private rentaisany people have no other option.

People living in camping grounds are denied tenangkits under the Residential

Tenancies Act, unless they are living in a reldg@tahome park. From a health

perspective, this is reasonable — people livingamping grounds or motor camps that
are not relocatable home parks are living in dwgtithat are deemed inappropriate for
occupation for more than 50 days (because theynateself-contained in terms of

sanitary and cooking facilities).
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However, it is well known that people are livinghgpterm in camping grounds around
New Zealand. Western Park Village in Ranui, for regée, is well known to
accommodate a large number of long-term residergpoftedly usually over one
hundred), but it is not a relocatable home parkate 2009, we contacted Environmental
Health Officers (EHOs) in all 73 local authoritiasd asked each how many relocatable
home parks were in their jurisdiction. Only foutoeatable home parks were identified
nationwide, but many EHOs reported that people wetiag long-term in camping
grounds in their area. Two EHOs commented thatSthelay occupancy regulation is
virtually never enforced because proprietors wddde to be taken to court for breaches
and because alternative accommodation is scarce.

The gap between the law and enforcement is clehitanust be addressed. If camping
grounds accommodate and profit from long-term estis] they have a responsibility to
register and provide relocatable home park faeditiThese residents will then have
security of tenure under current law. If campingugrds are regarded as unacceptable for
long-term habitation, then the existing Camping®ms Regulations 1985 must be
enforced and vulnerable people living in campingugids should be assisted into more
appropriate accommodation.

Summary: Camping grounds are provincial/rural boarding heug®ople are forced to
live in camping grounds due to lack of access tordable private housing but are denied
accommodation of an acceptable physical standatdacurity of tenure.

Recommendation: Enforce the existing Camping-Grounds Regulations.
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