A572

[.am Ming Te lths@thb.gov.hk
ce
02/12/2013 23:48
bce
Subject & { BMBEBISEEYE) T METTE TIRTHR
HITEPEIR  BTER

)
L iUrgent [ IReturnreceipt L1Sign [ Encrypt

R

B (EREEEIGREE) b

EIEE1 7% T STTEREE S SRS | B

ARAGFEA B OB BB DL SRS » iR R 2012426 H £
ASEBE  BRS DRUREBURFTEER TR ) - SR AE E DR ESR SN
SRR RIBERANECHERIE LR T REETIMS , c EESABERR
18! BTG E BB LR E S 2 BIERM 8 TEMS ) ARERELAREE
o BIERIEERIIEER, - Rik o SRR DRI R bR T O | AR
CERBSEE TRMOT, L ERENE N ETRERME > BEEE - E
WANEREMEE - ARMESET AR ABRA R RN FEATEER
%Z&!%%%KEH’\J%% CHAAIFE AW ATELR SRS TS ) BTN

(BB BEESHESE) POREITERS TS SR, - A
B DT R

Vel THEMF BB — 2

BRQEREAREEN S AAERESHRETE 2R ERFENRAEARL
EEHFER T IR REEGTE A LR > SRS ABHEREL
i o B LIRR R R A BT AR E RIS ET - AERRERE . DEEE
WE RHERE - B T EENERFGEN T ZE I B iSRS R

&5 fmEa A NERHLEERIE - —@ T U RAVIEREC T - M2
DHERINFELY o FEE T BERA b - (EABA L - GENEERE R A S - (B
PLF FLFEN > SO TRERRT T 4G TR SR A R R R A -
T ARMKER BRI EE--- R ER RN 52 - AW EWERE - 3R
ERESHOTHEEY T RME ) R  ERIREEEIRARTEE  ohE
ZAVRHE VLY A

- 516 -



A572

. B IR R (43000 TTAURIE R EE » IR+ LB TRERTIRA » UEA
RIRAIETTERES R RIVES - TR E Rt S3EM EEAT REM
sPoviE! IRPIENI RS E BITER - RITEER!

TTIEE ) BUOR— BT R(TLUEEIGE BEEIT? MR 20076 E Y fI4
TEEFEFRTN TE, /Y TES L R 1ESTE R BT EER -FIEER
BEER TRCUK, - HEN DA PRI - FROAARES A FEIREE BT
B E RIENE HE R T AR RS E S R RE!

NSRBI S TAE R - BT AR A BB ST A -
FTLMATS E522 (BT FRAIETE © AR S B T E A M BT (LA
ANESTTS » FREE A | Tk LA A3  ERERE
AR AR E RIS R & DRI T BB RHTERE SR SR £
BERRIE? HISTIT— R AW EHE (IR - AEERel s, 50
HIBTIDRE— NAREAP - TBIIAERE - R FO8P Ry
R~ B - SN S/ DI R A S A EIEAE? SUB— WY T - BT
SUEIR - (RE—T - EEERE  GEEILE TR CHS, ) BASNEL %
2 - LY T IR A SAEEE LA  SHENERE - X
G R ITARE S RV RS BB SRR SR
BRE T RTHIGIN AT LRI RS (REIR - TR
ASTETRY., Fr TS - BT AR [ EIHUT ) K/ NIRRT DUA? T
AR EBERAGTI? O R RS AR E . TR, PATS
AR BT | RAERES RS AR ST BT
o

R - N AN

------- A TEME | IR B A B S B B AR © (LIRS AL
BAVHTEC AR TR - ALIEHESEL L > O AR LAE - R R
R SRER— A RESTEIEL  SETEEE MR L -

BHCEEEE

-517 -



A572

i TEME | MEANEETRE  ENESE M BEEE -
L AT SR R A B S B fRAT THRES, R TEMS RS
EEE - BIPR B OB TN E BB - 2305 34T
SRIET-2A BRI AR RGBT R 2057 5k imae i - B R
NEAAGRF IR ST BIIFEAR - B SR B IE i R
HYEEEE - A EASERERE R IZRIECY T ElE R A EE

AR EIEEAMEALR & PR 2 e

FEB
SRR S LEB35E

FEZEEIEEE TR

20135£12H2H

- 518 -

TEME SEA

s .
e



"Cheuk W, Leung" To "Eths@tbb.govﬂhk" <|thS@thb.gov.hk>
CC
02/12/2013 23:50 bee

Subject Comments on Housing Strategy
] Urgent U] Retun receipt _ Sign

Dear Secretariat, Long Term Housing Strategy Steering Committee,
I attach my comments on housing strategy for your consideration.

Regards,
LEUNG, Cheuk Wang (Mr.)

Comments - LEUNG Cheuk Wang pdf
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Dear Sir/ Madam,

Please find my comments for the long term housing strategy consultation.
I would prefer more time to formulate the strategy. But please bear with me for the
half-baked product.

Best Regards

Edwin Ho BEEEERER v2doc Land Supply Summary +7 s
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Dear Sir/Madam.

Please consider the following measures on the housing and land supply.

in order to reduce the speculative holding of private flat, it is highly recommend to enforce the
“vacant tax” for flat empty for over 1 years, } should be about double the “rate”

In order to reduce the queue of Public Rental House, it is suggested to re-check the income when
applicant really get the house. Instead of only checking the income when the first apply. Then the
university student would be reduced in the queue.

For long run to cope with the say population increase and improvement of living standard, please
consider to attain/purchase the outlying isolated Islands south of Hong Kong, which can be placed

the NIMBY facilities there and free up the land in the maid area.

Thank you very much.
Regards
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Submission to Long Term Housing Strategy, Steering Committee
Chong Yiwe Kwong,

Teaching Fellow, The Hong Kong Institute of Education

Znd December 2103

I opine that all the policy sheould undergo human rights mainstreaming by
meeting international housing rights standards. I respond to some of
guestions set out in 10.2 of the Consultation Document.

1. As to Question 3, “Inadeguately housed” should refer o ever
evolving housing rights standards entrenched in the International Covenant
on Econemic, Social and Cultural Rights which was applied to Hong Kong
since 1976 and has the constitutional status by article 39 of the Basic
Law.

2. As to Question 16: to tighten “Well-off Tenant Policy”
{reguire tenants to vacant if their incomes exceeds a certain threshold,
regardless of their azssets) is undesirable. Without sufficient assets,
they may have to apply public rental housing again after they move out.
This creates social instability.

3. As to Question 17, should allow a more lenient threshold for
the “under-occupation policy” . Further, elderly members aged over 60 and
disabled persons (should not adopt a tight definition as receiving
disability allowance) should be excluded from the under-occupation list.
This helps to build a caring society.

4. As to Questicn 2Z, should regard “development” as fulfillment
of adequate housing to improve guality of living while conservation is a
gulding principle in increasing land supply. Hence, tightening immigration
contrel subject to family unification should be the peolicy direction.

In brief, I submit that one of the guiding principles of the long term
housing strategy should fulfill the international standards of adequate
housing as set out by wvarious United Nations human rights bodies such as
Economic, Sccial and Cultural Rights Committee and Human Settlement
Programme (UN-Habitat). The following criteria should be met: security of
tenure, availability of services, materials, facilities and infrastructure,
affordablliity, habitability, accessibility, location and cultural adequacy.
Besides, protecticn against forced eviction should be enhanced by necessary
legisiation.

Suhmission on housing 2DecZ813doc
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Submission to Long Term Housing Strategy, Steering Committee
Chong Yiu Kwong,
Teaching Fellow, The Hong Kong Institute of Education
2™ December 2103

I opine that ali the policy should undergo human rights mainstreaming by meeting
international housing rights standards. I respond to some of questions set out in 10.2

of the Consultation Document.

1. Asto Question 3, “Inadequately housed” should refer to ever evolving housing
rights standards entrenched in the International Covenant on Economic, Social
and Cultural Rights which was applied to Hong Kong since 1976 and has the
constitutional status by article 39 of the Basic Law.

2. Asto Question 16: to tighten “Well-oft Tenant Policy™ (require tenants to vacant if
their incomes exceeds a certain threshoid, regardless of their assets) is undesirable.
Without sufficient assets, they may have to apply public rental housing again after
they move out. This creates social instability.

As to Question 17, should aliow a more lenient threshold for the

93]

“under-occupation policy”™ . Further, elderly members aged over 60 and disabled
persons (should not adopt a tight definition as receiving disability allowance)
should be excluded from the under-occupation list. This helps to build a caring
society.

4. Asto Question 22, should regard “development” as fulfillment of adequate
housing to improve quality of living while conservation is a guiding principle in
increasing land supply. Hence, tightening immigration control subject to family
unification should be the policy direction.

In brief, I submit that one of the guiding principles of the long term housing strategy
should fulfill the international standards of adequate housing as set out by various
United Nations human rights bodies such as Economic, Social and Cultural Rights
Committee and Human Settlement Programme (UN-Habitat). The following criteria
should be met: security of tenure, availability of services, materials, facilities and
infrastructure, affordability, habitability, accessibility, location and cultural adequacy.
Besides, protection against forced eviction should be enhanced by necessary
legislation.
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Question 1

What are your views on the proposal to adopt a supply-led strategy for the
LTHS and with public housing (comprising PRH and subsidized sale units)
accounting for a higher proporticn of the new housing production?

The demand for public rental housing(PRH) can be vary each year. A high
demand this year may not imply a high demand in next year. We shall expect
the demand level for recent years to be high owe to significant high price in
private property market.

f will expect the demand may rise or fall in coming years. So a fong term policy
for increasing total number of PRH shall be expected, but not to determine the
building amount only by refer {o present needs.

[ think a stable growth in number of PRH build by Housing Authority (HA) will
be more practical.

Question 2
Do you have any views on the principles and methodology adopted for
projecting the long term housing demand?

On first instance,

Assuming growth rate for total PRH build be y%

Estimate number of PRH to be build(X) = Current number of PRH build each
year(x) multiple by [1+(y + K}%]

(K is the inflation rate for current year)

e, X = x[1+(y+K)%]

Far high demand in PRH, X can be equal {o x[1+(y+y+K}%]

Question 3

Do you have any views on the above criteria used to define “inadequately
housed™?

Allow some rooms for special criteria/cases, (for example, consider if the

applicant may not aware current situation of accommuodation/ circumstance of
acquire the property living in), otherwise | have no comments on current
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definition for inadeguately housed.

Question 4

In adaition t¢ the above major demand components, are there any other
factors which you think should also be taken into account in projecting housing
demand?

The demand from non-local students may be irrelevant, they are temporary or
short-term residence and may not utilize Government housing, they can rent
from private property market which already had sufficient supply.

I think short to mid-ierm of sudden economic growth/recession shall account
into. Sudden recession in local economic environment while property price
retain in high leve! shall increase demand for PRH.

Other than that, there always a risk of non-aitain of target PRH build. If the
target set too high but the HA unable to build so much PRH, a serious shortage .
problem may occur.

Question 5
Do you have any views on the projected total housing supply target for the next
ten years and the proposed public/private split for the future new housing

supply?

The ratio shall determine by Government, however, | think the supply of private
market housing shall be account separately than PRH. It is because private
market supply were for commercial purposes, but the Government PRH supply
is for satisfactory of living needs of local citizens, which normally not by
commercial basic. Two type of properties were of different nature. i.e. may not
related to each other. '

Question 6

Should the Government continue to support the deveiopment of elderly
housing projects for the middie and high-income elderly as suggested by some
in the community? If so, what sort of support should be given’?

I suggest the Government to operate an area or zone for elder in the form of
community area. That is, to assign an area(e.g. Tuen Mun or Tseung Kwan Q)
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for PRH especially for elders, include more luxury PRH for mid-to-high income .

elders. Such community zone shall include tow to high income elders. Those
elders who willing to enter and live in the zone can apply for PRH on a more
flexible criteria. E.g. exclude asset requirements.

An alternative to this community area is to rebuild areas some aged buildings
claimed by Urban Renewal Authority (URA) into new elder care cenires. in
which Government depariment like Social Welfare Department can supply with
catering and health care services. Other spaces can leave for PRH.

Question 7

What are your views on the recommendztion for the HA {0 increase the PRH
gquota for QPS applicants, and to allocate more points to non-elderly
one-person applicants above the age of 45 (and extend the arrangement to
those who aged 40 and then 35) under the QPS so that they would have a
better chance of gaining early access to PRH?

The QPS sysiem shall reform. The new system shall allow progressive marks
for applicanis by age, so that more elder applicants will got more marks. Cn
the other hand, such system shail allow simifar marks for early or later
submission. i.e. an applicant submit on age 18 may got similar marks as if
he/she submit at age 40. This reduce unnecessary early submission.

| personally not recommend additional marks only by age. Such special marks
for additional purposes shall add only after an successful interview, and the
officer fully understand currently living condition of an applicant.

Question8 ,
VWhat are your views on the recommendation for the HA to progressively
extend the PRH three-year AWT pledge to non-elderly one-person applicants

above the age of 35 in the long run (even though this might initially reduce the -

PRH units available for allocation to family and elderly applicants)?

The AWT for non-elder single applicants shall match with ail other applicants,
but not to consider separately. If AWT of single person had extendéd, the total
AWT shall adjust to show current situation, but not attempt to cover potential
problem (shortage of single person flats)
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It is because if HA passed policy to add marks for 35 and over, other
applicants may appeal for this decision. There is no standard method or
termincliogy to decide what age to start to add marks. it is more by personal
Judgment than official rules. Other applicants may argue why not 30 and over,
25 or over, elc. So that will create a long, timeless debate which is not
necessary at all.

Ancther alternative is to re-group applicants unit by 1-2 3-56-10 or more. So
that flats can re-allocate on a different base and resolve congestions in single
person group applicants.

Question 8

VWWhat are your views on the idea for the HA to build dedicated PRH blocks for
singletons in estates with a lower plot ratio and with sufficient infrastructural
facilities, which will be provided in addition to the PRH units already
committed?

The current supply of flats for single applicants are fimited. And there is a cap
to assign each year(around 2000). But the application were arcund 120,000
this year. 2000 oniy means fewer than one percent of total applicant! This is
obviously under supply.

The Government can arrange more single person flats to be build in coming
ten years, otherwise such situation could not resolve easily.

To add a standalone single flat block into current public house area is not
recommend. This is because current planning for each estate were concluded
years agc. Some area even looks vacant may not suitable for additional
building. Furthermore, population in urban area also facing congestion
problems, the living areas of Hong Kong shall shift to New territories than
adding buildings in same area.

Question 10
if suitable urban sites which do not have other immediate uses are available,
do you think that they should be used to provide transitional housing to those

in need?

I think the Government shall retain such space for long term usage. For
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example, building PRH or Government offices but not assign for temporary
uses. It Is because space in urban area become limited. Green to modern
structure ratio is decreasing. Such additional space area shall leave for green
planning. However, spaces in rural area can be use to build temporary
accommodation for waiting applicants. | suggest the HA can request
Government for a few large spaces in rural area to build up temporary
structures for short-to-middle term of accommodation. There may be a sudden
demand for temporary housing if Government decide to enforce laws to
sub-divided unit{SDUs). Many people may flee and apply for PRH that time
which cause a short term demand for temporary homes. The structures in rural
areas will satisfy such requirements.

Question 11
What are your views on the idea of introducing a licensing or landiord
registration system to regufate SDUs in residential and composite buildings?

SDUs may not comprises with rules or reguiations, the Government shall
eliminate than to support them. A registered system for landlord or introduce of
license is similar to hote! license presently offer by Government. Additional
license type may affect the hotel industry, which is a way of Government
unnecessary intervention citizens not expected.

SDUs were growing in large numbers, on the other hand, fire department can
help to regulate building security (against fire), and the Food and Hygiene
department is respansible for cleaning and public hygiene.

Question 12
What are your views on the recommendation to set aside a certain proporticn
in each HOS sale for singletons?

New flats built already with single person flats {c attract potential single
applicants. But the PRH single waiting iist is different, it is for very low income
and so they are not expected to buy their own flat in short to middle period.
The increase of single unit may encourage non-marry citizens. Norma! single
citizens may become double or family status after marriage and so the single
flat may not applicable to them. In short, I think the Government shall retain
present proportion of Government build flats for single person, it can be leave
to commercial property market to supply.
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Question 13

What are your views on the recommendation to set a minimum income/asset
level for White Form applicants for future sale of HOS flats and other
subsidized sale flats to improve the chance of eligibie first-time home buyers
with genuine housing needs?

The PRH and private/commercial property market shall buitd up different levels
for purchase for potential buyer. If 2 person is not qualified for White form,
he/she may apply PRH and so current standard may be sufficient for all
applicants. If a person have sufficient financial income sources to purchase a
fiat for own use, he/she may automatically turn to privéte/ccmmercial property
market.

Measurement of asset can be vary with current market, so a simply declare
form may be more efficient than a complete asset checking by the Government
during applications.

Question 14

There are divergent views in the community on relaunching the following
schemes: (a) the TPS: {b) providing financial assistance to first-time home
buyers; and (¢) providing rent subsidy and implementing rental control
(including control on rent and security of tenure). What is your opinion?

TPS wilt very rely on sudden improvement of financial situation of applicants,
and may not expect a very large amount of this type of applications. While
first-time-home-buyer occur every year, but will rely on property market price.
Lower property market price may attract more buyers, but current market price
is on peak. Direct rent subsidies will rely on Government financial conditions,
and such subsidy is temporary and short term.

Because home mortgage or buying a new flat related to large sum of money, |
think the Government can continue {o provide these options, but to a limited
scale, and more restrictions and reviews apply.

Question 15
What are your views on the recommendation to develop a mechanism to
regularly review the income and assets for QPS applicants in order to remove
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ineligibie applicants from the WL?

The long waiting time for QPS applicants may not related to requirements for
gpplications but the limited supply of market. Very limited single person flats
were built each year and there is a cap for maximum applicants allocate to flats
yearly. Review income and asset help nothing with that problem. The process
of review shall left for investigation agents or internal department for review.

Additional or unnecessary review of income and assefs may waste
Government resources because QPS applicants normally wait for few years
before allocate flat. And present system require applicants to drop down
current income and employment status, but the first interview may be years
later. This gives detail provided inaccurate and a waste of Government
resources to review. A more efficient method is to ask applicants to provide a
summary of employment history upon first interview, and so the time for first
interview with officer shall shorten. Upon received current financial position of
applicants, the Government can arrange order for PRH.

Employment of an applicant may vary from time to time, a simple failed out
system if any smal! flaw found is not comprise with public morale or
Government’s aim to provide home for those in need. And current assest basic
requirements provided rooms for short to middie term increase of assest. A '
very strict failed out of applicants only shows Government cares only very poor,
but not all who in need of flat to live in. And most likely, such very poor had
already assigned flats.

A reform of application process may introduce, the new application process will
have to cover ail current applicants and coming applicants fairly, allow
apptlication who feel a need for PRH to submit form but not to refuse them.
Upon received applications, the HA can assign officer to review and interview
applicants in order to assign waiting list number (if applicable). Assets or
income review shall apply only to those who had been waiting few years or
unusual found. Money laundering by poor heads were common and such
“increase in asset” may inaccurate and delay application time someway. The
Government shall only remove an applicant if excessive asset found and
confirm with applicants.

Question 16
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Do you think that the Well-off Tenants Policies should be reviewed and
updated {by, for example, shortening the initial income declaration period and
the subseguent income and asset declaration period; requiring tenants to
move out of PRH when either their income or asset level exceeds the
respective limits; or setting an additional criterion on top of the existing income
and asset limits criteria to require tenanis to vacate their units when their
income exceeds a certain threshold, regardless of their asset level)?

it is because income level can vary with time and external environment of PRH
users, a very close checking shall not recommended. However, to avoid abuse
of PRH, the Government can arrange a voluntary declare every five years and
a mandatory declare of personal asset (include those living in same flat) by

users. Periodic review can be conduct to evaluate if the tenant shall move out,

On the other hand, a tenant moved oui shall have a place to live in, so uniess
the HA very confirm an excessive asset found, there may not necessary {0
recommend tenant to move out instantly. The double rent policy already allow
tenant to have a buffer period of income growth.

Question 17

What are your views on the recommendation for the HA to further enhance its
under-occupation palicy by providing incentives for under-occupied
households to move to smalier flats on the one hand, and stepping up its
action against under-occupation cases on the other?

The under-occupied shall apply oniy to significant cases, but the scale range
shall reconsider very carefully. For example if 30 meter square for single
person were consider for under-occupation, how many flats currently buiit may
fall into this category? The limit of current standard may be large enough. And
the Government may also consider changes shail apply to over-occupation
cases.

Question 18
What are your views on the relative priority between allocating PRH units to
WL applicants and further relaxing the standard for relieving overcrowded PRH

households in order to improve sitting tenants’ living environment?

Currently PRH tenant or family members living in same flat but apply PRH will
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deducted 30 points because they are not falling into the group who in need of
PRH. | think this is sufficient to discourage such applications. Or the HA can
allocate another team to handle such PRH or over-crowded applications, and
the aliocation shall be subject to vacant flats available.

On the other hand, the HA can apply renovation to current estates, this also
help improve living environment without having tc refocation,

Cuestion 18

What are your views on the idea for the Government o invite the private sector |

to get involved in the provision of subsidized housing?

The property market is on peak and price of flats were high. In conjunction with
increasing vacant of private flats, present HOS or PSPS by HA, there is few
space for Government to intervene into the commercial property market. If the
Government continue {o increase {o build up more flats with private sector, the
supply for private market may growth to excessive supply stage.

However, | agree with the HA or Housing society(HS) to provide a small
portion of subsidized housing for those who can afford such flats.

Question 20

To speed up housing supply, what further efforts do you think the Government
could make {o facilitate housing deveiocpment and to increase manpower
supply in the construction industry?

The HA or HS can co-operate with labour department to arrange male labour
work force to the construction indusiry. it is because the construction industry
also require skill and professional workers who had been working in the
industry for a iong period, the labour department can conduct project to skilled
labour to lead unskilled or temporary new work force from the unemployed
population, in order to increase manpower for the industry. Government can
encourage owners to provide better remunerations to workers or skilled labour
for construction industry. | think input of external labour force shall be the last
choice by Government.

Question 21
Given the acute shertage of housing land supply, are you prepared to accept
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trade-offs between an appropriate increase in plot ratio to enable more flat
production and the possible negative impacts on traffic, population density and
the environment?

The town planning for PRH shall keep green environment to houses in a
minimal ratio. The traffic system were so developed now Hong Kong people
can afford to live in more rural areas. Population for living shall move outward
from Kowloon to New territories. So explore of new rural lands for PRH can be
recommend. Citizens shall adopt to face such trade off for living and travel
distance.

Question 22

in your opinion, how shouid the Government strike the balance between
development and conservation? What are your views on the various measures
to increase housing land supply as set out in this chapter?

In long run, the Government shall keep a standard portion country fand. This is
not only far green purposes, but also as a recreation facilities for citizens.
Although there is an increasing demand for PRH, the Government can look for
solutions from other areas. Reform of present application systems, re-arrange
over-occupied flats, assist potential buyers even rich family in PRH to buy
private flats. Finally, | think the HA should set target to resolve one-third to half
of current applications in order to lower stress from growing demand for PRH.

By HSY
2013-11-30

Reference articles made:

Long term Housing strategy consultation document 2013
Report on survey on subdivided units in Hong Kong
Public consultation on long term housing strategy leaflet

Report on focus group study on long term housing strategy of Hong Kong
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