A501

amy kok To “"#fhs@thb.gov.hk" <lths@thb.gov.hk>

cC

02/12/2013 11:52
bce

Subject consultation document
Clurgent LlRetunreceipt [ Sign [ Encrypt

"Building Consensus, Building Homes" is a valuable document, in my opinion. It
should still be referred to in the next ten years.

Amy Kok

Hong Kong resident
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Disclaimer:

This message (including any atlachments) contains confidential information intended
for a specific individual and purpose. If vou are not the intended recipient, you
should delete this message and notify the sender and The Hong Kong Polytechnic
University (the University) immediately. Any disclosure, copying, or distribution of
this message, or the taking of any action based on it, is strictly prohibited and may
be unlawful.

The University specifically denies any responsibility for the accuracy or quality of
informaiion obtained through University E-mail Facilities. Any views and opinions
expressed are only those of the author(s) and do not necessarily represent those of
the University and the University accepts no liability whatsoever for any losses or

damages incurred or caused to any party as a result of the use of such information.
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Yip Wallace To "iths@thb.gov.hk" <iths@thbh.gov.hk>
02/12/2013 13:16 cc

hce

Subject  Comments to transport and housing bureau on Long
term housing Strategy .
f lurgent | ] Returnreceipt _|Sign L] Encrypt

Name : Yip Wallace
Date : 2 Dec 2013

Comments to transport and housing bureau on Long term housing
Strategy

Email to : lths@thb.gov.hk
Fax to: 2761 5160

1. LTHS failed to address to “the poor living conditions and poor living
environment” affected by serious traffic air and noise pollution with
deviation from the minimum envirocnmental planning standard. The
Long-term housing strategy should provide priorities, solutions and
measures to rectify the poor quality of living environment rather than just
focusing on quantity. Source of concentrated traffic emission and pollution
like massive flyovers and vehicle tunnel portal should not be placed in
proximity to residential housing estates. There is a link between long-term
residence near busy roads and increased risk of heart and lung disease.
http://www.oehha.ca.gov/eastbaykids/factsheetschoolsfinal.pdf

2. Government should provide a clear rcadmap of housing mobility
such as providing public housing tenants a greater chance to Tenant
Purchase Scheme as an opportunity for housing mobility with the benefit
of releasing more public housing to the needy groups.

3. Government should set up “standard on living condition and living
environment” in Hong Kong for policy reference and measures to be
taken.

4, Need to create a wide range of housing options to meet diverse
needs including the development of a middle income public rental sector
for the young generation in consideration of the high cost of housing in
Hong Kong . Housing policy should encourage family formation.

5. Need to promote housing investment with public benefits as well as
promoting new town development and redevelopment.

6. Need to reconsider the implementation of rent control measure and
property taxation on vacant flats.
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7. Need to revise the “village house policy” so that more lands can be
saved.

8. The Urban Renewal Authority should take up the task of developing
sites for the lower middle income groups.

9. Some of the government lands have been left vacant for over a long
period of time. They should be put into proper usage for residential
purpose.

10. Government should consider revising the “High Land Price Policy”
and additional anti-speculation measure to regulate the high housing
price.

11. At present, the daily quota for mainland residents coming to Hong
Kong for settlement on Permits for Proceeding to Hong Kong (One-way
Permits or OWPs) is 150. How many people did they get a permit from 01
July 1997 to now? How can you deal with housing problem with that kind
of people? In my opinion, one way permit scheme should be stopped
now.

12. In order to release the public housing unit from the senior people,
government should encourage they go to mainland china for family
reunion or retirement.

13. Most young people aged between 20 and 30 years are not eligible to
apply for public rental housing because their incomes exceed the income
limit, but they cannot afford private housing flats which typically cost over
a million dollars each. Government should focus resources on helping the
low income families to meet basic housing needs.

14. Government must focus on revitalization of industrial buildings into
public housing and speed up with revitalisation of older industrial buildings
through encouraging redevelopment and wholesale conversion of vacant
or under-utilised industrial buildings.

I hope my opinions should be given yours helpful.

Best Regards,

2" Dec 2013
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vy Lam To “lths@thb.gov.hk" <iths@thb.gov.hk>
ce
02/12/2013 13:50
bee
Subject

[ Turgent [ Returnreceipt L Sign ] Encrypt

Dear sir or madam,

I'would like to express my concern in relation to the long term policy of the housing development in hong
kong.

I am a penmanent resident in hong kong. I have lived here once i were born.

it
p—

I'support the hk government to build houses or building with the use of the countryside. (ZEF4y
The portion cannot be more than 20% of all by 2018,
If u dont understand my meaning in relation to the above writing, u can call my mobile.

Regards,

26 E Yahoo T =58 Android By
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Gloria Wong To "tths@thb.gov.hk" <lths@thb.gov.hk=>

cC
0212/2013 14:31

hce

Subject FER#ER
TTurgent ] Retunreceipt [ Sign | Encrypt
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ATT] o

AR R,

Sent from my iPhone
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irene Chow To "iths@thh.gov.hk" <lths@thb.gov.hk>

cC
02/12/2013 15:30

bce
Subject i HEEUG AFFEE B MR EHTE
Ul Urgent i Returnreceipt [ Sign [ Encrypt

AN

i

A f&%ﬁlﬁiﬁﬁ%‘dcc
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Gary Tai To ths@thb.gov.hk

cc
02/12/2013 16:07

bce
Subject Comment on Long Term housing strategy
[ urgent T Returnreceipt | Sign ] Encrypt

Dear Sir/Madam,
I have some comments on the following questions in the consultation paper:

Question ! : What are your views on the proposzal to
adopt a supply-led strategy for the LTHS and with
public housing (comprising public rental housing (PRH)
and subsidized sale units) accounting for a higher
proportion of the new housing production? {Chapter 3)

I agrec with the approach to adopt a supply-led strategy.

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? (Chapter 4)

The 60-40 split is fine. However, [ doubt if the housing supply target is actually much smalier than the actual demand. We
shouid be mindful that the supply-demand of flats, particularly in the private market, was in a big imbalance for the past 10
years. Many citizens actually did not buy any flat but chosc to live with their parents (even if married) due to the high
property price. When supply increase, these citizens will come back to the market and drive the demand much further up.
As such, 1 think we should take into account this factor for the projection of Net increase in the number of households'

Question 9 : What 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?

I sirongly agree with this suggestion. This is a quick-win solution which can bring in new flats quickly for the PRH waiting
list.

Question 11 : What are your views on the idea of

introducing a licensing or landiord registration system

to regulate subdivided units in residential and

composite buildings? (Chapter 5)

I strongly agree with that. We have to admit the fact that we can't remove all the sub-divided units in 3 to 5 vears, given the
shortage of PRH. Having a license system is the best way to ensure the safety of those residents in the subdivided units.

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 ineligible applicants from the Waiting

List (WL)? (Chapter ¢)

[ think there is an immediate need to implement this suggestion

Question 16 : De you think that the “Well-off Tenants

Policies” should be reviewed and updated {by, for

example, shortening the initial income declaration

period and the subsequent 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

tenants to vacate their units when their income exceeds

a certain threshoid, regardless of their asset level)?

(Chapter §)

I strongly support this suggestion and I think this should be implement immediately. "Well-off' tenants can actually afford
rental in the private market. Usually they earn much money than those who live in the subdivided flats. The PRH should be
vacated for those who need most (e.g. those who live in subdivided flats). Also, when we consider to vacate their units, we
should ONLY consider their income leve! but not consider their asset level. Their asset level could be low simply because
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they spent a lot of money for their personal enjoyment. It is unfair to these poor people who live in subdivided flats, earning
much less money and have less asset, but still can't get a PRH.

The initial income declaration should definitely be shortened. Some capable individuals in the society, who are University
graduates, arc abusing this system. They apply for PRH at the very start of their career and take advantage of this 10-year
initial income declaration period o enjoy 10-vear low-rental price. The initial declaration period should be reduced to 2
years

Question 21 : Given the acute shortage of housing land

supply, are you prepared to accept 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? (Chapter 8)

I agree 1o increase the plot ratio to enable more flat production. The high property and rental price in Hong Kong is greatly
affecting the competitiveness of Hong Keng, and it simply makes the citizens feeling high pressure to meet their housing
need, which is the very basic of each citizen. Trade-off on other things are inevitable.

Regards,
Gary Tai
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"Tsang Tak Ming, Patrick To ™iths@thh.gov.hk™ <iths@thb.gov.hk>
cc
02/12/2013 16:09 hee

Subject Sharing of View on Question 6, Chapter 5
L Urgent [ Retumn receipt [} Sign [ Encrypt

To : Secretariat, Long Term Housing Strategy Steering Committee

e e e el e g ek e e ek e e o Fodk ke Fedek K

dedededeFedek kKR Fede ek ek de e

The information in this emall is intended only for the person or entity to
which i is addressed and may contain confidential and/or privileged
material. Any review, retransmission, dissemination or other use of, or
taking of any action in reliance upon, this information by persons or entities
other than the intended recipient is prohibited. If you have received this in
error, please contact the sender and delete the material from any
computer. Opinions, conclusions and other information expressed in this
message are not given or endorsed by the Hong Kong Housing Sociaty
unless otherwise indicated by an authorized representative independent of

this message.
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The Economics of A.geéng_f:ay Patrick Tsang.pdf
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To: Secretariat, Long Term Housing
Strategy Steering Committee
1ths@thb.gov.hk

aring of %/’wwg on

Consultation Documents |
September 2013

Submitted by

Tsang Tak Ming Patrick
FHKIS, FRICS, RPS(GP)

E-mail Address:
Office Tel No. :

2 December 2013
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The Economics of Ageing
The Bedrock of the Long Term Housing Strategy for the Elderly

1. Ageing-in-Place

11

1.2

13

It is the Government’s elderly policy of promoting “ageing-in-place as
the core, institutional care as back-up”. Ageing-in-Place (AIP) is a
term used to describe a senior, including frail ones, living in the
residence of their choice as they age, while being able to have any
services or other support they might need over time as their needs
change, for as long as they are able. This means that society has to
help older people live independently in their own homes as long as
possible and provide them with proper care and community support
services to prevent a costly, traumatic and inappropriate move to
residential care services units, often to a more dependent care facility.

The two key components of a successful AIP are residence and
services. However the services to support AIP in Hong Kong are
currently inadequate and the market is far from mature (Re Article
written by Secretary for Labour & Welfare, 21 October 2011).

In the context of residence or housing, the priority is the old people,
not the building, buildings serve people and therefore their design
should be human-centred and able to meet the needs of old people as
they age.

2. Factors Affecting Agceing-in-Place

21

The two key components of a successful of AIP are in fact
demographic driven demand products. As reflected from Table 1,
the population in Hong Kong would be ageing rapidly from 13% of
the total population aged 65 years old or over, or one million people
in 2011, to 30% or 2.5 million people by 2041. The rapid changing
population pattern has exerted extreme pressure on the city and
community infrastructures, purpose-built housing for the elderly and
associated aged-care services and support.
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2.3

A525

Table1

Demographic of Hong Kong Seniors
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5 150 °
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= s inwhole pepuiation)
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£

.50

2031
Projected Years

Source: Projected Population, 20112043, Census and Statistics Department

The situation is worsening further by the changing social expectation
and family structure and composition. As suggested by the figures
from the Hong Kong Statistic Department in 2011, the average
household size fell from 3.4 in 1997 to 2.9 in 2011 and further to 2.7 by
2031. Similarly, there is a decrease in the percentage of young people
living with senior people from 56.8% in 2001 to 51.2% in 2011, while
only 44% of Hong Kong people consider it more ideal to have cross
generation living than nuclear family. In addition, the study by the
University of Hong Kong further suggested that, 47% of Hong Kong
people think the newlyweds/ young couples should not live with
their parents. As reflected from various data and findings, there is an
increasing prevalence of elderly living separately from their child(ren)
or living alone.

Furthermore, with an increasing supply of small units to cater the
needs of singletons or young couples ie the Youth Hostel Scheme, the
trend of young people not living with their parents/ senior people
will be intensified in tandem. It might also implies that the number of
old people to live separately from their child(ren) or live alone will
increase in the same pace.
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3. The Need for a Successful Ageing-in-Place

31

3.2

A successful AIP will relief the financial burden of Government on
medical expenditure on elderly, pressure on providing more
community care services and institutional residential care services
and reduce the impact of high dependency ratio.

As the first aged country in Asia, Japan has a high dependency ratio
of 0:38:1, which means that one in every working population aged
20-65 has to support 0.38 senior citizen aged 65 or over. According to
the United Nation’s statistics in 2012, Hong Kong would be the first in
Asia after Japan to be an ageing region, with a dependency ratio of
0:18:1 (Table 2). The decline in birth rate together with the
unprecedented trend of population ageing could inevitably have a
major impact to the economic growth, resulting in a decline in
productivity and a rising dependency ratio. As such, it is important to
take proactive and forward-looking actions in time to minimize the
adverse impacts on our economy and society in immediate future,
one of which would be the surging demand of senior housing and
eldercare services.

Table 2

Projected Dependency Ratios
Year 2011-2041

e Elderly dugendency ratm

Cependency Ratio
(o of depondonts/ 1000 parsens]

s, {hild donondency fathn

L iiapproxc 0 Approc
SR I Dt SN L PR

Wi e om0 203t 236 10w

: Sharp Increase _df 'D_é_pendem;yﬂf{_atic' after 2021
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Note: 1} Dats are from Ceonsus Department “Houg Kong Population Projection 2013-204F- Table Al (Published Iulv 2012} (Evcinding Foreign Dowmestic Helpers)

2} Eiderly Tependency Ratio is the nuwtber of prreons aged 63 and aver per 1 000 persons aged between 35 and 64,
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3.3 As of 30 September 2013, there were about 296,220 old people on the
Central Waiting List for the Subsidized Long Term Care Services for
the Elderly. The average waiting time is about 34 months while the
average waiting time for Private Homes under Enhanced Bought
Place Scheme is about 9 months.

Table 3a
g . . . Average Waiting

Subsidized Residential Care Services Time (Months)
e Care & Attention Homes (Subvented Homes 34

& Contracted Homes)
e Private Homes under Enhanced Bought Place 9

Scheme

Overall : 21

¢ Nursing Home 36

Sources ; Social Welfare Department HKSAR

A successful AIP will help to shorten the waiting list and reduce the
pressure on building more expensive and costly Care & Attention
Home and Nursing Home. [t is because a successful AIP is able to
attain a lower depression level, a high functional status, a better
clinical outcome of the elderly and hence save medical and health
costs. ‘

3.4 Furthermore the expenditure on residential care services etc are
substantial. In 2012-2013, the total expenditures on Services for
Elderly were $4.875b. It is estimated to increase to $5.438b in 2013-14.
In addition 83% of residents of Care & Attention Home / Private
Homes receive Social Security i.e. CSSA. In view of the rapid increase
in the number of old people, increases in expenditures on Services for
Elderly is expected to increase sharply in the foreseeable future.
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Table 3b

Social Welfare Department Expenditure 2011 to 2013

A525

2011-12 2012-13 2013-14
Programme (Actual) (Revised)  (Fstimate) | % Total
{$m) ($m) ($m)
Social Security (Nete 1) 30,103 31,183 40,334 74% .
Servicesfor Elders | 4820 4E750 54380 10% -
Others (Note 2) 7,766 8,343 8,951 16%
42,189 44,401 54,723 100%

Sauree:  SWD, Controlling Officer’s Report , Flead 170-Social Welfare Departiment
Notes :
(1) Total $19,547 M (65%) spent on CSSA and  $6,893 M (23%) are Old Age Allowance

2

offenders, Community Development, Young People

3.5 The increasing medical expenditures on elderly is also a major

concern on public and personal finance.

Include Family & Child ,Rehabilitation and Medical Social Services, Services for

Table 4

Projected Hospital Authority Expenses on Eld

Expenses on Elderly

erly

Hi Expernise
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" Expanses on BN ors a0 head $24.000/ ead S

8 $17,000/head Toral: $218 Total $298 , 430
7 ‘ - 4§70
5 - $60
5 - 850
4 - 540
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2 . - 320
1 (8651630 L og10

5 S o 50

2007 2012 2017 2022

RGEND
;. wiAge 84 or below population EiAge 65 or above popultation <E-Total HA Expenditure.
Sc:urcz-:s: T :

i1} Projected Fopuiation, Z01E-2041, and Populalion 2807- 2012 Cansys and Statistics Departmend
12} Beamination of Estimates of Expenditure 3013.14, Controlling Officar’s Reply, Permanent Sedretary foy Fopdand Hesithidealth Reply Sersi No, FRBIHZTS

3} Hospitat Autharity Annusi Repont
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In 2007 Hospital Authority (HA) spent $15 billion on elderly out of a
total of HA Expenditure of $32 billion. The HA expense increased
40% from 2007 to 2012. Assuming that HA expense increases by
40% in every 5 years, in 2017 and 2022 HA expense on elderly will
increase to $29 billion and $41 billion respectively. The predominant
factor governing the sharp increase, apart from inflation and
increasing staff cost, is the rapid increase in aged population and low

fertility rate.
Population 2007 2012 2017 2022
65 or above 0.9M (13%) | 1.0m (14%} | 1.2M (16%) | 1.5M (19%)
64 or below 6.1m (87%) | 6.1m (86%) | 6.2M (384%) | 6.2M (81%)
HA Expenses on 2007 2012 2017 2022
65 or above $15B $218 $29B $41B
64 or below $17B $26B $33B $46B
Total : $32B $45B $62B $87B

Note: HA may have different projection on expense if the assumptions adopted are
different

The sharp increase in medical expenses will certainly raise the
question on who is going to finance this huge expenditure and in
what way that the society or HA can contain the rapid growth in
medical expense for the elderly.

3.6 Due to low fertility and rapid ageing of population, the dependency
ratio will increase from 200 : 1,000 to 300 : 1,000 from 2012 to 2021.
and to 400 : 1,000 in 2016 and 500 : 1,000 in 2036. (Re. Table 2). With
sharp decrease in working population (who pay tax) and increase in
elderly dependency (who mainly reply on financial support from
public revenue and personal / family finance), the social and
economic impacts on the whole society is unimaginable.

4. Implementation of Ageing-in-Place in Hong Kong

4.1 The key components of implementation of a successful AIP are
residence or housing and services.

4.2 Hong Kong as one of the most densely populated cities in the world,

most of the properties in the urban areas are dilapidating. In 2012,
some 20,000 out of approximately 41,000 private buildings have been
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4.3

built more than 30 years, of which 6,000 buildings are even over 50
years. Among 186 public housing estates (excluding 39 projects of
Tenants Purchase Scheme and 216 projects of Home Ownership
Scheme/ Sandwich Class Housing Scheme), there are 75 estates with
over 30 years of building age. Most of these old and dilapidated
buildings do not meet the modern standards of elderly-friendly
housing, which include universal design and barrier-free features
necessary for seniors to age in place. Time is of essence. However, it is
unfortunate that the pace of redevelopment or rehabilitation of the
ageing buildings might not be able to catch up with the rapidly
growing rate of ageing population.

Although the Government has announced an elderly care policy with
the underlying principle that "ageing in place as the core, institutional
care as back-up" in 2007, there is an acute shortfall in the supply of
both public and private elderly housing and facilities that enable
ageing in place (Table 5).

Table5

AIP Elderly Accommodation in Hong Kong

Subsidized
{Basic Scheme}

Subsidized
{Quality Choice)

Nen-subsidized
{Cuatity Choice)

A525

HKHS

BKHS

Housing
Solutions
supported by
Community
Care Services

Instifutional
Residential
Lare
Services for
Frail Elderly

Hong Kong

Housing :

Society

{HKHS)
o

Hong Kong :
Bousing
Auathority

* Subsidized Residential Care’

- Homes forthe Elderly
189 Momes 22,950 Places, Fully Let
29,220 on the Central Walting List
Average Waiting Time 34 months

Senior Citizen
| Residences
Scheme

Queality

Retirement
Housing Scheme

Non-subsidized

Residential Care
Homes for the Elderly
Shé Homes, 51,809 Bede

22% Vacancy

* Average waiting time for Private Homes under Enhanced Bought Flace Scheme : 7 Months
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44 As shown in Table 6, Hong Kong has the highest ratio in
institutional care service for senior citizen aged 65 or over when
comparing to other countries or regions. Several social, economic and
environmental factors have contributed to the high ratio, which
includes the decrease in household size, growing trend of young
people choose not to live with their parents, densely populated urban
environment, small-sized housing unit not suitable for clderly with a
need of care service, insufficient elderly-friendly facilities and
rehabilitation facilities in the city, as well as lack of community care
service support.

Table 6

Comparison of Institutionalization of
Hong Kong People Aged 65+

el

‘Hong Kong = 68% Q009 ' . 115(2009)
Australia 5.4% (2006) 1117 (2007)
CUK T aameoon 155 005)
Canada 4.2% (2003) 1:10 (2002

CUSA- L UBS%QOM . 1230007)
Japan 3.0% (2006) 138 (2007)
Singapore - 23%(006) . 135(2006)
Taiwan 2.0% (2009) 1:37 (2009)
China . 10%008 . 1919Q007)

Sources: The Sau Po Centre on Aging and Department of Social Work & Social Administration
The Hong Kong University June 2011

5. The Need for Elderly Housing

5.1 Elderly housing is a product of demographic-driven demand. [tis a
confluence of a variety of indusiries in one place-housing,
hospitality, healthcare and insurance. It provide a choice for the
old perople when they come to their own accommodation, service
and care options in later life, an attractive lifestyle choice providing a
healthy wellness - and social engagement -~ oriented lifestyle for the
vigorous and for the frail.
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5.2 Elderly housing offers the old people the following attractive features:

521

5.22

523

524

525

5.2.6

Secure private accommodation and amenities in a variety of
styles.

A continuum of services at a single location, including dining,
hospitality, social and recreational programs and health-care
services, as needed.

A variety of pricing options, including refund of a portion of
entrance fees (subject to type of contract executed).

Through downsizing (ie disposed of existing larger flats to a
smaller and easer to maintain flat) monthly expenses can be
kept at a lower level.

Protection against the loss of accommodation and services if
the resident exhausts his or her funds.

Provide peace of mind not only for the residents but for their
family members and other loved ones

5.3 The Importance of Elderly Housing

53.1

532

Elderly housing plays a large and important role in the broader
context of real estate sector, public finance on medical and
community care services, long term care insurance and silver
hair market.

Elderly housing is essentially a housing development designed
specially to cater to the needs and lifestyle of old people.
Overseas experience reveal that the majority of old people
enter retirement villages in their early to late 70s, as part of a
move to downsize, reduce maintenance liability, experience a
greater sense of safety and security, or for health and lifestyle
reasons. Through the change to suitable ‘residence when
people age and downsizing, it helps to free up residence for
younger families, stimulates the economy and reduce the
pressure on medical, hospital and institutional residential
care and attention homes.
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5.3.3 With the rapidly increasing expenditure by the Government
and NGO (many of which are in fact receiving financial
support from the Government) on public housing, health and
social services, development of an elderly housing market will
give an opportunity for the Government to examine and
recognize the interaction between these expenditures with the
elderly housing industry as well as the inter-relationship
between independent living, assisted living and aged-care
living, with the ultimate target to reduce public expenditure on
medical and related healthcare expenses and prudent
allocations of the whole society’s resources.

534 Elderly housing developments in different locations,
particularly traditional inner urban areas with high density of
elderly population, provide valuable infrastructure to local
communities enabling the old people to have effective social
support, improved lifestyle, enhanced health and care along
with security of tenure at no or minimum cost to Government.

5.3.5 Furthermore elderly housing in inner urban area provide an
excellent housing option for the old home owners and
tenants displaced under the urban renewal schemes. It will
not only enable the old home owners and tenants to age in the
community, relief their anxiety and stress during the decanting
process but also relax the tension between the authority and
the local community, thus facilitating and expediting the urban
renewal process.

5.3.6 Facilities and services provided by the elderly housing
developments are not only open to residents but can also be
accessible to the broader community. It will not only enrich
the quality of life of residents and local community, but can
also reduce the expenditure on other public infrastructure in
the community ie gymnasia, health facilities, recreational
facilities, community centre etc.

5.3.7 An Australian study revealed that when social relationships
are strongly supported the mortality risks decrease. (Julianne
HoH-Lunstad and others, ‘Social Relationships and Mortality
Risk : A Meta-analytic Review, Public Library of Science,
Medicene, 7(2010). Community life for lonely, singleton or
doubleton old people coupled with lifestyle and secured health
care services will enable old people stay longer in the elderly
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539

development and with less demand or need for residential care
services. For example, the institutionalization rate of Jolly
Place tenants, (Jolly Place is a subsidized elderly housing
project development by the Hong Kong Housing Society in
2003) is 2.63% as against the Hong Kong institutionalization
rate of 6.8%.

Elderly housing also provides a number of individual and
community benefits, such as:-

e Development of senior-friendly infrastructure may help
relieve pressure on families, carers and Government
resources.

o Lifestyle, leisure and health preventive programs may
enhance the quality of life of old people, which in turn
reduces the financial burden on public health system.

A525

Further integration of these services with local services will

also in turn provide better support for the local community.

o Support for individual to continue living independently
rather than being forced into the hospital or residential care
and attention home at a premature stage.

s Enabling residents to establish new social networks,
improving the health and wellbeing of the residents.

e Co-location of on-site residential care can support residents
whose pariners require different or high level care.

e The supportive residential environment, provide a buffer to
reduce the impact of life stage transitions for those who
move to the elderly housing development. Furthermore
quality of life of old people are being enhanced thus
delaying entry to residential care and attention homes.

The shift in demographic and social structure will require
change in social services and capital investment in order to
meet the demands and needs of old people. Should the
elderly housing market not be developed, the social-economic
drawbacks would be:-
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e More investment by Government in health care, public
housing and subsidized care and attention homes / nurse
homes are required.

e More old people would have to be housed in normal
residence that in most cases would be too large, difficult to
maintain and consequently, fewer stock available to
younger families.

e Direct and indirect economic impacts relating to investment
in infrastructure and employment opportunities.

6. Reason for the Need for Government Support

6.1 It is vital that the elderly housing industry is considered in
conjunction with the aged and community care sectors. Through
an integrated approach to housing and care supports, a dynamic,
consumer-driven industry can be created.

6.2 However, as stated in 4.2, due to dilapidation of buildings and slow
pace of urban renewal the overall built-environment of Hong Kong is
unable to support AIP. Furthermore purpose-built elderly
accommodation in Hong Kong are far from adequate to serve the
huge number of old people who are in need of suitable
accommodation and healthcare to age in place. re Table 5.

6.3 Taking a hypothetical example, in order to house the number of
30,000 elderly on the Central Waiting List, the society needs to build
300 standard size 100-bed (average 5,400m? GFA in area) Care and
Attention Homes as defined by Social Welfare Department. Under
the prevailing policy, land premium of these Care and Attention
Homes are waived and hence, the land premium foregone will be
Accommodation Value $40,000/m? x 5,400m2 x 300 = $64.8 billion.
Furthermore assuming the society is able to build an average of 15
Care and Attention Homes each year, it needs 20 years to ‘extinguish’
the queue by 2034, not to ask the question where are the skilled
nurses and caregivers as well as the land resources from. Therefore
the whole society needs to consider another economic and effective
option or channel to address the ageing issue.

6.4 Apart from the availability of adequate. skilled nurse and caregivers,
the biggest entry barriers of the elderly housing industry in Hong
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6.5

6.6

Kong are high land value and the absence of an integrated housing
and healthcare policy supporting the growth of the industry.

Under the current land policy, private developers are required to pay
the full market value of the land and NGOs to pay a discounted land
premium for elderly housing. The high prices of land and the fact
that elderly housing is a long term investment with small return and
heavy commitment have both driven private developers and NGOs
away from taking part in the building and operation of housing for
the aged. As a consequence, the government could never gain land
premium income from land for elderly housing. However, as
mentioned by ancient scholars, “gains in one place involve
diminution elsewhere” “FIMMEE » LTI (Yan Tie Lun E&gEzg,
Fei Yang - Discussions on Salt and Iron - In Criticism of Shang Yang).
Is the revenue generated from one-off land sales for other purposes
adequate to offset the long term social expenses on eldercare and
institutional care? In Shi Ji -Meng Changjun Liezhuan Y 2CFHEE
51{8 (Records of the Grand Historian, Biography of the Lord
Mengchang), ancient scholar Feng Quan (#£5%) once commented on
the importance of looking at the real values, he wrote “burn useless
certificates of nominal debts and abandon books with theoretical
and false numbers”(EEHAFEME Y 5 » AT/ ZESET). Can our
elderly housing development take his wisdom into actions? How
about providing a discount to reduce the land premium for elderly
housing? What if tax incentives are offered to private developers to
encourage participation in elderly housing projects? By effecting a
minute change in policy, certain socially responsible corporations
and philanthropists might be heartened to devote themselves into this
undertaking by diverting their land bank and other resources into
the elderly housing market.

A typical example of the significant effect of a minute change in
policy is the Public Long Term Care Insurance Policy (PLTCI)
implemented by the Japan Government in April 2000.

Growth of Elderly Housing Market in Japan Since
Implementation of PLTCI

A525

Fee-based Home Service-added Home
(Life Lease) (Short Term Lease})
No. of Houses 2000 2012 2011 2012
949 7,563 994 77,599
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Incentives provided by the PLTCT has successfully attracted both the
not-for-profit and for-profit developers and operators to enter into
the elderly housing market.

The scope, scale and pace of development of elderly housing market
in different countries or regions depend on the social, economic and
culture background of each country or region. However by
experience one common factor which had triggered rapid
development of elderly housing market in many countries or regions
is the policy support and incentives in the form of nil land
premium, free or construction cost subsidies, tax concession,
interest free loan etc. offered by the Government to both
not-for-profit and for-profit organizations / corporation. The key
reason which drives these Governments to offer policy support and
incentives to developers and operators is no Government in the
world can solely afford the financial burden of expenses on
healthcare, housing and other related services on the elderly. 1Itis
necessary to encourage and mobilize the resources of the public and
private sectors to share the responsibility of housing and healthcare
services for the elderly.

One more issue is the absence of guidelines or regulations on elderly
housing:-

6.7.1 To achieve the aspirations of Universal Design in the built
environunent, that is ‘design usable to the greatest extent
possible by everyone, regardless of their age, ability or status in
life’, commitment is required to ensure maximum accessibility.
The first and foremost principle of Universal Design is equity;
this mandates every eniry be accessible, accessible toilets
provided to every set of gender facilities, adequate rest seating
is provided. Barrier-free standards are minimum legislative
requirements, for instance, one access point or one accessible
lift in a mega shopping facility does not make the facility a
universally designed facility. Taking the entry as an example,
at a universally designed facility any person should be able to
use any entry, no labels or redirection should be required as a
result of the person’s ability; this is discriminatory.

6.7.2 An essential principle that allows for Universal design which

poses challenges in dense cities is sufficient circulation space
(UD principle 7 - Size and space for approach and use);
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wheelchair users, people with mobility impairments who may
be using a walking frame and also parents with prams require
larger circulation spaces in corridors and around operating
features such as doors. Without these, facilities become
completely inaccessible and at times unsafe, yet private sector
developers will not willingly provide these at locations that
are not mandatory due to high land cost. Furthermore under
the ‘The Residential Properties (First-hand Sales) Ordinance’
these age-friendly common area are not ‘saleable” under the
definition of ‘Saleable Area’. In this light, despite much talk
in achieving Universal Design this could never happen in
Hong Kong, and with an aging population this will become a
majority issue that will be too late to fix. Housing stock that is
not adaptable later will also be a major concern, as the elderly
will not be able to stay in their homes and live independently.
The issue of space is less of an issue in other developed cities,
perhaps the only solution for Hong Kong is some sort of an
exemption scheme?

In the Hong Kong Housing Society Senior Citizen Residences
Scheme Cheerful Court elderly housing project, there is a
refuge room of about 20m? saleable area provided in each floor.
Refuge room is a place for the residents to gather at a safe place
awaiting for rescue in case of fire. The space is prohibited
from letting or using for other purpose except for fire escape.
The total saleable area of the refuge rooms provided in
Cheerful Court is about 820m? or 7.4% of the total saleable area
of the whole development. As Cheerful Court was grant at nil
premium, at that time the land premium was not a concern of
the grantee, except the building cost. However it is not clear
whether the same policy ie nil land premium for the whole lot
applies to future similar Senior Citizen Residences Scheme
project, if any. Furthermore in the case of private
development, both land premium and building cost are a big
concern of the private developer. In the absence of a clear
policy on whether the Saleable Area of the refuge room are free
of land premium and the guideline and Practice Note on how
to calculate the size of the refuge room the issue of which falls
within the jurisdiction of the Fire Services Department, private
developer will hesitate in making any decision in investment in
the elderly housing market.
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In many Asian countries or regions, except Japan, there is no clear
Government elderly housing and aged-care policies providing
definite guidelines for investor, developers and services providers
who are interested in entering into the elderly housing and aged-care
market, and Hong Kong is no exception. Attempt is made to trying
to find out the appropriate authorities that a local or foreign investor
or developer should approach if the corporation wants to enter into

the elderly housing market.

Table 7

Issue Department Bureau Secretary
Land Matter Lands Development Financial Secretary
Land Premium Department Bureau :
Housing Policy Housing Transport & Chief Secretary for

Department Housing Bureau | Administration

Care & Attention | Social Welfare | Labour & Chief Secretary for
Home Department Welfare Bureau | Administration
Nursing Home Department of | Food and Chief Secretary for
(providing Health Health Bureau | Administration
end-of-life service)
Land Use Planning Development Financial Secretary
Planning Department Bureau
Universal Design, | Buildings Development Financial Secretary
Barrier Free Department Bureau
Access Code
Refuge Room, Fire Services Security Bureau | Chief Secretary for
Open Kitchen Department Administration
Accredxtahoz: Accreditation is on voluntary basis. Only about 10%
(for thg Care & o, | RCHE in Hong Kong are accredited by HKQAA and
Attention Home & the Hong Kong Association of Gerontolo
Nursing Home) e Hong fong a gy

It is unable to provide an answer to an investor when he is supplied
with the above ‘roadmap’ or ‘check list (if correct and
comprehensive).

In the absence of an integrated housing and healthcare elderly
housing policy, local property developer and healthcare operators
(most of them are NGO) will only focus on their existing business that
they are familiar with, since the biggest business risk of investment
in the elderly market is uncertainty.
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7. The Elderly Housing Market, Target Customers and Land Supply

7.1 Type of Elderly Housing Urgently Needed for the Elderly

711 In Table 8 The Austrian Senior Housing Market illustrates
that Australian at different lifestage live in different types of
housing with different design, facilities and services meeting
their needs as they age. One particular point to note is the
down-sizing process begins when people reach 60s. This
process which is actually a norm for old home owners in
Australia, New Zealand, USA, Canada, UK, Europe and
Japan begins when various elderly housing options or
choices are amply available in the market.

Table §

International Benchmarking
The Australian Senior Housing Market

i

—

: {
3 -
: 1
Bl Cemply nesters” §ft Unewrelitees”™ pn Usenlors™ o “older Australiang™

| Urban down-ize & activitydriven ifesiyls

Fundaed

& Lifestyle Villages | Urbon downesize & metropofitan ifestyle
Core Retiremsnt Market Siose o Tamilyifiends with reassurance of care
Core Aged Cars Werket  + ASSistancelcare

Gt

** Sources: Retirement Villuge Association Lid, 2009

712 As Hong Kong young-old are very active and local old
people may not consider elderly housing until they are in
need or going to need healthcare services due to health
reason, elderly housing locates in wurban area with
reassurance of care services and the aged care facilities with
assisted living and intensive care service will be the core
elderly housing market for Hong Kong old people.
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7.2 Target Group of Customers and Land Supply

721 According to Census 2011 (Table 9), there were about 778,854
and 464,821 old people aged 60 or above lived in private
permanent housing and subsidized home ownership housing
respectively. It revealed the fact that nobody no matter
young or old is homeless in Hong Kong,.

Table 9
Distribution of Residents in Subsidized home ownership

housing and Private Permanent housing vs Public Rental
Housing (PRH) below/above Age 60

Total Residents 778,854 (11%)
(2011): 6,828,921 Age> 60 non-FRH

464,821 (7%)
Agez 60 PRH

3,975,489 (58%)
Age<60n0n-PR

Remarks:
1} Non-domestic and Temporary housing disregarded (62,738 persons)
2)  Source: Census Population in Domestic Households by Sex, Age Group

and Type of Housing, 2011 (Table: E114)

o=

7.2.2  Furthermore, Census 2011 (Table 10) also revealed that there
were 89,113 elderly (aged 65 or above) owner-occupiers of
private permanent housing and subsidized home ownership
housing. In the absence of a choice of elderly housing in the
market enabling AIP, these old age owner-occupiers are
unable to downsize at their choice and forced to stay at their
existing old home without associated healthcare service
support.  Should elderly housing be available, the
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down-sizing process will start and free up their larger
accommodation to younger families. Therefore referring to
paragraph 5.9(b) of the consultation paper it is a fallacy that
provision of land for elderly housing would inevitably lead
to a drain on land resources which could otherwise be used
for the development of public housing.

Table 10

Elderly Households {Aged 65 and over) and Domestic Households
by Tenure of Accommodation and Type of Housing/Quarters, 2011

Elderly Household [ All Domestic Households'
‘Private Subsidized . Private’ " | Subsidized
Permanent ‘|~ “Home ' | Permanent |~ Home
Housing® - |.Ownership®| Housing* ' :Ownership®:
(%) (%) % R
Owner Occupier 5,010 3,590 368,227 124,034
with Mortgage {8%) {15%) (43%) (33%)
Owner Occupier 60,479 20,034 489,757 251,577
without Mortgage (92%) {85%) {(57%) (67%)
Total Owner 65,489 23,624 857,984 375,611
Occupier (100%) (100%) (100%) (100%)
Scle Tenant (Excl Co
tenant, Rent Free, 8,858 1,371 301,803 18,291
Employers Provision)

Source : Census mud Statistics Department Interactive Data Dissenninaiion Service

Notes

* Includes all villas / bungalows / modern village houses; all simple stone
houses / traditional village houses; and all units of staff quarters.

A Includes small portion of Non-Domestic and Temporary Housing

7.2.3  The reality is without the choice of elderly housing, old home
owners will stay at their existing home and the society is
required to allocate land for the development of housing for
the young families or vise-versa the society allocate land for
the development of elderly housing so as to enable the old
home owners to move into the elderly units and free up their
existing homes, normally larger in size, to the young families.

7.24 By providing elderly housing as a choice for the old people
and through the process of down-sizing of flats, the ‘net’
result will be an increase in number of flat supply since the
elderly units are normally smaller sized studio or 1-bedroom
flat and the existing flats free up to young families are
usually larger.
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7.2.5  Another positive economic effect is that downsizing enable
those ‘asset rich, cash poor’ old home owners to realize
their asset to secure an elderly accommodation with a
considerable sum of saving for daily living and payment of
healthcare bills when they age. The financial independency
of these group of old people will not require any financial
assistance and hence the Government will be able to allocate
the financial resources to assist the low income group who
are genuinely in need of housing and healthcare assistance.

726 Furthermore, after realization of the old peoples” asset, spare
cash available after paying for the occupation cost of the
elderly flat are also free up for spending, thus through
multipler effect improve the economy.

7.27 It is noted that under the existing policy, subject to health
assessment, all old people in Hong Kong are eligible to stay
at the subvented Care & Attention Home, Private Home
under Enhanced Bought Place Scheme and Nursing Home,
without any means test. Through the development of
middle to high end elderly housing, the existing undesirable
situation that all old people, no matter rich or poor,
competing for the limited residential care home resources
will be improved enabling the scarce public resources to
mainly serve the poor old people.

7.3 Land Supply for Elderly Housing Development

731  As stated in paragraph 6.4, the key entry barriers to the
elderly housing market are high land cost, absence of an
integrated housing and healthcare policy and regulations
governing the design and construction of elderly housing
projects. Scarcity of land supply is not the only factor
hindering the development of elderly market.

732  In Hong Kong there are many landed properties occupied by
NGO are under-developed or under-utilized. [If incentives
or support similar to the Youth Hostel Scheme (ie free land
premium for lease modification and construction costs
subsidy) are given to the NGO whose land banks are
under-developed, with proper guidance or transfer of
knowledge from the Hong Kong Housing Society (the
sharing only NGO building elderly housing development in
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Hong Kong) and experienced RCHE operators, elderly
housing similar to the SEN scheme can be developed without
the need for additional land.

7.3.3  Market sources revealed that there are at least three elderly
housing developments under planning by private developers,
one located in Pokfulam opposite to Bel Air, one in Ventris
Road, Happy Valley and one in Tuen Mun. Progress of
planning and development of these projects are slow and one
of which has been dragging on for 10 years, possibly due to
lengthy lease modification process, high land premium and
other planning issues.

734  Again shortage of land supply may just be a delusion. If
the Government provide a favourable investment
environment by providing financial incentives to the private
developers with land bank in hand ie concessionary land
premium, tax incentive, GFA exemption for universal design
and necessary fire escape features coupled with a clear
elderly housing planning and development policy, resource
from the private sector can be diverted to the elderly housing
market to provide the right type of elderly housing urgently
needed by the society.

7.35 Under the perfect market situation, land will be developed
for most profitable use. That explains the reasons why very
few developers are willing to enter into the elderly housing
which require extra investment and commitment on top of
normal residential property investment. It also explains the
phenomenon that most of the elderly homes in overseas are
not for profit. For example 81%, 78% and 71% elderly
homes in USA, Australia and Japan are operated on not for
profit basis.

7.3.6  However, in real life situation the market is imperfect due
to unsatisfactory investment environment, insufficient
support from the Government, lagging behind market
knowledge, building and planning regulations and
inadequate community care services etc. Therefore many
countries or regions have introduced different forms of
incentive scheme to encourage private sector to participate in
the elderly housing market to relief the heavy financial
burden of medical and healthcare expenses on elderly and to
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lift-up the quality and standard of facilities and services
through introduction of new skills and technology.

7.3.7  In Hong Kong residential care supports to the old people are
severely inadequate although the Government has allocated
huge resources to assist the low income group. Furthermore
there is a general public misperception, including the
Government that the middle to high income groups are
able to take care of themselves on the belief that they are
financially affordable to acquire services needed in the
market. However under the current imperfect market
situation, the Government has failed to create a favourable
investment environment for the private sector to participate
in the elderly housing market and as a consequence most of
the middle to high income groups {(excluding the super-rich)
are left with a few or even no choices when they have a
need for elderly accommodation and healthcare support.
The only thing they have is the obligation to pay tax to
finance the Government to assist the poor.

738 The Hong Kong seniors whether rich or poor have
contributed to the growth of the economy. As such they
have earned the right to exercise choice when it comes to
their own accommodation and services options in later life.
However is it equitable that the middle to high income
elderly group who had made bigger contribution to the
economy are not entitled to any support from the
Government on the reason that they are able to afford AIP
accommodation facilities with supported services. However,
in reality there is no such product in the market due to
Government's inability to create a favourable investment
environment to direct private sector investment into the
elderly housing market.  Therefore on equality and
humanity grounds it is commandable for the policy makers
to study the ancient economic and political wisdom of Feng
Quan (JEEE para 6.5) to formulate an integrated elderly
housing and healthcare policy and introduce incentives to
encourage private sector participation in the elderly housing
market. In fact it is Government’s obligation or duty to
create a favourable elderly housing market investment
environment for the investors and developers.
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7.4 Long Term Care Insurance

741  With the development of middle to high end elderly housing
market, the standard and quality of the healthcare services
will be enhanced. It will not only raise the skills and quality
of services of the staff but also facilitate the creation and
development of a long term care insurance market.

742  As outlined in paragraph 5.1, elderly housing is a confluence
of a variety of industries in one place-housing, hospitality,
healthcare and insurance. If the number of elderly units
built have reached a critical mass, it will create a market for
long term care insurance offering protection on housing with
healthcare. This insurance policy will provide an attractive
product for those forward looking young people who plan
for a secured and worry-free living after retirement.

Recommendations

8.1

8.2

8.3

8.4

8.5

Within 8 years population aged 60 or above will increase from 1.4M
(19%) in 2011 to 2.0M (27%) in 2021, fast and decisive actions must be
taken to facilitate and complement the ageing-in-Place policy.

The Government is recommended to set up a special task force
comprising experts in elderly housing and healthcare services
providers to formulate an elderly housing policy that complement the
AIP policy as part of the Long Term Housing Strategy.

Policy support and incentives to encourage private developers and
NGO to enter into the elderly housing market are recommended.

In order to create a favourable ageing-in-place living environment for
the elderly and with a view to reduce development costs of the
developers, it is recommended to review the Barrier Free Access Code
2008 to explore and expand exemption scheme to encourage
developers to provide comprehensive universal design features in
elderly housing development.

The existing provision of elderly flats in public rental housing estate
is inadequate. Home modification is also piecemeal and
environmental unfriendly. A certain ratio of purpose-built elderly
flats say 5% elderly flats to 95% normal rental units is recommended
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8.7

3.8

A525

to provide in every public rental housing estate upon redevelopment
to meet the increase in demand for elderly flats in the next 30 years.

Adopting the "Mixed Development’ concept (ie request the developer
to build private flats and elderly housing flats) the Urban Renewal
Authority is recommended to explore the feasibility to develop
elderly housing block in selected site in inner urban area to provide a
choice for old home owners for downsizing and a suitable
accommodation for displace old home owners and tenants.

Since elderly housing is a confluence of a variety of industries in one
place - housing, hospitality, healthcare and insurance, it is
recommended to form a Fraternal Coalition for the Elderly
converging and collaborating the expertise of the Elderly Commission,
the Coalition of the Professional Services, the Hong Kong Housing
Society and the healthcare services providers as well as social
workers:-

(i) To provide advice to the Government to formulate the
integrated elderly housing and healthcare policy.

(i) To recommend technical standard on the planning and
development, design and construction, operation and
management of the elderly housing project and associated
healthcare services.

(iif) To share, transfer and provide professional and technical
support to NGO who are interested in elderly housing
development.

It is also recommended to identify and select one or two suitable
NGO sites with potential for elderly housing as pilot to explore and
develop a feasible model for the implementation of elderly housing
development. The feasibility study will cover various aspects such
as land use planning, lease modification, land premium concession,
building costs subsidy, universal design standard, provision of
facilities, operation model, business model and viability study.
Findings of the study will assist the Government to formulate the
elderly housing policy and guidelines for the development and
operation of elderly housing.
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8.9 For prudent and efficient allocation of land and financial resources, it
is recommended to conduct a Financial and Social Costs Benefits
Analysis to assess the financial and social costs benefits that will be
gained from the development of an elderly housing market, and
study the interrelationship between:-

(i} Saving in medical and healthcare expenditure in comparison
with elderly housing land premium foregone.

(if) Effect of downsizing by old home owners on land and flat
supply.

(iti) Effect of elderly housing (with communal and healthcare
facilities under one roof) on the demand for land allocated for

medical, day care centre / RCHE and elderly centre.

(iv) Impact of elderly housing on dependency ratio in terms of
manpower cost expended in looking after the old people.

- The End -
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