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Kadoorie Farm & Botanic Garden Corporation

The Secretariat,

Long Term Housing Strategy Steering Committee,
1/F, Block 2, Housing Authority Headquarters,

33, Fat Kwong Street,

Ho Man Tin, Kowloon.

Hong Kong.

(Email: iths@thb.gov.hk)
29th November, 2013 By email only

Dear Sir/ Madam,

Public consultation on Long Term Housing Strateey

We understand the seriousness of Hong Kong’s housing problems as indicated by the
shortage of housing supply and the surge in property prices. We would like to take this
opportunity to express our concerns and make our recommendations regarding the measures to
be taken to increase the housing supply as mentioned in the public consuitation document of

the Long Term Housing Strategy (the Document).
Objection to reclamation and our concerns related to development of rock caverns

As stated in Section 8.19 of the Document, “the Government has to press ahead with
reclamation outside Victoria Harbour while endeavouring to keep the impact on the
environment and marine ecology to a minimum”, in order to build up a land reserve, As a
general principle, we object to the use of reclamation {including the construction of artificial

islands) or development that would impact ecologically sensitive marine or terrestrial habitats.

In the Stage 2 public engagement of the Enhancing Land Supply Strategy, we noted that
three of the reclamation sites are located along the westem coastline of Hong Kong. Needless
to say, this is also the only habitat for the Chinese White Dolphin in Hong Kong waters. Land
reclamation, by its nature, brings permanent and irreversible changes to the marine
environment, both to the inter-tidal and sub-tidal zones. It would also affect the flow of water
currents and, thus, sedimentation patterns. Indeed, following an ecosystem approach, not only
the areas where the Chinese White Dolphins are frequently found should be protected but far
more imporiantly, all the other habitats supporting their food sources including fish nursery

grounds should also be preserved, in fofo.
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In the western waters of Hong Kong, there are already many planned or large-scale
work-in-progress projects (i.¢., the Third Runway, the Tung Chung Remaining Development
and the Hong Kong-Zhuhai-Macau Bridge). We are highly concerned that, in combination
with the proposals outlined under the Enhancing Land Supply Strategy, this unique marine
mammal - a flagship species for Hong Kong which is confined to shallow brackish waters will
suffer innumerable hardships in their living conditions and be under even greater stress, in the
future especially from a lack or greatly diminished availability of sheltered water conditions,
and eventually, there will be greatly decreased numbers of the local population of Chinese
White Dolphin.

In addition, we would like to express our grave concerns on the proposed idea of the
construction of an artificial island in the central waters of Hong Kong. We note that the island
can create 1400 — 2400 hectares of land reserve; however, without strong justification together
with detailed planning and feasibility studies, we are unable to discern the underlying reasons
why the construction of an artificial island should go ahead to create more land reserve when
there is an alternative supply of under-utilised land for housing needs. We would like to
re-iterate that reclamation causes irreversible impacts on the environment; it should be the last
resort to deal with the lack of land supply in Hong Kong and careful thought should be given to

such an undertaking before proceeding with such a massive project.

There might be a prevailing opinion that rock cavern development can provide a win-win
situation for siting of “unpleasant” facilities like refuse collection points and wastewater
treatment plants and by moving such facilties into the rock caverns, the environmental impacts
(e.g., odour) associated with these facilities can be mitigated and the vacant land that is
released can then be utilised for residential development. Nevertheless, it seems to us that the
potential ecological impacts associated with this land supply option have rarely been
mentioned. Underground development would affect aquifers, which should be stable in order
to maintain the water level of wetlands or water bodies above ground; any disturbance to the
underground water tables could cause serious ecological impacts (e.g., reducing stream flow
and volume). Streams and rivers constitute one of the most valuable wetland types in Hong
Kong since they contain habitats for many freshwater aquatic species of high conservation
concern, of which some species are endemic to Hong Kong.

Therefore, the potential ecological impacts caused by the development of rock caveirns
should be seriously considered before wide-scale adoption of this technology in Hong Kong.
Although many technical measures (e.g., grouting, waterproofing) can be employed to mitigate
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the impact on the underground water table, no one can be certain that they always work; in fact,
the movement of underground water is hard to predict. As with the impact of coastal
reclamation, the effect of underground development is permanent and irreversible. Since 64%
of the underground area of Hong Kong is suitable for rock cavern development, there should be
plenty of room to prevent conflicts between this relatively innovative development option (in
Hong Kong) and the conservation of wetlands. Indeed, the Civil Engineering and
Development Department {CEDD) has also mentioned that “potential impacts can be largely
avoided to its maximuwm extent through site selection process” (in “Enhanced Use of
Underground Space in Hong Kong — Feasibility Study”, CE 66/2009 (GE)). We wge that this
principle should be adhered to.

Therefore, in view of the irreversible ecological impacts caused by coastal reclamation

and rock cavern development, we uree the Government not to consider these options until other

alternatives for supply of land (as further described in the following sections) have proved to be

unfeasible or exhausted.

A thorough consideration of alternative land supply options

Urban renewal through increasing density of development

We agree that some of the older urban areas should be re-built and the plot ratio of some
areas could be adjusted in order to facilitate the efficient use of land since such older districts
are nowadays much better served by the continuous improvements in the provision of public
transportation networks. We understand such changes 10 the building density in the older urban
districts would cause some unwelcome social impacts {e.g., an increase in traffic volume and
higher demand for medical, recreational and educational services). However, these are not
undesirable “trade-offs” that the local residents should bear but represents an opportunity for
the Government to re-assess the capacity of the local community facilities and infrastructures,
and to provide appropriate support to the community, if needed, such that the impact of the

development to the locality is minimized.

We would also like to take this opportunity to emphasize that the expansion of road
networks or other facilities should not intrude into existing areas of conservation zonings (e.g.,
Green Belt, Conservation Area, Country Parks, etc.), that potentially would lead to further

degradation of the natural environment.
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Furthermore, we note, in some cases, where the residential project has been a joint
venture between the Urban Renewal Authority and a private developer (taking the Queen’s
Cube in Wan Chai as an example), each residential unit was sold at an extremely high price (i.e.,
a 400 square feet flat with a saleable area of only 275 square feet including a balcony was
priced at almost HK$6 million'). We consider that such development projects are not
acceptable or appropriate for the general community when there is an emphasis on

re-development into high-priced residential units. Re-development in the older districts should

be ceared towards providing affordable housing, a socially responsible service integrated with

urban renewal rather than redevelopment for achieving a maximum return on investment, We

do not believe that “dollar gain” should be a prime motivating factor in any re-development

project that takes place in the older districts and would instead urge that re-development is

focused on a socially responsible rejuvenation for the benefit of the community. The real need

of the local community should be thoroughly taken into account during the planning and
designing of the residential projects so that the flats can be priced and sold at a reasonable and
affordable price.

Re-zoning of land and review of Green Belt sites

We welcome the idea of rezoning some types of land uses, for instance Government,
Institution or Community (G/IC) zonings, and, underused industrial and commercial areas
which are of little or no ecological value to supply more land for residential development.
However, we strongly object to the idea of changing or re-zoning areas with conservation
zonings, Country Parks and Country Park enclaves to development zonings. In Section 8.11 of
the Document, we notice that the Government is planning to develop areas with Green Belt
(GB) zonings which have been formed or are considered to be deserted or de-vegetated. We
are concerned that such high profile decisions would set a precedent for developments within
the GB zone. Some members of the general public may be given the wrong impression that by
degrading the ecology and environment of the GB zones, this would eventually lead to the
approval of development within the area. Obviously, this is not the intention of Government
and the potential cumulative impacts which would be caused by developing the GB zones
should be carefully reviewed We note that the Town Planning Board has announced in a
Government press release that any “Destroy First, Build Later” activities are not to be
tolerated’. We hope that the Government will uphold and consistently apply the principles in
this statement.

.
EEREFAARERSELE
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Review of abandoned agricultural land

We are aware that the Government is reviewing the use of abandoned or deserted
agricultural land in the North District and Yuen Long area for residential development. We
wish to draw attention to the fact that Hong Kong has already lost about 60% of its farmland
area in the past 50 years as shown in the agricultural land utilisation data as set out in the annual
reports of the Agriculture and Fisheries Department® or the Department of Agriculture,
Tisheries and Conservation®; the amount of fresh vegetables produced for consumption (Hong
Kong only grows about 2.5% of its vegetables locally’) as compared with demand is a long
way from ensuring food security for the people of Hong Kong; a Hong Kong scholar has
already reported that the present reality of food production in Hong Kong is not desirable®. We
should conserve our remaining agriculture areas to safeguard our capacity and potential for
sustainable food production, and to protect the livelihoods of those in the rural community of
Hong Kong who possess the skills and knowledge, and, wish to continue with farming as a

traditional way of life.

Moreover, we would like to mention that Hong Kong is currently unprepared for the
effects of Climate Change and Peak Oil which are likely to be severe. Peak il is the tipping
point of global oil production which will be followed by an ever-decreasing flow of supply and
ever-increasing price hikes, leading to economic and social instability, and is considered by
leading analysts to have already arrived. Climate scientists in Hong Kong, Mainland China and
elsewhere predict food shortages in the coming years due to climate change in China. Hong
Kong’s food supply is heavily reliant on the supply of cheap oil and gas, which is used in the
production of fertilizers and pesticides, and of course, which is needed for food transportation
and refrigeration. We consider that “food security” is a very serious issue and that the
Government should take all possible steps to protect and conserve Hong Kong’s active,
abandoned and illegally degraded agricultural lands so that there is a chance of Hong Kong
having increased resilience in the future. In order to safeguard this important public interest
(food supply), we consider that the area of agricultural land in Hong Kong should not be further

reduced (through development within agricultural zonings or rezoning of such land use}.

In view of the above, we, therefore, urge the Government to establish an Agriculture
Policy, that would enable effective management of all existing agricultural lands and to provide
the financial and administrative incentives to encourage, support and bring all farming land

into sustainable agriculture production.
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Use of Government land under short term tenancies

At present time, short term tenancies (STTs) are granted by the Lands Department for
vacant Government land which have no intended use or are not required for development in the
near future. According to the Hong Kong Audit Commission Report regarding the temporary
use of vacant Government sites, up till August 2007, the total area of land let under STTs and
made available for temporary use was 2,291 hectares’. Most of these pieces of land are already
formed and some are to a certain degree already connected to existing urban areas. These
pieces of land can be utilised for residential development. Furthermore, according to the STT
Tender Results from the Lands Department®, from the second quarter of 2012 to the first
quarter of 2013, 60 of the 75 tenders that were awarded STTs (i.e., about §0% of the total) were
simply used for temporary fee-paying public car parks and the area of land involved is 37.7
hectares. We consider that these flat open area car parks should be replaced either by
underground or built-up multi-storey car parks; so that more land can be released for residential
development. We urge the Government to seriously review the potential of these open area car
parks especially those that are located within urban areas to address the housing needs of Hong
Kong residents.

Review use of brownfield sites

In a report published by The Professional Commons in 2012, there were 803.2 hectares of
brownfield sites identified in the New Territories. More than half of these brownfield sites
were used by the storage and re-cycling industry with one-fifth of them occupied by container
storage yards. These pieces of land, like the Government land under STTs, are already open
spaces and can also be used for development. Indeed, the Planning Department, and, the
CEDD are already carrying out a study regarding the housing development potential in Yuen
Long South’, in which about half of the potential development areas are actually brownfield
sites (94 hectares)®. The Secretary for Development has also expressed his interest in
developing brownfield sites in Hong Kong!®. To conclude, we urge the Government to actively
investigate the potential of all the other brownfield sites around Hong Kong (about 700
hectares), in order to optimize our current land use for urban development and to minimize
degradation or destruction of our remaining scenic rural environments and to preserve natural

areas of countryside.

o
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Utilisation of vacant lands for residential development

In response to the questions put forward by the Legislative Council regarding vacant land
{on 17th October, 2012), the Secretary for Development stated that only 391.5 hectares of
un-leased or un-allocated Government land are suitable for housing development!!, and
individual sites which are under 0.05 hectares in size are considered to be unsuitable for
conversion mnto residential housing projects. However, it can be noted from recent land
transactions that some residential developments (each with a size of about 0.02 hectares) in
Wan Chai and Mong Kok, were recorded in the Land Sales Programme of the Lands
Department (from February 2013 to March 2014)'?. Furthermore, lands zoned as “Other Uses”,
“Comprehensive Development Area” and MTR Corporation Limited properties were not
included in the calculation®. These pieces of land amount to about a total of 160 hectares in
area'. We consider that small vacant land lots (amounting to a total area of 95.6 hectares®) and
the lands (of about 160 hectares) not included in the aforementioned calculation are all
potential sites for residential development. We are concerned that the Government may have

under-estimated the total acreage that may be available in the current land reserve.

Summary

All the above information shows that there is simply not a real shortage of land in
Hong Kong. Although we understand that developing these pieces of land may be
administratively more cumbersome and time-consuming (i.e., involving re-allocation, land
resumption and compensation procedures) as compared to the more straight-forward process of
in-filling coastal areas to form land for development, we do not consider that these should be
the over-riding factors for not fully exploring their potential for development because
preserving our natural environment {either the terrestrial habitats or our indeed our spectacular
indented coastlines) should be of greater importance {as compared to creating ‘raw’ land} in

providing a better quality of life for the people of Hong Kong.
Establishment of a Population Policy

Every piece of land, every city and every country has their own carrying capacity. Hong
Kong is one of the most densely populated areas in the world and not many people with
common sense would consider that it is not yet crowded enough. For our daily needs, we are
also completely dependent upon imported food, water supply, fuel sources and other resources

derived from the natural environment and have already extended our eco-footprint across the

el
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borders into mainland China and other countries. Since Hong Kong’s land area is a finite
resource, there would not be enough space to accommodate an endlessly expanding population
while at the same time providing a suitable living environment or a good quality of life for

every resident. Therefore. we strongly urge the Govermment to thoroughly conduct

comprehensive studies on the carryving capacity of Hong Kong and to establish a Population

Policy aiming to limit population growth, in order to safecuard and maintain the quality of life

for all Hong Kong residents in the long term. Without a proper assessment and strategy of our

long term population demographics, we consider that the housing would continue tc be the

major social problem of Hong Kong,

Review of the appropriateness of the Small House Policy

There has been much public discussion in society regarding the Small House Policy
(SHP). In 2003, a report by a non-governmental organisation called Civic Exchange has
already staed that: “The main problem with the SHP is its fundamental unsustainability™*; the
Audit Commission alse produced a report in 2002 talking about the possible abuses of the
policy'>. We, therefore, consider that Government should urgently and critically review the
appropriateness and long term viability of this policy, and introduce measures to prevent abuse
of the policy such as a new clause which restricts owners from selling the houses to non-family
members, and, restricting the construction of these buildings to only within the designated

“Village zones™.

Furthermore, once designated, the “Village zones™ should not expanded; the constraints
against expansion of the “village limits” should be imposed and enforced. Otherwise, such
unsustainable expansion of the “Village zones™ may ultimately affect Hong Kong’s land supply,

~ such that the land may not be fully utilised in the general interest of the Hong Kong public.
Conclusion

For the past few decades, Hong Kong people have generally increased their standard of
living and have greater expectations for a better quality of lifestyle. In this regard. we would

like to stress that this quality of living does not just only mean the size of their residential flatg
{i.e.. a more spacious and less congested living environment) but also refers to the informal

envelope of “breathing space” — the recreational and natural landscapes swrounding their
community where many social activities take place. It is because of these much wider social

and community needs that nature conservation has already generated much public interest and
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debate in society. In the latest Policy Address, the Chief Executive has also announced that
implementing the requirements of the Convention on Biological Diversity (CBD) and
formulating a local Biodiversity Strategy and Action Plan would be one of his main policy
objectives. Under these circumstances, we consider that land reclamation should not be carried
out without due consideration and further review — Government should fully consider both the
ecological impacts and the availability of alternative land supply options. Residential land

should not be formed by sacrificing our natural environment or spectacular coastlines. The

current housing problem cannot be solved by just simply creating more and more land to fill the

gap between the supply and demand of residential flats. We would suggest that public
discussion and debate address the wavs and the means in which Hong Kong should develop

such that evervone living in this place can enjoy a physical and mental environment that

facilitates a healthier lifestyvle for both the present and futtue generations of this crowded and

densely populated city.

The Convention on Biological Diversity

Last, but not least, we wish to acknowledge and draw to your attention — the following
self~evident facts:

1) Humans are but one species/ strand in the ecological web that makes up our planet.

2) This means that, in ‘economic’ terms, we are reliant on the ‘ecosystem services’
provided by the other strands {(e.g., water supply, land for growing food, and fresh air
created by forests and phytoplankton}.

3) Since the Earth is finite and “natural resources’ limited, economic growth must also
be finite: in other words, 2 line must be drawn somewhere, if we are to survive.

We feels that the Government needs to be explicit in terms of where the limits of
population, development and economic growth are to be drawn, taking into account our
dependence on ecosystem services, as reflected in the Hong Kong Government’s legal
obligations under the CBD which was extended to Hong Kong by the Central People’s
Government on 9th May, 2011. Articles 3, 4, 6 and 8 of the CBD'® has required the contracting
party to follow the approaches below:
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Article 3: Principle

States have, in accordance with the Charter of the United Nations and the principles of
international law, the sovereign right to exploit their own resources pursuant to their own
environmental policies, and the responsibility to ensure that activities within their jurisdiction
or control do not cause damage to the environment of other States or of areas beyond the limits

of national jurisdiction.

Article 4: Jurisdictional Scope

Subject fo the rights of other States, and except as otherwise expressly provided in this

Convention, the provisions of this Convention apply, in relation to each Contracting Party:

(a) Inthe case af components of biological diversity, in areas within the limits of its national
Jurisdiction; and

(b) In the case of processes and activities, regardless of where their effects occur, carried out
under its jurisdiction or control, within the area of its national jurisdiction or beyond the

limits of national jurisdiction.
Article 6: General Measures for Conservation and Sustainable Use
Each Contracting Party shall, in accordance with its particular conditions and capabilities:

(a) Develop national strategies, plans or programmes for the conservation and sustainable
use of biological diversity or adapt for this purpose existing strategies, plans or
programmes which shall reflect, inter alia, the measures sef out in this Convenfion
relevant to the Contracting Party concerned, and

(b} Integrate, as far as possible and as appropriate, the conservation and sustainable use of
biological diversity into relevant sectoral or cross-sectoral plans, programmes and

policies.

Article 8: In-situ Conservation

Each Contracting Party shall, as far as possible and as appropriate:

(d) Promote the protection of ecosystems, natural habitats and the maintenance of viable
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populations of species in natural surroundings.

(i)  Endeavour to provide the conditions needed for compatibility between present uses and

the conservation of biological diversity and the sustainable use of its components.
We consider that the Government should fully respect the CBD principles.

Thank you for your attention.

Yours faithfully,

Ecological Advisory Programmme
Kadeorie Farm and Botanic Garden

ce.
Agriculture, Fisheries and Conservation Department
Civil Engineering and Development Department
Development Burcau

Environment Bureau

Planning Department

Urban Renewal Authority

Conservancy Association

Designing Hong Kong

Hong Kong Bird Watching Society

WWF — Hong Kong
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MASTERPLAN LIMITED

Planning and Developutent Advisors

TEEMRBAERERCS I

Secretariat, Long Term housing Strategy 29 November 2013
Steering Committes

1/F, Block 2

Housing Autherity Headquarters

33 Fat Kwong Street

Ho Man Tin, Kowloon Fax; 2761 5160

Dear Sir,

Submission in response to Long Term housing Strategy

! refer 1o the Long Term housing Strategy Consuftation Document, which is currently
inviting public comments.

Housing tops the livelihood issues lo the general public, and is getting more serious, We
have given thorough consideration in the matter. Please find the enclosure for your
consideration.

Should you require any elaboration on the submission, please do not hesitate 1o contact
myself or Cynthia Chan of our office.

Yours faithfully,
(Signed)
lan Brownlee

For and on behalf of
Masterplan Limited

Enc.

Room 35168, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
Tel: (852) 2413 2880 Fax: (852) 2587 7068 Email: info@masterplan.com.hi
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Submission to the Long Term Housing Strateqgy Consultation Document {the Document)

Part A : Genperal Responses

1. Private Sector Housing Under-played

The whole approach presents a public housing bias and has down-played the importance of the
private sector in meeting housing needs. The high price for private sector housing is largely the
result of government refusing to sell land during the previous administration for fear of the property
market reaching a crisis. There must be a strategy for continued sale of land for private
development so that the price of housing remains reasonable. There is no analysis of the economic
importance of private housing in terms of Hong Kong's economy, private investment implications
and the accumulation of wealth by households who own property. The whole Document is therefore
lacking in this vital component.

2. No Justification for a 60:40 Split

The propesed split is arbitrary and cannot be used as a justification for proportional use of jand for
residential purposes. The public sector housing provision will be so large as to adversely impact the
future of Hong Kong in social terms and economic terms. For example, a flat in the private sector
wil be traded 8 or § times during its life as people buy and sell, accumulating family wealth. Every
flat in the public sector prevents this from happening. There is historically no excessive vacancy
rate in private housing, which means more is in need and i will provide a basis for people to move
up the housing ladder.

3. Future Social Problems

The new NDA’s planned to meet the 6-:40 spiit will be repeating the problems of Tin Shui Wai where
farge concentrations of people with similar social characteristics and problems will be focused in the
same neighbourhoods. A better mix of housing types is essential in the NDA's and a more
balanced mixture of housing and social types must be considered. No more than a 50:50 split
should apply in the NDA’s.

4. Too Much Compartmentalisation

The Document tries to solve the ‘problem’ by classifying people into various groups and establishing
criteria for each one. The idea of equality in the community in terms of 'benefits’ to be achieved or
aliocated becomes increasingly difficult to achieve. Instead of increasing the range of categories of
people and housing types, a more egalitarian approach shouid be taken, and reduce the categories.
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5. Social Liability

The creation of more and more public housing increases the liability for the Government as the
largest landlord in Hong Kong. The result is large concentrations of people reliant on social housing
in the same locality. 1t also limils the housing choice for many people. In terms of social policy it
would be more desirable to encourage diversity. The provision of financial support in terms of loans
or rental subsidy to people, so that they can use private sector housing to remove the requirement
for Government to provide public housing. The current shortage of housing should not preclude
consideration of this approach in a fong term strategy. It also creates an argument for not sticking to
the 80:40 split.

5. Similar Problems Elsewhere

These housing problems are not only in Hong Kong and they may nct be a local phenomenon. The
same issue is current in the United Kingdom and Australia, for example, but varies from place to
pface. A consideration of the issues in these places may put a wider perspective on the issue and
could put the relevance of the global economy as a factor in the Hong Kong context.

Part B : Responses to Questions

Q1 What are your views on the proposal to adopt a supply led strateqgy for the LTHK and
with public housing (comprising public rental heusing {PRH} and subsidised sale
units} accounting for a higher proportion of the new housing production?

Equitable quantity of housing shouid be provided for public rental tenants who are already enjoying
public housing benefits, waiting list applicants who are unable to afford private rental
accommodation, and individuals who are also tax paying but do not benefit from public housing.

The Document is not considered conducive to the government's housing policy objectives identified
in the Chief Executive’'s 2013 Policy Address. “"assist the public to choose accommodation
according to their affordability and personal circumstances and encourage those who can afford it to
buy their own homes”, “The Steering Committee recommends the Government to piay a more
proactive role in providing housing suitable for the average households, and to increase the supply
of public housing (page xiv)" {emphasis added) somehow becomes “the new LTHS should be a
supply led strategy, with public housing accounting for a higher proportion of the new housing
production (page xiv)". The reoriented focus from housing provision for the average househoids to a
public housing dominated strategy for those who meets the means test is not considered well
founded.

The housing probiem shouid be distinguished whether it is a real under supply, property prices/
rents being beyond the affordability of the genera! public, or mismatch in housing types/ quality/
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living conditions. The supply-led approach by increasing public housing provision, will not
necessarily bring about housing affordability or matching the desired hodsing types/ quality/ living
condition, and would notf solve the problem. In particular, the public housing focus of the strategy
disregards the squeezed middle group whose income exceeds the threshold and yet cannot afford
in the private housing market.

The Document focuses on public housing, fo the extent that "it is the ultimale solution to the problem
({page viii)". The government's direct control on public housing as a solution te the housing problem
is appreciated. However, the dominant government involvement means any change in government,
political will, or budget, could have implications on the long term sirategy.

Q2 Dc you have any views on the principles and methodelogy_adopted for projecting
the long term housing demand?

It is not appropriate {o just include ali sub-divided units as being inadeguate housing. Paragraph
4.20 of the Document indicates that 89,000 units are actually of reasonable condition and many
have suitable facilities. Some people may not need to have a kitchen, for instance. This form of
housing has long played an important role in serving certain sectors of the community, and not all
residents need to be of a low income, and some units may be similar {o serviced apartments in
function in some locations. The assessment has therefore over-estimated the impact of sub-divided
units as a negative component. instead there is @ need to ensure that there is adequate light,
ventilation and fire services provision in the analysis before considering them ail as unsuitable or
inadequate.

Q3 Do you have any views on the criteria used to define “inadequately housed”?

See above response to Q2. 74,900 of inadequately housed households in SDU's is not a true
assessment of the actuai need. o

Q4 In addition to the major demand components as mentioned in Chapter 4. are there
any other factors which you think should be taken into account in projecting

housing demand?

Indigencus villagers right should be dealt with. Indigenous village house competes with the general
demand for land, and should share the fact that land resource in the city is in shortage. Their righis
to such a house need to be re-assessed as o whether it is reasonable to continue with into the
future. Itis suggested that the entitlement to 3 storeys over 700 sguare feet equivalent be allocated
in high rise towers in suitable locations, insiead of detached style houses.
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Q5 Do you have any views on the projected tofal housing supply target for the next ten
years and the proposed public/ private split for the future new housing supply?

Annual review of the 470k housing supply target is fundamental and crucial.

The proposed public housing accounting for 60% of new housing production is compared with the
generally established 50% split. The Secretary has admitted that the split is an arbitrary figure,
Justiication to such a change is therefore warranted.

i "PRHis the primary housing solution for the grassroots (page xx)" How about a housing
soiution for the middie class being marginalised in home ownership?

ii.  "The boom in the private housing market also contributed significantly towards wealth
creation {page 10)" Is the 40% new private housing providing fair opportunities for wealth
creation for the middle class and the well-to-do?

ifi.  Public housing is generally associated with stigma and social issues, Is the 60:40 split
an appropriate social mix for the future Hong Kong?

The practical implementation of the 60:40 split is questioned, whether priority would be given to
public housing projects in planning approvals, building plans approvals and fand administration:

i In Town Planning Board meeting minutes, increased density in government initiated
projects are generally more readily accepted than private projects, in spite of having the
simifar planning arguments and justifications.

ii.  Established developers generally have land stock. Ceasing land sales for private housing
would exclude those developers without iand stock that is unfair entry level, and interfere
with the market to the extreme. )

fil.  Much of the potential greenfield land is in the private sector's ownership. In case of an
implementation by prioritising public projects over private ones through fand acquisition, it
is likely 1o have associated increased transaction costs and time, delaying housing supply,
and is not considered a reascnable means for implementation.

Annual review of the 60:40 split is crucial. The public housing provision, aiong with the stamp duty
measures, helps reinforcing the commodity nature of housing instead of being an investment tool.
However, it is important to strike a balance to aliow housing to contribute to the Hong Kong's
eccenomy and maintain Hong Kong's competitiveness.

Qs Should the Government continue to_support the development of elderly housing
projects for the middle and high income elderly as suggested by some_in_the
community? If so, what sort of support should be given?

Development of elderly housing projects is an aiternative housing for the elderly, facilitating vacation
of their current houses and turnovers in the market. It should not be considered a drain on land
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resources. The best support wouid be to provide sites for sale to the privale sector limited to elderly
housing but accommodating the better off. This would help develop a private sector that could
accommodate elderly needs rather than relying on welfare agencies or government to provide such
accommodation.

Q7 What are vour views on the recommendation for the Hong Kona Housing Authority
{HA) to increase the PRH guota for applicants_under the Quota and Points System
{QPS}, 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 38} under the
QPS so that they would have a better chance of gaining early access to PRH?

The QPS includes considerations on the waiting time, which effectively encourages application at an
earlier age and unnecessarily lengthens the waiting list. Given with the prevailing iater graduation,
later masriage, and the increasingly more acceptable stay home aduilt kid cutture, early access to
PRH is niot considered fundamental.

Q8 What are your views on the recommendation for the HA to progressively extend the
PRH three vear average waiting time pledge to non- elderly one person applicants
above the age of 35 in the fong run {even thought this might initially reduce the PRH
units available for ailocation to family and elderly applicants}?

The 3 years average waiting time pledge 1o non-elderly one person applicant over the age of 35 is
not necessary. Given with the working age, the prevaiiing later graduation, later marriage, and the
increasingly more acceptable stay home adult kid culture, this age threshold should be increased or
the waiting time pledge for this age group removed. There is inadequate justification for this form of
subsidised housing for young people.

Qs What are your views on the idea for the HA to build dedicated PRH blocks for
singletons in_estates with a lower plot ratioc and with sufficient infrastructure
facilities, which will be provided in addition to the PRH units already committed?

Pubfic housing estate/ building should accommodate residents of various Socio-economic
background to achieve social mix to avoid congregating any particular social group such as
singleton, elderly and residents of transitional housing, and their perceived stigma. This could also
allow equitable infrastructure and community services distribution. There is no justification for lower
plot ratios as all land should be used to its optimum. Additionai blocks should be added 1o take up
any unused plot ratio, provided that the amenity of the existing residents is not substantially
compromised.
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Q10 If suitable urban sites which do not have other immediate uses are available, do you
think that they shouid be used to provide transitional housing to those in need?

All urban sites with no immediate uses should be investigated for residential uses, not only for
transitional housing. However, this should be restricted to lands with unspecified land use zoning.
Lands currently zoned for other uses have been put in place for a reason when the strategic
planning was carried out. They are necessary for future sustainable development. Transitional
housing is just ancther name for permanent housing. The buildings should be built as permanent
structures, but the use is transient as people move on to other forms of more appropriate housing.

Qi1 Vhat are your views on the idea of introducing a licensing or landlord registration
system to requiate subdivided units in residential and composite buildings?

A licensing or landlord registration system is unnecessary as subdivided units_are similar to other
landlords. The focus shouid be on ensuring that the physical accommodation conforms to basic
criteria such as the Buildings Ordinance and fire safety requirements.

Q14 There are divergent views in the community on relaunching the following schemes:
{a) the Tenants Purchase Scheme; {b) providing financial assistance to first time
home buvers, (c) providing rent subsidy and implementing rentai control {including
control on rent and security of tenure) what is your opinion?

Given with the double edge sword nature of such mechanisms as rent aflowances, rental control
and Home Starter Loan Scheme, it is important to leverage on the private sector's capacity, and
promote and encourage public private partnership. An initiative would be an extension to the
Housing Society'’s group B rental units, for a range of higher quality and rent/ price, and
proportionate to a higher range of income and asset limits of residents. This provides a range of
aiternative affordable private housing option for the squeezed middie.

Private Sector Participation Scheme and Mixed Development Pilot Scheme should be made
compulsory for all private developments, in lieu of premium paid to the government.

The Government should avoid over-intrusion in the private property market through rent control and
security of tenure. There are many aspects 1o property such as an investment vehicle and over-
control should be aveided.

Masterplan Limited — Planning and Development Advisors. -6-

- 340 -

B077



Q18 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
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 exiétinq income and asse! limits_criteria to
require tenants to vacate their units when their income exceeds a certain threshold.,
regardless of their asset Jevel?

In the Well OFf Tenants Policy, the 1.5 or 2 times the rent charge remains disproportionate o the
market rent. in addition, there should be prohibitive penalty to deter abuse. In terms of the whole
housing policy, these tenants are abusing the subsidised housing that should more properly be
occupied by those who are not well off. The well-of tenants should be evicted and the
accommodation used by others on the waiting list.

The Document raises that “tightening up the Well Off Tenants Policies may further drive tenants to
the private housing market, hence unnecessarity creating additional demand for private rentat
housing (page 86)". However, the removat from the public to private housing sector is part of the
housing ladder. in this regard, a strategy should also be devised for the private housing sector to
ensure appropriate supply to help address the housing problem.

Q17 What are your views on the recommendation for the HA to further enhance its under
og¢cupation policy by providing incentives for under-cccupied households to move
fo_smaller fiats on the one hand. and stepping up its action against under

occupation cases on the other?

The recommended “3 months’ rent waiver to under occupied households as a further incentive to
move to smaller flats (page 89)” is unnecessary. The relocation allowance is adequate. As per any
tenant- owner relationship, incentive is not necessary. Nil incentives should be applicable to ail
policies, and the resources could be spent elsewhere such as upgrading the waiting list applicants’
accommuodation who are unable to afford private rental accommodation.

When children of an existing public housing tenant apply their own public housing, the parent family
should be simultaneous relocated to smalier unit to encourage stay home adult kid and to avoid
under occupation.

Territory Wide Overcrowding Relief and Living Space Improvement Transfer Scheme make
reference to living density, househeld size and period of residence. Living density is the appropriate
consideration; household size should correspond to living density and its absolute size should not
be a relevant consideration; similarly period of residence is irrelevant rather consideration should be
given to the period of over-crowdedness. The housing crisis calls for this policy tc be strictly
enforced.
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Q1s What are your views on_the idea for the Government to Invite the private sector to
get invoived in the provision of subsidised housing?

The Document should give equal weight to the other housing providers including private developers,
quasi-public authorily such as Housing Society and Urban Renewal Authority, instead of assuming
them as supplement solution fo the housing problem. Other housing providers should be given
equal representation in the market to create such capacity to better respond to the market needs in
terms of unit sizes, quality finishes, and residentiai clubhouse facility provision. Otherwise, perhaps
a housing strategy for the other housing providers should be devised, and the reference to the
future public: private housing construction at 60:40 should be removed.

Beyond public housing e.g. My Home Purchase Plan and Home Ownership Scheme flats, requires
a range of private houéing types and quality to allow a price range to achieve housing affordability
for those who are not eligible for public housing and those aspire for alternatives.

Qz¢ To speed up housing supply, what further efforts do you think the Government could
make to facilitate housing development and to increase manpower supply in the

construction industry?

i.  There are private housihg completed but not made availabie in the market, some for as
long as 10 vears. Land lease should include conditions to ensure timely availability to
the public, beyond the existing completion date requirement.

ii.  There are empty nesters occupying units of sizes larger than they needf want, hindering
the availability of the larger unit sizes in the market for the newly formed younger
families. Private empty nesters housing should be provided with assistance! allowance
to vacate to bring about turnovers of family size units in the market.

ii.  Flat sharing is relatively uncommon. it could be promoted and encouraged as an
alternative housing option for young individual’s independent lifestyle as opposed to
ownership. it would probably aiso be a cheaper and safer option than subdivided units.

iv.  The land lease conditions on unit sizes are applauded to result in the appropriate
rentall sales price for new entrants into the private housing market. The smaller unit
sizes are necessary lo form a progressive housing ladder, from public rental housing to
public home ownership and eventually o the private sector.

v.  The "aging in place” principie exempts households with elderly in under occupied units

' from relocation. Under the same principle, households with elderly in overcrowded units
should also not be entitled to relocation, for fairness.

The development process in Hong Kong involving the Planning Departiment, Buildings Department
and Lands Depariment is convoluted. it has become increasingly more difficult and time consuming
to implement development, For instance;
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i, Each department has different interpretations on development standards on greening
requirements and site coverage calculations.

i, The planning stage requires very detailed design/ technical information instead of a
conceptual plan.

iii.  The technical information prepared for the conceptual plan is incapable of such details
currently required in the planning stage. That is to be revised and consolidated in the
detailed design stage as per planning approval conditions anyway.

These issues have been reiterated by the various disciplines in the industry, and need {0 be sorted
out for efficient development implementation. Bureaucratic delays add significant delays to housing
projects with little apparent benefit.

Q21 Given the acute shortage of housing land supply, are you prepared to accept trade-
offs between an appropriate increase in plot ratic to enable more flat production and
the possible negative impacts on traffic. population density and the environment?

The additional plot ratio is considered to be better allocated vertically in increased building height
instead of horizontally in increased site coverage. The high rise character of the city is generally
established and accepted. Further, podiumn use could be put in the basement to enable more units
in place at the same building height.

On the contrary, additional housing in form of increased site coverage, hence reducing open space,
which the provision in spite of meeting the minimum Hong Kong Planning Standards and
Guidelines, has more apparent impact on the places for recreation on the ground level and the
sense of openness at higher levels.

There is capacity to accommodate additional plot ratio on many sites wilhout adverse impact.
increased investment on railways and public infrastructure such as recreationat facilities can ensure
a high quality of living environment. The attempt to down-zone and reduce building heights over the
last 10 years was a misguided attempt to improve guality of hiving, but has had the opposite effect.
A review to increase flat production by increasing plot ratios and building heights is essential, but
must be linked to improved public facilities.

The anticipated large number of public housing flats should give due regard to envircnmental
opportunities in greener development The public housing provider should set target in reaching

higher standard in the Beam+,

The moratoriums on Pokfulam and Mid-Levels are out-dated controls and should be replaced by
normal planning criteria and lease controls,
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Q22 In your opinion. how shouild 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 Chapter 87

The plot ratios at New Development Areas are generally low. Whilst New Development Areas are
set in wider semi urban context on the periphery of the existing developed area, their core are
essentially an urban contex{ and are suitable to be developed at greater plot ratio. This is the case
for the established new towns, which were in semi urban context when developed, but have now
transformed and been amalgamated into an urban context, not maximising the potential of the land.

Artificial islands in the central waters between Hong Kong Island and Lantau, being considered, are
reclamation. Should any reciamation be deemed appropriate, it should be aftached to the existing
land mass for the fulure resident's gonvenience access and easy infrastructure development,
instead of in central waters.

Whilst additional land is required to heip solve the housing problem, they should not be acguired in
the expense of the amenity of the general pubiic.

i. GAIC zoned lands have been put in place for a reason when the strategic planning was
carried out. They are necessary for future sustainabie development. G/IC zoned land
replaced by housing cannot be readily resumed when necessary. This is particularly so
when the minimum G/IC reguirement of the Hong Kong Pianning Standards and
Guidelines do not necessarily respond to local circumstance,

ir. Rezoning existing deteriorated green bells for development is applauded. However,
enforcement should be put in place to ensure that green belts currently in good state are
not damaged/ destroyed to expedite rezoning. .

. 1t is common sense, “Owing to the development mode which focused primarily on
residential development, it has resulted in residents...having to travel z long way for
empioyment opportunities and necessary community services, thereby compromising
their quality of life. {page 126)" Accordingly, “the government may consider relocating
some non-residential utilities, such as large scale industrial utilities, to remote areas with
a view to releasing the development potential of the urban areas for housing development
(page 127)" is not considered an appropriate approach to create land.
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Secretariat,

Long Term Housing Strategy Steering Commitiee
1/F, Block 2, Housing Authority Headquarters,

33 Fat Kwong Sireset,

Ho Man Tin,

Kowloon,

Hong Kong.

(E-mail: lths@thb.gov.hk)

By E-MAIL only

Dear Sir/fMadam,

Re: Long Term Housing Strategy Consultation Document September 2013

WWF understands the urgent need to address the serious housing shortfall Hong Kong now faces.
However, when formulating the long term housing strategy, we believe a more holistic view that
takes into account both the broader social needs and the integrity of the environment should be
taken to ensure sustainable development in Hong Kong. Indeed the quality of life of the people is
tied in with the health of the environment. It is under this context that we would like to express our

views and concerns on the captioned Long Term Housing Strategy (the Strategy).

1. Mainstreaming Biodiversity

The UN Convention on Biological Diversity (CBD) was extended to Hong Kong on 9 May 2011 and
Hong Kong has the respensibility to conserve our biodiversity as outlined in the CBD. In the 2013
Policy Address, the HKSAR Government has committed to formulate the Biodiversity Strategy and
Action Plan (BSAP) for Hong Kong and conservation will be emphasized in major government
policies”, echoing Article 8 of the Convention which requires Parties to ensure that conserving

biodiversity is mainstreamed into the planning and activities of all those sectors whose activities can

' Ses Para. 146. 2013 Policy Address. hitp://www policyaddress.gov.hk/2013/eng/p146.html
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have an impact (positive and negative) on biodiversity”. Moreover, biodiversity conservation should
be promoted according o the principles and practices of the CBD. WWF views that the avoidance
principle and the ecosystem approach® should be adopted as guiding principles at the early
planning stage of large-scale housing to prevent damage to the environment and ecologicaily

important areas.

2. Strategic Environmental Assessment should be required

In accordance with the guidelines set under the Convention on Biclogical Biodiversity (CBD)*, WWF
considers a comprehensive Strategic Environmental Assessment (SEA) should be conducted as a
decision-support tool for the development of future new towns. The Hong Kong Environmental
Protection Department (EPD) has summarized the key benefits of SEA®, including:

@ serving as a tool for achieving sustainable development, according to the Agenda 21 and the
Rio Declaration on Environment and Development agreed at the UN Conference on
Environment and Development (the "Earth Summit") in 1992;

@ re-framing issues to facilitate sustainable soiutions, as SEA promotes early consideration of
issues, allowing more rooms for devising sustainable solutions and alternatives which would
enhance long term environmental quality;

@ early consideration of alternatives, allowing early evaluation of the needs and comparison of
different options including a broad range of alternatives well before any irrevocable decision is
made;

© avoiding major environmental problems and minimize cumulative impacts arising from multiple
projects;

e maximizing environmenial benefits and opportunities for facilitating sustainability and
significantly improving the environmental quality; and

e facilitating discussions among stakeholders and the members of the public.

Indeed the Strategy should not be merely to increase the supply of affordable housing but in 2 well-

planned and balanced manner that are in line with nature conservation.

% Convention on Biological Diversity. hitp:/fwww.cbd int/nbsap/
® Convention on Biological Diversity. Ecosystem Principle 3.
At hitps://www.cbd.int/ecosystem/principles.shtml accessed on 16May2013
* Convention on Biological Diversity. COP 8 Degision VIli/28. hitp./lwww.cbd. int/decision/cop/?ig=11042
Environmental Protection Department HKSAR. Hong Kong Strategic Environmental Assessment Information Kit.
htto:www.epd.aov.hik/epd/SEA/eng/interactive/p10200.him|

- 346 -



B078

VWWF considers that urban renawal, redevelopment of old industrial areas, use of brown field sites
and more efficient use of land ear-marked for housing (such as Village Type Development) should
be first looked at for supply of new housing. We are gravely concerned on the unnecessary urban
intrusion to the New Territories {NT) and offshore islands where many remote areas are of
ecological importance and highly vulnerable to human disturbance. As such, new housing
development should avoid imposing significant environmental impacts directly or indirectly on

ecologically valuable areas.

Yours faithfully,

(Signed)

Tony Hung (Mr.)
Conservation Officer, Mai Po Projects
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