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The Hong Kong Institute of Facility Management
clo Suite 2102 Connaught Commercial Building, 185 Wanchai Road, Hong Kong  Tel: 852 2537 0456 Fax: 852 2537 4426 http:ifwww.hkifm.org.hk

2" December, 2013

The Secretariat

Long Term Housing Strategy Steering Committee
1/F Block 2

Housing Authority Headquarters

33 Fat Kwong Street

Mo Man Tin

Kowloon

HONG KONG

Dear Sir

Re: Views responded to the Public Consultation on Long Term Housing
Strategy

In response to the Public Consuftation on Long Term Housing Strategy (LTHS)
launched by the Long Term Housing Strategy Steering Cormmittee (LTHSSQC) in
September, 2013, The Hong Kong Institute of Facility Management (HKIFM) has
gathered views from the members. Attached is a summary of our opinions and
suggestions towards the Consultation Paper for your consideration.

The objective of the HKIFM is to promote facility management as one of the leading
disciplines and professions in the management of built asset and facilities in Hong
Kong. One of our missions is to support government and community initiatives in
improving the effective management of built-facilities and support services for the
economy.

We sincerely hope that the Steering Committee would sericusly consider our
opinions and suggestions so as to stipulate the most comprehensive and feasibie
long term housing strategy for the betterment of the Hong Kong people.

Should you require any further information or have any gueries on our submitted
paper, please feel free to contact our Secretariat at - or email at
info@hkifm.org.hk.

Thank you for your kind attention.

Yours faithfully,
(Signed)

“tow Hon Wah

President
The Hong Kong Institute of Facility Management
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The Hong Kong Institute of Facility Management
Views responded to the Public Consultation on [THS

Introduction

The paper aims to provide the comments and suggestions from The Hong Kong
Institute of Facility Management (HKIFM) on the Long Term Housing Strategy
(L.THS) Consultation Document launched by the Long Term Housing Strategy
Steering Committee (LTHSSC) in September 2013.

We do hope that this paper could provide the Steering Committee with our
views, together with our proposed strategies and approaches for betterment of
the Hong Keng people to improve their living environment.

The Vision for the Long Term Housing Strategy

We concur with the proposal for adopting a supply-led strategy for the LTHS
and with public housing accounting for a higher proportion of the new housing
praduction. The reasons as indicated in Chapter 2 for the existing housing
prablems are well understood and agreed.

In its recent half-yearly "Monetary and Financial Stability Report”, the Hong
Kong Monetary Authority found that, for the average family, properties are
now even less affordable than during the 1997 peak while salary growth has
failed to match the increase in property prices, and the gap is still growing
wider.

Besides, Hong Kong people have experienced a deterioration of upward social
mobility as a result of the economic downturn during the period from 1997 to
2009. It is expected that this situation is not beneficial to contributing to the
maintenance of social stability in the long run.

As an example, the policy on suspension of the production and sale of HOS
flats from 2003 onwards has not been regularly reviewed for many vears, and
it is also why the LTHSSC proposed a regular review on the situation in view of
the lessons learnt from the past vears in terms of potential policy lag, and the
necessity of monitoring the implementation (and the effects) of policies closely
and of making timely adjustments where necessary in light of the prevailing
and foreseeable circumstances as mentioned in Section 2.15.

Projection of Long Term Housing Demand

As regards the principles and methodology adopted for projecting the long
term housing demand, it is quite reasonable and needed as suggested in
Section 4.4 to adopt a range of projections to reflect housing demand
scenarios under different economic and property market situations whereas
the demand is and will certainly affected by a series of ever-changing
economic, social, demographic, political and cultural factors. Even though
lower fertility rate is assumed as a demographic factor, it is reasonable to
make a consideration of the different fertility rate for different segment of
people due to economic factors and cultural factors.

As regards the factors other than the major components as mentioned in
Chapter 4 that are to be taken into account in projecting housing demand,
Section 4.12 has indicated that the C & SD's domestic household projections
are trend-based and illustrate what would happen if the past trends were o
continue in the future. However, we should also take into account of any
possible change in the policy of migration, especially in the reaims of the
One-way Permit Holders settling in Hong Kong, which may not be controliable
from any single governmental department. For this, we are not sure if such
kind of change has been incorporated into the scenario analysis as mentioned
in Section 4.13 though it is understood that household formation and
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dissolution would also vary in response to changes in economic and property
market environments. Furthermore, some of the “inadequately housed” may
also prefer not to be rehoused due to many other reasons as mentioned in
Section 5.21.

In the long term, enhancing and ensuring the supply of housing, especially in
the form of public housing, is certainly the most important approach to
stabilize the housing supply, the market, and, most importantly, society as a
whole. Judging from the past and foreseeable market situation, we have no
reason to helieve that such a proposed public/private split for the future new
housing supply would adversely affect the private housing market, which
serve the other segments in the market. Sections 4.32 and 4.33 raise a sound
recommendation for the Government and the HA to maintain the
interchangeability of production between PRH and HOS, which is a tactics to
deal with the potential change in housing demand, which is, in turn, a result of
the ever-changing economic and social environment. However, it is
reasonable to believe that the users' aspiration and preference would far be
heightened in the future. We also understand that the HA would have the
adeqguate professionalism, preparation and resources to prepare for such
an interchangeability, not merely in terms of the quantity of housing units but
also in terms of quality, such as the durability and maintainability of the
building materials, building facilities and private fittings, which are to be
compatible and market-oriented.

Housing Needs of Specific Groups in the Community

Under the foreseeable ageing trend in the population in Hong Kong as
mentioned in Section 5.3 and because of acting as a response to the practical
need of the elderly, especially those who want to have a relatively
independent life, the Government should continue to support the
development of elderly housing projects for the middle and high-income

elderly as suggested by some in the community even though the demand is

not a severe one. Certain advantages could also be got in such development
whereas the management service designed for such kind of housing would
also be tailor-made for suiting the targeted clients.

The suggestion as mentioned in Section 5,17 would certainly be favourable to
the general citizens in Hong Kong. A foreseeable roadmap of
gradual improvements in the chance to gain earlier access to PRH by the
increase in the annual PRH quota for applicants under the QPS and by the
award of additional points to other segments of the PRH applicants, as

suggested by the LTHSSC, is an important way to maintain the social stability.

Moreaver, we also concur with the recommendation to set out a road map to
progressively extend the around three-year AWT target to non-elderly
one-person applicants above the age of 35.

We concur in the suggestion made by the LTHSSC in Section 5.24 when the
practical needs arise provided that such kind of housing is built in a
cost-effective manner with reasonable living standards. Apart from the extra
resources and administrative structure that are needed to establish and
maintain the functions of a licensing or landlord registration system to
regulate subdivided units in residential and composite buildings, we agree
that such a proposal would help improve the safety standards and living
conditions of SDUs in residential and compaosite buildings in the longer run
rather than dealing with the housing problem in terms of guantity. It is
foreseeable that higher living standards or stricter reguirements would highly
possibly correspond to higher rents for tenants and lesser supply within a
certain period under the fixed supply in the short run, which may not help
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improve the housing problem in the short run while the enhanced supply in
PRH may also be unable to deal with the situation in the short run,

The suggestion as mentioned in Sections 5.31, 5.33 and 5.34 would certainly
be also favourable to the general citizens in Hong Kong. An effective housing
ladder which promotes mobility for not only the younger generation but also
singletons, as suggested by the LTHSSC, is an important way to maintain the
social stability.

We concur in the suggestion as mentioned in Section 5.36, and the most
important aspect is to increase the chance for individuals who have saved up
and could afford buying properties with their own means to purchase HOS
flats, thus making a reasonable and fair allocation of housing resources.

Generally speaking, the views contained from Section 5.37 to 5.45 are
pertinent enough. However, we believe that it is now the time to consider
relaunching the Home Starter Loan Scheme (HSLS) to assist eligible first-time
home buyers to purchase their own home whereas one of the characteristic
housing problems now is deteriorating affordability as mentioned in Section
2.13(b) while the current and foreseeable economic environment are not as
bad as the one when the HSLS was firstly introduced.

Measures to Maximize the Rational Use of Public Rental! Housing
Resources

Although the regular review on the income and assets for QPS applicants is a
way to assist in the maximization of the rational use of PRH resources, yet we
must alsc consider the cost-effectiveness of the extra administrative
resources involved. By shifting the administrative resources from a later stage
to an earlier stage, such kind of review may assist the HA in understanding the
actua!l situation of QPS applicants and reviewing the waiting time within or
amending the length of the gueue, which would, in turn, shorten the waiting
time of other eligible QPS applicants in some senses.

A review of the “Well-off Tenants Policies” is needed. We believe that
shortening the initial income declaration period and the subsequent income
and asset declaration period could assist in maximizing and rationlizing the
use of PRH resources, and, most importantly, deliver the message that
such PRH resources are reserved for those with the most pressing housing
needs. Besides, we also understand that there are already various incentives
to encourage those better-off tenants to purchase HOS flats, thus freeing
up their PRH units. However, whenever there is a significant change in the
Policies, commensurate incentives and supports to the PRH tenants in
question are also to be considered so that they would not be regarded as or
feel being punished on the housing ladder.

We do not have specific opinion on the LTHSSC's recommendation for the HA
to further enhance its under-occupation policy by providing incentives for
under-occupied households to move to smaller flats on one hand, and stepping
up its action against under-occupation cases on the other because they are
also the methods to assist in maximizing and rationalizing the use of PRH
resources. Other than giving further incentives to under-occupied households
for them to move to smaller flats as suggested in Section 6.19, it may also be
possible for the HA to request to levy a higher rent under a specific mechanism
for such kind of under-occupied households as a pushing factor if they fail to
move though this may be a little bit complicated administratively.

We believe that a higher priority should be placed for allocating PRH units to
WL applicants over further relaxing the standard for relieving overcrowded
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PRH households in order to improve sitting tenants’ living environment except
when resources are available and constraints are surmounted. As mentioned
in Section 6.22, the number of overcrowded PRH families has been dropping
during the past decade under the efforts paid by the HA. As a further
relaxation of the standard for relieving overcrowded PRH households would
inevitably consume already limited PRH rescurces at the expense of applicants
on the WL and affect their chance of PRH allocation in the short run, we believe
that such a relaxation could be incorporated, instead, into the plan of the
enhanced supply of PRH in the long run.

Role of Various Housing Delivery Agents

The suggestion as mentioned in Section 7.5 is certainly conducive to assist in
contributing to the enhanced supply in subsidized housing units, which has
been, in fact, of lengthy history with great success whereas the efficiency and
flexibility in the private sector are certainly the factors that can be made use of
by the Government. It is reasonably believed that the problem of great
variances among different developers in terms of the quality of their building
works in the past as mentioned in Section 7.3 could be overcome by not only
a more stringent supervision and monitoring of the developers by the HA but
aiso a more realistic evaluation of the tenders submitted by developers.

In the speed of enhancing housing supply is concerned, we are of the opinion
that a more speedy study in getting the available land resources is of
paramount impcrtance and prime concern apart from the measures as
mentioned in Section 4.32 and from Section 7.20 to 7.24. Furthermore, a
more efficient and in-depth study in the zone planning and in the feasibility
study of releasing the plot ratio could also assist in alleviating the perceived
tack of tand supply in Hong Kong. The release of restricted plot ratio would
certainly enhance the housing supply from both the public sector and the
private sector though the one from the latter may not become the dominant
factor, though essentiai, in alleviating the existing housing problem in Hong
Kong.

The Government's commitment to rebalance housing supply and demand is
unquestionable, but there is certainly much resistance it will meet over the
course of finding land from different sources. Reclamation was once an
important source of [and supply in the past. However, the present political
climate is so different from scme 20 years ago. Reclamation has become
increasingly controversial these days. Buying land from private owners in the
New Territories to be auctioned off to developers would alsc be trouble. On
the other hand, there is, in fact, abundant land in Hong Kong that has not yet
been developed. A more efficient and in-depth study in these areas and even
the feasibility of reclamation could certainly increase the speed of housing
land supply.

Hong Kong will need to build one new town with roughly the size of Sha Tin per
decade to meet the housing need, which is a quite challenging task. Sections
7.28 and 7.29 highlight the three-pronged approach of training, re-training of
local workers and attracting new entrants for the construction industry. We do
not have further proposal of increasing the manpower supply in the
construction industry except it is well understood that population policy and
education policy are highly related to the supply of labour for individual
occupations/trades.
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Measures to Increase Housing Supply

We understand that higher development intensity may not give rise to
significantly adverse effects on the living standards provided that sufficient
and adequate amenities with favourable, pleasant and
sustainable environmental design are provided whereas most Hong Kong
people have been adapted well to the high-density living. We feel most Hong
Kong people are prepared tc accept reasonable 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,
if any, provided that such adverse impacts have been duly foreseen and
handled in the best interests of the general public under the limited available
resources.

White we believe that there is no inherent conflict between development and
conservation, which are both important to Hong Kong people, the
Government should strike the balance between development and
conservation through attainment of consensus among the major relevant
parties and vested-interest parties in the manner of public participation, and
collection and incorporation of opinions and feedbacks from the public before
finalizing and explaining the development strategy to these various parties
are also of prime concern whereas the consultation democracy long adopted
by the Government before 1997 may have failed to meet the prevailing
palitical climate.

As was revealed, we believe that higher development intensity may not give
rise to significantly adverse effects on the [iving standards provided that
sufficient and adequate amenities with favourable, pleasant and
sustainable environmental design are provided whereas most Hong Kong
people have been adapted well to the high-density living. We feel most Hong
Kong people are prepared to accept reasonable 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,
if any, provided that such adverse impacts have been duly foreseen and
handled in the best interests of the general public under the limited available
resources. Therefore, the measures as mentioned in Sections 8.5, 8.7, and
8.10 to 8.18 are sound enough though relaxing or [ifting the administrative
moratorium currently in force to restrict new land sale or lease modifications
in Pok Fu Lam and Mid-Levels as mentioned in Section 8.9 may not become
the essential or effective measures in solving the housing probiems that have
been highiighted by the LTHSSC. Such a relaxation or lift is reasonably
expected to benefit, to a large extent, those having been on the higher step of
the housing ladder.

The redevelopment of the existing Kai Tak site and the relaxation of height
restriction around the adjacent areas and along the ex-flight paths would
certainly exemplify the importance of this kind of measures for the provision
of housing land.

The longer term measures in enhancing the supply of housing land as
mentioned from Section 8.19 to 8.26 are also sound enough whereas New
Development Areas (NDAs), which are majorly located in the New Territories,
are a major source of land supply to meet the long term housing needs, as
well as other social and economic development needs of Hong Kong. Rather
than considering merely the guantitative issue, the implication of the
locational issue should also be well understood by the citizens. No matter how
many residential units the Government plans to supply in the next 10 years,
the majority of such new supply may only likely to be in the New Territories,
and the current supply shortage in traditional housing areas will persist,
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especially on Hong Kong Island. The planning and development of
sophisticated, high capacity and multimode transport system are obviously
necessary whereas the goal of huilding a really self-contained satellite city is
a dream rather than a task in Hong Kong. Besides, the development potential
in urban fringe areas is also to be seriously studied whereas an established
transportation network has been in place nearby.

7.6 Asregards the further co-operation between the Government and the private
developers or the application of the private sector's efficient and
market-oriented efforts, there is a moral argument that the developers
should do more to ease the housing crunch. The Government may consider
formulating some kind of alternatives along the lines of the UK, for example,
that demands developers provide a fixed minimum percentage of each
development, cash or structures, to affordable residences while there has
been no incentive for private developers to do this kind of mixed development
in Hong Kong. The underlying functions of the UK model in mixed
neighbourhoods may be considered in Hong Kong for dealing with the
provision of affordable housing and intermediate housing for average middie
class families.

3. Conclusions

In summary, we opine that the housing demands would grow with the increase
in population and households. Moreover, the LTHS shoulid strive to improve
the housing guality and prevent the improper surge of property price so as to
facilitate and maintain a stable, steady and healthy growth of the Hong Kong
property market.

We opine that the Government should provide not just an adequate supply of
land and househoids, but also the affordable units through the provisions of
PRH and HOS projects. In the long run, we suggest the Government should
review its HOS policy to enabie HOS owners to become maore willing to sell
their units to other eligible HOS potential buyers to advocate for the upward
social mobility. In addition, we consider the ratio between PRH/HOS projects
and the private sector (60:40) is reasonabie. Moreover, more resources
should be set aside for the accommmodations for the non-elderly single person
applicants who are above the age of 35.

We also suggest the Government NOT to re-launch the housing loan or
mortgage repayment subsidy which, in our opinion, may induce housing
demands and push up the housing prices further. The re-launch of domestic
rent control is also not supported as it would discourage landlords from renting
their units and maintaining their units in a proper manner as the rent received
from the existing tenants are much lower than new tenants.

Last but not least, we sincerely hope that the LTHSSC could seriously consider
our opinions towards the LTHS mentioned above and stipulate an all round

comprehensive strategy to regain the momentum of housing supplies in the
long run.
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2 December, 2013

Professor Anthony Cheung, GBS, IP

Chairman

Long Term Housing Strategy Steering Committee
22/F, East Wing, Central Government Offices

2 Tim Mei Avenue

Tamar, Hong Kong

Dear Anthony,
Consuliation on the Long Term Housing Sirategy:
Building Consensus, Buildine Homes
1. The Hong Kong General Chamber of Commerce welcomes the setting up of

the Long Term Housing Strategy Steering Committee (“LTHSSC”) by the Government
to conduct a holistic review on the housing needs of Hong Kong and to map out
priorities and strategies to address future needs.

2. LTHSSC points out that the current housing problem lies in its imbalance
between supply and demand and limited land available for development, which
essentially implies that more comprehensive and longer-term planning is warranted. We
agree that a more steady stream of land should be supplied for housing development to
stabilize the market. We appreciate that the Government has already adopted a
multi-pronged approach to increase land supply, such as rezoning land, redevelopment,
land resumption, increasing plot ratio, reclamation, cavern development and re-use of
ex-quarry sites, to meet the various needs of the community. Nopetheless, it seems that
a comprehensive development roadmap which systematically sets out how the
short, medinm and iong-term allocation will be met in a rationalized and

coordinated manner is lacking.
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3. The Government sheuld make it a priority to consider land rezoning and
relocation of existing facilities fo release land resources, before embarking on
scalable new land reclamation and artificial island development prejects, thus
allowing more time for conducting comprehensive feasibility studies, economic
analyses and environment impact assessments on such projects.

4, There is no reason why we should face land shortage for future development
when those poorly managed, damaged or mis-used land in the New Territories could be
put into more productive and efficient uses. We understand that the Government has no
plan to develop country parks for housing purposes. However, other than the “green
belt” sites protected under the Country Parks Ordinance, the Government should
consider developing the existing “brownfield” sites such as long-abandoned
guarries, idle government, rural land and industrial sites, mis-used storage areas,
as well as possibly low-value “green belt” sifes on the fringe of urban areas and
new development areas, for housing purposes.

5. LTHSSC has proposed a new split between public and private housing at
60:40, with necessary adjustments made according to changes in demand structure as a
resuit of prevailing social and economic circumstances. This is a significant deviation
from the previous practice since public housing used to account for about 50% of the
total housing stock in Hong Kong. The econemic impacts caused by the proposed
increase in the proportion of public housing should be carefully assessed before
such a major change in policy.

6. Labour 1ssues should not dictate or impede future housing development. We
understand that LTHSSC has proposed 2 housing supply of 470,000 units for the next
10 years (2013/14 to 2022/23) and suggested various strategies on prioritizing the
housing needs. Nevertheless, the prevailing acute labour shortage plus the rising
number of ongoing and planned major infrastructure projects would stretch the
manpower capacity to its limit. Even when we have the additional land, the labour
shortage situation if unaddressed will mean that we simply push the bottleneck from
one end of the problem to another. We propose that the Government should take a
more proactive stance on importation of low-skilled labour by conducting a
comprehensive review of the existing Supplementary Labour Scheme and explore
the feasibility of importing labour for the construction sector which is suffering
from acute shortages. While we agree that it is imperative that local workers be given
priority in hiring, the Government should take the lead by importing workers on 2
project-defined basis, such as the public housing and infrastructure projects. This will
free up workers to take up employment in the private sector.

2
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7. To help expedite land and housing development, the Gevernment should
revamp the eatire planning process to streamline overly lengthy studies,
preparation of concept plans, consultations, Outline Zoning Plans, Town Planping
Board approvals, ExCoe and LegCo approvais and financial commitments. While
all the elements of the process need to be reviewed as to their necessity, some parts of
the process can be undertaken in parallel to reduce time and cost, and consideration
should be given to applying technology to save manpower and reduce unnecessary
paperwork.

8. The Government should impose a “performance pledge™ for the Lands
Department and Planning Department to respond within a certain time frame to all
submissions/applications to the two Departments for land, development or buildings
approvals. Other government departments operate on such performance pledges, and we
see no reason for the Lands and Planning Departments to be treated differently. The
Government also needs to compliment these efforts with sufficient manpower in the
Departments to quickly approve the applications and conduct inspections.

S. Given the market mechanism being the pillar of Hong Kong’s economy and
the generally less efficient public sector, the private sector should be given a more
active role in the process of supplying public housing. Private sector participation
would also ensure the cost effectiveness of public housing.

10. We would also like to see more collaborative work between the comnittees of
the Long Term Housing Strategy, Urban Renewal Strategy and Railway Development

Strategy to align their visions, plans and strategies in developing a better Hong Kong.

Yours sincerely,

(Signed)

'Shirléy Yuen
CEQ
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