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What is to blame for the infamous pricey, tiny and cramped homes in
Hong Kong ?

The officials said there is only one thing to blame- the shortage of land supply. To tackle this, the
“Task Force on Land Supply” was set up to conduct a five-month public consultation until September
2018. Itis claimed that the public can choose from the various predetermined land supply options.
The Task Force, government officials, the public relations firms, and property developers have
joined hand in hand to lobby for public support on their preferred land supply options: for instance,
reclamation, country parks, farmlands, etc., giving a false hope to Hong Kongers that we have to

sacrifice (such as environment] in order to improve our deteriorating living standard.

Nonetheless, in the past 20 years, we have completed numerous large

infrastructural projects, yet our living quality has only deteriorated.

n o

There goes a popular saying: “Hong Kong is densely populated with scarce land resources”, “if we
increase housing supply, then the housing price will come down”. Be that as it may, the reality
usually operates under a different set of rules, which are camouflaged with the common rhetoric

that are ostensibly true.

Liber Research Community spent several months in gathering information and conducting rigorous
research. We finally completed this booklet to disclose the information you ought to know, but the

government and property developers probably don’t want you to.

We already have all the land resources for the 7-million Hong Kongers, which is disproportionately
controlled by a tiny fraction of the society who gain the most under the existing rules of land

development.

Behind the fagade of this seemingly open public consultation, there is a lucrative business
underway. But this time it’s a bit different, because if things go according to the
“script”, the scale of exploitation would be unprecedented- Hong Kong will be left
with some barren rocks with damaged environment and an even more unequal society. Only those

property mongols with vested interest would pocket all the windfall.

The crux of the problem is land justice, not land supply.

RARRARARA

Part 1 - Land supply for more housing?

Who's in the Task Force on Land Supply
e 30 members- all appointed by the Chief Executive

* 8representatives from Development Bureau, Transport and Housing Bureau, Environment
Bureau, Civil Engineering and Development Department, Lands Department and Planning

Department

¢ 7 holding a strong stance preferring a few land supply options, e.g. Country Parks and reclaiming

the reservoirs

* 7 professionals from civil engineering, architecture and surveying sectors who could potentially

benefit from developments
* 4regularly appointed by the government to different advisory & statutory bodies
e 2 pro-government grassroots organisation representatives
e 1 former president of the largest pro-establishment political party

e 1 Vice-president of Heung Yee Kuk, a rural advisory body, who proposes relaxing development
density on village lands

The Task Force was set up in late August 2017, but excluding key members from the civil
society who are not on the same side with the government. Following numerous
closed door meetings in the past 9 months or so, the 5-month public consultation is recently

launched.

An “open” discussion with pretexts

The terms of reference of the Task Force on Land Supply is to discuss how to enhance land supply.

They are not empowered to advise on the rotting housing policy which is more relevant to the root
of the housing crisis. The discussions were heavily guided by the discussion papers
supplied by the Development Bureau just a few days before the meeting was held. The Task

Force is tied up with limited options with strong pretexts.

Task Force members are not impartial at all

Another objective of the Task Force is to “build consensus in the community and draw up a broad
framework of recommendations on the overall land supply strategy with prioritisation of different
land supply options for further consideration by the Government”. Stanley Wong, the Chairman, has

emphasised that even though different members may have different views, the discussions have to
be objective and based on public interest, and therefore must be free of pretext and agenda.

However, only after 3 meetings and having discussed only 4 options, Wong already
claimed that members of the Task Force generally agree that reclamation is one

of the most feasible options among all.

Jasper Tsang, who is one of the Task Force members, and also a founding member of DAB, has
disclosed in an interview that he believed his appointment to the Task Force is serving the purpose
of “taming” the opposition from his party as some DAB District Councillors vehemently oppose to
certain land supply options.

According to Jasper Tsang, the objective of Carrie
Lam setting up the Task Force, “is to remove the
barriers to development by whatever means”.

2018.4.23 HKO1 Interview

The anatomy of the 18 land supply options
Short-to-medium term options
e Developing brownfield sites

e Tappinginto the private agricultural land reserve in the New Territories
(benefiting the property developer)

e Alternative uses of sites under Private Recreational Leases

e Relocation or consolidation of land-extensive recreational facilities

Medium-to-long term options

e Near-shore reclamation outside Victoria Harbour (reclamation!)

e Developing the East Lantau Metropolis (reclamation, again!)

e Developing caverns and underground space

e Developing the River Trade Terminal Site (benefiting the property developers, again!]
e Developing two pilot areas on the periphery of country parks (Country Parks!)

* More new development areas in the New Territories

Conceptual options

e Increasing development density of “Village Type Development” zones (benefiting indigenous
villagers)

e Relocation of Kwai Tsing Container Terminals (benefiting the property developers, again!)

¢ Topside development of Kwai Tsing Container Terminals (benefiting the property developers,
again!)

e Developing more areas on the periphery of country parks (Country Parks, again!)

e Reclaiming part of Plover Cove Reservoir for new town development (reclamation INSIDE a
Country Park!)

Topside development of existing transport infrastructure (suggested by civil society, which
cannot reap much profit for developers. Development potential being undermined by the Task
Force)

e Utilising the development potential of public utilities sites

e Developing the River Trade Terminal site and its surroundings in the long term (reclamation, and
benefiting property developers, again!)




Options scrapped

e Military sites

* Vacant government land zoned as “Village Type Development”
* Short-term tenancy sites

e Temporary Government Land Allocation sites

“Flash in the pan”

In early October 2017, the Development Bureau listed 15 land supply options. The Task Force has
ruled out several options without going through rigorous studies, while important options like
military sites were never discussed, and Short-term Tenancy and Temporary Government Land
Allocation sites were removed from the list since they are “part of [government’s] continuous work

on land use review”.

Playing with “choices”

There is a political need to add some options back after scrapping “unpalatable” ones, that explains
the “overlapping” choices among the 18 options: The Kwai Tsing Terminal option was split into two,
same as the River Trade Terminal option. Country Parks and Reclamation were even splitinto three
or four “separate” choices. It is more likely you would choose their preferred options when there are

numerous “twins” or “quadruplets” of the original choice!

Double standard

Without critical information on distribution, size and numbers of farmland in private developers’
hands, the Task Force has already drawn early conclusion on their development potential. For those
“inconvenient” options, the government would adopt a completely different approach, for instance,
brownfields are described as “scattered and in irregular shapes”, again without substantiation or
research. After we have published a research report on the development potential of brownfield
sites in March 2018, Task Force Chairman Stanley Wong finally admitted that there were no

indicators to define how the sites could be considered scattered or contiguous.

Developers get largest share of pie

Public-private Partnership (PPP) model is in effect a subsidy programme funded by taxpayers
in order to let developers make exorbitant profits which would otherwise be impossible
(See page 63] . Other options (e.g. developing the Kwai Tsing Container Terminals, River

Trade Terminal site etc.) also involve developers’ interest. They would definitely
grasp every opportunity to make a windfall if the sites are converted to private

nnnnnn housing.

Price tag of PR stunts: $12 million

In order to cover up the inevitable collusion with businesses, the Development Bureau has spent
$12 million, out of taxpayers’ pocket, to engage PR firms to arrange for public engagement
exercises, including $8 million to engage two PR firms, one of them being engaged by Carrie Lam
(A-World Consulting Ltd.] in her electioneering for the Chief Executive, and the other being engaged
by Carrie Lam’s opponent, John Tsang [Fevaworks Solutions (Hong Kong] Ltd]. It is interesting

et

enough that the Tsang’s “loyal” team is now serving his former opponent.

The PR firms’ track record of distorting public opinion

A-World Consulting Ltd. was responsible for drawing up PR plans for the “Enhancing Land Supply
Strategy” Public Engagement Exercise in 2011-2013. During that time, a random telephone survey
was conducted to inquire Hong Kongers’ attitude towards reclamation during Stage 1 of the Public
Engagement Exercise which found out that 33.6% were for and 46.6% were against it. There was a
separate “online survey, self-administered questionnaire and face-to-face interview” conducted
by the government, which arrived at a slightly preferred result: 49.4% for and 42.5% against
reclamation.

Then in Stage 2 of the Exercise, the scope of discussion was narrowed down to the land uses of
6 specific sites proposed for reclamation. At the end, all of the 6 proposed sites were “endorsed”
and have now gone through feasibility studies and planning stages.

Property developers and policy think-tanks: the unlikely partnership
Interestingly, property developers have good relations with some policy think tanks.

“Our Hong Kong Foundation”, which was set up by the former Chief Executive Tung Chee-hwa, is one
of it. Our Hong Kong Foundation’s Board of Governors includes top managements from developers
such as Sun Hung Kai, Henderson Land, Sino Group, etc. Stephen Wong, The Deputy Executive
Director and Head of Public Policy, is also a member of the Task Force on Land Supply. In recent
months, the Foundation has published several research reports to support its claim on the acute
shortage of land and huge land demand, and therefore the need to commence reclamation on a

massive scale.

Recently, Bauhinia Foundation Research Centre, which is led by Lau Ming-wai, also the Vice-chairman
of Chinese Estate Holdings Limited, published a report based on questionnaires with loaded

questions leading the interviewees to agree with the PPP model.

A trillion-dollar business

Currently, the four largest property developers own over 1,000 hectares of farmland in the New
Territories. If they are developed into medium-to-low density private residential buildings with a plot
ratio of 3.5, with a 80% saleable area and being sold at $15,000 per sq. ft., that will translate to a

revenue of $4.5 trillion dollars.

Itis important to note that majority of land leases in the New Territories would expire in 2047, which
is just twenty-some years away, beyond which the land status would be uncertain. It is logical to

say that this PPP model is tailor-made to remove the “obstacles” to development before it is too late.

Part 2 - The neglected land

The government did not give basic but critical information of the land
supply options such as location, distribution and current conditions of
the land resources concerned. By so doing, the government could easily
neglect certain types of land resources and find excuses to dissuade
the public from considering their development potential. By ploughing
through maps and land registry, we have identified four main types of
“‘neglected land”—in total over 1,000 hectares, deliberately neglected by
the government to justify their preferred options.

“Neglected land” — (1) Brownfield sites
Total Area: 1,300 hectares
Neglected: 723 hectares, equivalent to 34 Taikoo Shing in terms of area

[Whatisit?] A”brownfield site” usually refers to the deserted agricultural land in the New
Territories which has been converted to container yards, open storages or open car parks etc.

[What the Government Claims] Given their scattered distribution, brownfield sites out of the

planned New Development Areas (NDAs] have limited development potential.

[The Truth Is...] With the assistance of map tools, we have identified in total 723 hectares of
“brownfield clusters” (all > 2 hectares each) which are out of any planned NDAs. Some “brownfield

clusters” are each larger than 30 hectares, which have great
development potential and are not scattered.

What if the neglected brownfields are released for development: 80,000

Public Rental Housing Units will be provided, which can house 230,000 residents.

“Neglected land” — (2) Government land within
“Village Type Development” zone (“V” zone)

Total Area: 900 hectares
Neglected: At least 108 parcels, or 34 hectares

[What is it?] “V” zones are land primarily intended for development of small houses by indigenous

male villagers (so called "Ding") in the New Territories.

[What the Government Claims] A considerable portion involves empty space or passageways
between existing small houses, slopes, and other fragmented or irregular land parcels. Their
development potential is confined by factors such as topography, area, existing infrastructural

constraints, etc..

[The Truth Is...] There are 108 pieces of “V” zone land which are larger than 5,380 sq. ft. each but

are inidle, their total area amounts to 34 hectares. Six parcels are with area of over 1 hectare each.

What if the neglected V zones are released for development: more community facilities for the
rural population.

“Neglected land” —— (3] Short-term Tenancy (STT) sites
Total Area: 2,460 hectares
Neglected: At least 200 hectares

[Whatis it?] The Government may grant Short-term Tenancy [STT) sites for temporary use of
vacant government land that has no intended use in the near future. Temporary uses include fee-

paying car parks, or as construction sites for relevant parties before its long term development.

[What the Government Claims] Most of the STT sites are granted for works related to the parcels’
long term development. Land with no long-term development is left idling as they are too small, or
restricted by other environment or traffic factors.

[The Truth Is...] Among the STT sites in the urban areas, new town centres and rural areas close to
major roads each with an area of 0.1 hectare, there are about 150 hectares currently used as fee-



charging car parks and over 50 hectares of other short-term leases used as open storage, container
yards, private gardens, etc. These sites have the potential to be used for other purposes, not to

mention some of them are idling.

What if the neglected STT sites are released for development: transitional housing e.g. container

homes as an affordable alternative for sub-divided units residents.

“Neglected land” — (4) Temporary Government Land Allocation (TGLA) sites
Total Area: 3,340 hectares
Neglected: At least 109 hectares

[What is it?] “Temporary government land allocation” (TGLA) is also a kind of transitional land use

arrangement, except that the tenant involved is not private entity but government agent.

[What the Government Claims] TGLA sites are mainly allocated for government projects (such
as roads or highways) as construction sites. Usually about two-thirds of the area of this kind will

eventually become part of the future facilities.

[The Truth Is...] The government has so far released only very limited information on TGLA sites,
such that we can only examine part of these lots through map tool. Yet we have already identified
about 109 hectares of land that could have better use. Some of them are now being used as
makeshift office, temporary housing open storage, car parks, while others are idling.

What if the neglected TGLA sites are released for development: more parks and community
facilities building for every district.

Part 3 - What are the
sensible considerations of a

development?

Land resources are not just about hard data such as land areas, that

a target is set to pursue. Each piece of land is different, and may be

suitable for different types of uses.

There are trees and people on the land, while development takes cost.

Since the government do not provide information for consideration, we

have summarised them as follow:

Time cost

Pecuniary Cost

Country Parks

RTRTTTY

Reclamation

RTRTRTYY

Brownfields

(50505

Short-term Tenancy

sites / Temporary
Government Land

Allocation sites / Urban
idling government land

(5050505(5

From preliminary
survey to completion
of first phase of site
formation, it takes at
least 15-18 years

Amendments of

the Country Park
Ordinance or
modification of
country park boundary
is required.

More difficulties at site
formation and road
works.

It takes an estimated
25-30 years to
complete large-scale
reclamation, and is
unable to meet current
housing demands.

Smaller scale
reclamation like Tung
Chung New Town
Extension will take
18 years before
residents can finally
move into the new
town.

The supply of
reclamation materials
has become unstable
in recent years. This
may also postpone the
project.

Take the example

of Hung Shui Kiu

New Development
Area, which consists
of 190 hectares of
brownfields, it will

take 12 years from
public consultation to
residents moving in. If
arelatively small scale
development model
(vis-a-vis the current
New Town Development
model) is adopted, all
it takes could just be
2-3 years for rezoning
approvals from District
Councils and the Town
Planning Board.

The ownership belongs
to the Government and
the land can be resumed
once the tenancy has
expired.

They are located
aturban areas or
places with transport
access. There is no
need to spend time
building additional
infrastructure.

Greenbelt/ Reclamation Brownfields Fanling Golf Course
Country Park
Involve rezoning East Lantau Metropolis Most of the brownfields ~ The golf course is only
greenbelts to public Artificial Island (ELM): were previously leased to the Hong Kong

housing. Cost in

site formation and
infrastructure is $430
million per hectare on
average.

Country parks are
usually located at more
sloppy locations with
even less road access,
these two options will
involve higher cost

of site formation and
road construction.

Located at the central
waters, reclaiming

the island involves
higher cost as multiple
cross-harbour roads and
railways must be built
to connect the island to
the rest of the territory.
It is estimated that

the cost in reclaiming
new land will be $122
billion, while roads

and infrastructure will
cost $346.3 billion.
The average cost

of development per
hectare is nearly $470
million.

Near-shore
Reclamation: The

Tung Chung New Town
Extension will involve
creating new land and
infrastructure, at a

cost of $159 million per
hectare on average.

Environmental cost

agricultural land.
Assuming the
Government will offer
the highest amount
of Agricultural Land
Zone “A” ex-gratia
compensation rate,
plus the highest
brownfield ex-gratia
allowance (covered
workshop), the total
resumption costis
calculated as $150
million per hectare.

Usually there are
industry operations

on the brownfields,
which means site
formation and road
access should not be a
concern.

Golf Club at a nominal
cost of $1,000. It will
incur no additional cost
at all to resume the land
when the lease expires
in 2020.

The Dongjiang water
pipe underneath will
need to be detoured

to accommodate this
change, incurring
another $300 million.
Along with the cost such
as roads construction
and infrastructure, the
estimated cost is $50
million per hectare.

Brownfields é@é@é

Agricultural land reserve of @Q@

private developers

Developing brownfields will provide an opportunity
to remediate the existing pollution and rectify
environment planning. This will make the land more
compatible with the environment and community.

Social cost

Part of them are active and arable agricultural
land which has higher ecological value and are still

producing food.

Should the government allow rezoning or offer ex-
gratia compensation, the developers will be induced
to hoard more agricultural land. This will further
damage the rural environment.

Fanling Golf Course éé@é@

Country Parks @Q@Q@

Currently only 2,600 members can use the facility

often

The land is huge and is suitable for developing large-
scale public housing estate, benefiting the general

public.

They are now opened to 7 million Hong Kongers
for leisure and nature education purposes free
of charge. In 2016, attendance of country parks

amounted to 13 million.

Should developments are allowed in the country
parks, its plot ratio can only allow low-density
development, which means very few people can

benefit from the development.




Part 4 - Re-evaluating the development mode

It is always important to ask the question: “Development for whom?” Reclamation not for soothing housing crisis Public-private Partnership for luxurious development

The current development mode shall never solve the “pricey, tiny and The government blames the acute public housing shortage on the land supply shortage, but casting a death spell to farmlands

) - . . . The government describes the environmentalists opposing reclamation as being selfish because
. . . is unwilling to reveal that fact that 60% of new land to be formed in the NDAs in the coming ) o ‘ ) )
cramped hOUSIng condition that the government has vowed to solve. X X i ) ) ) they are ignorant to the needs of people who are living in substandard housing. But we should In the current consultation, one of the most preferred land supply options of the
years will be channeled to private housing developments, while turning a blind eye to the be mindful that producti ¢land d Caut icallu ¢ lates 10 better housing. The fi t is tapping into the 1000+ hect ¢ orivat eultural land )
ind i i i e mindful that production of land does not automatically translates to better housing. The five overnment is tapping into the 1,000+ hectares of private agricultural land reserve in
The real agenda behind is to satisfy the interests of the developers. public housing waiting list which is getting longer every day. p uetie Y _ et g g 1ok pping P g
near-shore reclamation sites, namely Sunny Bay, Lung Kwu Tan, Ma Liu Shui, Siu Ho Wan and the New Territories held by property developers.

Tsing Yi Southwest, would involve a site area of nearly 500 hectares in total, but only providing

. L . . . o . ) Itis because the farmlands are so ecologically fragile with limited road access, or the proposed
Hous|ng development; prioritising private housmg over pub||c Land reserved for public ﬁ_‘ Land reserved for few thousand public rental housing flats. The absolute majority of reclaimed land has nothing

residential developments are simply incompatible with the surrounding environment, that the

HOS/PRH rental housing and Private developments, to do with housing: leisure, entertainment, tourism development, “special industries”, “advanced L . . . ,
Between 2006 and 2016, the flat production of public housing only rose by 0.72% per year, while oo HOS flats, in hectares oo in hectares wechnol d knowledee.based industries” dat tres. Iaboratories. et applications were rejected in the past. They are simply not developable by today’s standard,
echnology and knowledge-based industries”, data centres, laboratories, etc.
that of private housing rose by 1.31% per year, almost two times of the increase in public housing (percentage) (percentage) & & unless they change the rules of the game.
supply. The overall ratio of public housing (including Public Rental Housing (PRH) and Home
. . . Yuen Long South 19 (31.7%) 41 (68.3%) o )
Ownership Scheme (HOS] flats) among all housing stocks has also been gradually decreasing to . Speculation in private property market getting out of hand Publi ) p hio - h ke bi d
43.4%in 2016. Itis obvious that the housing development trend is tilted to the unaffordable Kai Tak 14 (35.9%) 25 (64.1%) ublic-private Fartnership - how to make big and easy money
. K While the supply of subsidised housing is far below the target, there is also lack of effective . o ) .
private market. Tung Chung New 29 (36.3%) 51 (63.7%) . . o 1. Developers snapped remote farmlands in the New Territories at dirt cheap prices years ago, as
) measures to separate speculators / investors and genuine users in private property market. ) o
Town Extension . . . . . low as a single digit for a sq. ft.
Particularly for first-hand small-sized private units (400 sq. ft. or below), 60% of the flats are non-
60:40 ratio for public-to-private housing - jUSt a theorg? Hung Shui Kiu 31.5(39.4%) 48.5 (60.6%) owner occupied. Such types of units were at least affordable housing choices in the past, but now 2. After getting hold of a sizeable number of land lots, developers apply to the Town Planning
The government published the “Long Term Housing Strategy” (LTHS) in 2014 setting out ratio of Kwu Tung North and 42.8 (49.5%) 43.6 (50.5%) encroached by speculation or investment. Board (TPB] to rezone the farmlands into residential uses.
Fanling North ideri icali ici ive i
public/private flat production at 60:40. However, in the past two years, flat production in the public anting To 3. After considering ecological impact, traffic impacts and other negative impacts to the
sector was far below the target, while that of the counterparts in private market achieved nearly Total 136.3 (39.5%) 209.1 (60.5%) “Hong Kong property for Hong Kong residents” - neighbourhood by the proposed development, the application was rejected.
90% of the target. The government also foresees that in the coming years, total flat production of a nominal policg trging to curb investment 4. The developer repeat step 3, while at the same time expropriating farmers and destroy the
private housing would surpass the target by 30% but public housing flat production would still lag . ) ) ¢ fragile ecology on site, in a hope to increase the likelihood of getting the application approved.
behind, just 75.2% for Public Rental Housing and 62.5% for Home Ownership Scheme flats. one KOne property market 5 senving not only the [l speculators butalso the superriches from [At present, only half of the 220 pending rezoning applications of farmland to residential uses
Mainland China. This is just sacrificing the local flat supply for investors. P » 0Ny P & &app
have been processed, there are still 110 farmland conversion proposals due to be scrutinized
. . . We have found that among the four new property developments in Kai Tak which is now the largest b
y the TPB]
Prlvate PUbIIC Rental Home OwnerShlp development in the urban area, 24% out of the total 2,457 units have been suspected to be bought 5 Hereit " our th Public-nrivate Partnershio Sch ,
i i . Here it comes the saviour: the new Public-private Partnership Scheme!
hous'“g HOUSlng [ PRH ] SCheme [ H OS] by mainlanders based on the buyers’ English surnames. It is therefore suspected that 1 in every P P

. . . ) [Government] Improving road access by building infrastructure, out of everybody’s pocket;
4 units were bought by mainlanders. For some newer developments, units which have been

# -l Years 2017-22 I_ -\ Years 2017-23 I_ -\ Years 2017-23 suspected to be bought by mainlanders even amount to about 33%.
6. Considering the “public interest” looked after by the proposed rezoning, TPB may approve the
Target Supply Anticipated PR H Target Supply Anticipated H OS Target Supply Anticipated development that was otherwise impossible. At the end of the day,

under LTHS Supply under LTHS Supply under LTHS Supply [Developers] Could cash in the investment by selling the luxurious apartment at whopping

JJ| 72,000 93000 1] 100,000 75200 J[J] 40,000 25000 prices;

[Government] Might have increased housing supply for only those who could afford. The

[Developers] Promising to build a “certain number” of “affordable” housing in return.

proposed “Starter Homes” the government get in turn from the developers have to be sold at a

Completion Rate 12 9 2 (y Completion 0 Completion 0 small discount price that is pegged with skyrocketing market prices, which are still unlikely to
. 0 Rate . 0 Rate . 0

be affordable to the majority;

[Farmland] The productive farmland once nourished Hong Kong people by its fresh produce

are gone forever,
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[The public] With better road access, the development potential of the nearby farmlands are
unlocked, followed by increasing land and housing prices in the neighbourhood driven by
investment, it is in turn that the public at large who suffers the most.

Government: avoiding land resumption for public housing at all cost

According to the Lands Resumption Ordinance [Cap. 124), or the LRO, it is justified to resume
private land in the name of public interest. It is self-explanatory to say that building public housing
is for public interest, so if we are to develop those farmland, it is absurd to provide leeway for
developers to realise their speculation, while there is a better alternative to build on their land to
provide public housing. There has been numerous precedent of resuming private land for public
housing to look upon from our experience of developing new towns, but the government chose to
ignore them and claimed that the they have no justification and power to invoke the LRO to resume

private land before the relevant “public purpose” is established.
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Part 5 - Gambling by wild “guestimation”

From figures padding to land grabbing

The government justifies its ambitious figure on land demand by population forecasts. Yet, previous
projections of medium- to long-term population growth were hardly accurate. For instance, a
forecast in 2000 has overestimated the growth in 11 years and 16 years by 538,000 and 700,000

respectively, where the latter is equal the capacity of two NDAs.

In 2001, the Hong Kong 2030 Planning Vision and Strategy (The 2030 Study] estimated that there
will be 9.2 million residents by 2030, which was tuned down to 8.4 million and then 8.2 million after
widespread criticisms. This puts the accuracy of long-term population estimation in doubt, including
the current “HK2030+" Strategy (The 2030+ Study) which put the estimated population by 2046 at
8.22 million.

As to the 2030 Study, it is interesting to note that no matter how different the projection figures
in different planning studies are, the projected land demand figures changed little. How “flexible”
the projected population figures can be in order to justify the development proposals already in

government’s mind?

Estimated Additional
additional population in i land demand for
30 years’ time housing

o~ Additional
$ land demand for

economic uses
[Total Gross Floor Area)
v v v
Sta'g? 3 [2001-2030] Made no mention to number of additional flats,
E:bhc butindicated
gagement 2 8 0 2 2 0
The 2030 .’4 1, ? iz ,5 11
,’,',:ﬁf::%mhnd million  hectares of land would be million
Strategy required subject to development modes  sq metres
Final [2003-2030] An additional 924,000 fats on
Report
6 1,200-2,000 0.5
Ho'ng Kong 1 > 1 t 7 L) : 1 -
Planning Vision and million hectares of land, subject to million
Vs development modes and size of flats sq metres
Consultation [2016-2046] An additional 4 million flats on
document
Hong Kong 2030 09 6 0 9?
-T.:;Etd:. alﬂ_anm;g i 1 ] ? o
Vision and Strategy million hectares of land million sq metres and
Transcending 2030 257 hectares of land

Anatomizing land demand figures

Estimated overall shortfall of land up to 2026

135 ha

Land for economic uses

49 ha

Public housing

108 ha

Total Sg Land for
815 ﬂ ha residential
ha Private housing uses

572 ha

Land for Source: Taskforce and Land Supply
Infrastructure and facilities Consultation Document

The government emphasised the need to enhance land supply with a view to tackle housing crisis.
But one would become suspicious after looking into the shortage figures. Among the 815 hectares
shortfall of land supply in the coming 8 years, only 6% would go to public housing, majority of the

remaining shortfall goes to infrastructure and facilities.

Even factoring in private housing, there will only be 108 hectares of shortfall related to housing
needs. It is already sufficient to resume the 172-hectares Fanling Golf Course upon its expiry of
lease in 2020 to satisfy the housing needs.

The inexplicable “Major Special Facilities”

The largest portion of the proposed supply and estimated shortfall are contributed by “Government,
Institution & Community, Open Space and Transportation Facilities”, whereas less than half is
allocated to population-related facilities, and the remaining goes to “Major Special Facilities”. The
government gives no details beyond the above to justify the estimation, and this further invite
questions such as the following:

305 hectares: 9 more Disneylands?

There needs to be an additional 245 hectares of “Open Space” for Hong Kong, according to the
2030+ Study. At the same time, another 250 hectares land is reserved for “Recreation & leisure
facilities” under “Special Facilities”, in which we can build 9 more Disneylands (28 hectares each).

130 hectares: the sewage from nowhere

130 hectares of land was reserved for Sewage Treatment Works. Currently the Sha Tin Treatment
Works, which occupies 28 hectares of land, serves 630,000 living in new towns. With the projected
additional 870,000 population by 2046 in Hong Kong, it is hard to imagine why we need to build 4

additional sewage treatment plants.




75 hectares of columbarium: reserving niches up to the year of 2103?

75 hectares of land would be enough to provide 4.76 million niches according to the density of
two existing columbaria in Tuen Mun and Cape Collinson (63,431 niches per hectare). The average
number of cremation in the next 20 years is estimated at 56,000 per year, we can surely rest in
peace as this thoughtful government has already reserved a place for Hong Kongers passing away

in the next 85 years!
Hong Kong as the animal testing hub?

The government is extremely generous in allocating land for innovation and technology: 320
hectares reserved for “special industries”, industrial estates and science park, total area exceeding
all existing related facilities combined (263 hectares). In the 2018-2019 Budget, the government
proposed to earmark $50 million for developing innovation technology, including funding for

infrastructure and facilities for the Hong Kong Science and Technology Parks Corporation.

However, a Legislative Council member found out that the relevant funding would be used to set
up animal testing labs. According to the Food and Health Bureau, there are 188,000 animals being
used in testing, including cats and dogs, an 81% increase from 2013. Is it possible that the land
would end up in the hands of animal laboratories? The government should come clean and disclose
the breakdown of the land demand.

Housing needs are being overestimated
Land supply reliance on rural low density

The 2030+ Study claims that a million new residential units should be provided by 2046. When
converting the demands into land area, the paper assumes an average residential plot ratio of
3.6, much lower than the average residential plot ratio for Hung Shui Kiu New Development Area
of 5.5t06.5.

Can you afford a $8-million flat?

The government assumes that the average size of private residential units will be 807 sq. ft. in the
future. However, according to a study by C&SD, It is forecasted that the figure will further drop to 2.7
after 2026, further boosting demand on small-sized flats, not to mention medium-sized flats will be

less affordable to small families.
Manipulating figures to fool the public

When drawing up development plans, the government has been seen to manipulating plot ratios

and building density in order to exaggerate land demand. One example is the 172-hectares

Fanling Golf Course. It was claimed that even the “Full Development Option” can only

provide 13,200 flats for 37,000 residents (Golf course being 8 times of the size of
Taikoo Shing, 35,000+ residents).
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How much land do we actually need for a million
housing units?

4 Based Upon Residential
Average Household Size Extrapolated By Plot Ratio of 5

the Census and Statistics Department: 2.7
Gross Land 1 0 ?8
Demand = ’ hectares

Average Private Units Area
[0 700 sq. & 2 6 . 0 1 Expected Government
] 400qbdﬂ .= million sq. m.in Land Supply In the 1 440
Go| X 400,000 i Cnmlngg Decades = y hectares

Gross Floor Area

Public Housing Average Area 2 ? 8 ? =5 3 6 2
300 =g = million s.q. m.in -- su rplus hectares

X 600,000 univst Gross Floor Area

*Contingent on 60:40 ratio between public and
private housing ‘ 15 times of the size of
Taikoo Shing!

Source of information: Tom Yam, Independent Management Consultant,

member of Citizens Task Force on Land Resources

A demand projection that is built on sand

Prior to the public consultation, some pro-government think tanks and property developers claimed
that the “actual” land shortage is well over 1,200 hectares. Our Hong Kong Foundation even claimed
that the shortage is 9,080 hectares. After series of “bombardment”, an anonymous government
official yielded and agreed that the 1,200 hectares shortage projection base on the 2030+ Study

was too “conservative”, and that we will need much more than that.

To avoid “confusion”, the Development Bureau said they won’t release the “true” figure during the
consultation period. So what is the point for the current exercise? Such an unconscientious act of

discarding a commissioned consultancy study for political convenience is not a responsible act.

The government has defended the decision by saying that the 2030+ Study did not take into
account of the additional land demand arising from “people’s wishes to live better”, as well as
elderly care, health care and social services. However, the latter three have been taken into account
in the original report. And more importantly, social service expansion requires careful planning
(such as specific facilities targeting a specific need of a neighbourhood] but we have yet to see any
relevant policies or strategies that will be implemented in the years to come to justify the padding
of land demand figures. It is a legitimate concern whether the additional land created would really
help those people in need.

Part 6 - Debunking the myths for the

“big debate” on land

Myth #1: Pricey, tiny, cramped? Let’s increase land supply! This is the only way
to increase housing supply and hence a better living environment for all.

Debunked # 1: There were 2.75 million residential flats in Hong Kong in 2017, which has
exceeded the total number of domestic households by 200,000. Hence, we don’t have a
shortage of housing supply, but an uneven distribution of land and housing resources.

Forinstance, the average living space per person living in sub-divided flats was just a mere 48 sq. ft.
This is partly contributed by the fact that we do not have a legislation on average living space. It is

obvious: increasing land supply does not guarantee a larger living space!

Myth #2: Building on agricultural land via a Public-private Partnership (PPP]
model is a fast track to increasing housing supply in short-term. It is more
preferrable than land resumption by the government, which might invite judicial
reviews.

Debunked #2: By definition, the PPP model must involve a certain degree of cherry-
picking and hence collusion. This will not change no matter how “independent” agencies
overlooking the PPP mechanism are designed. It will also probably involve relaxation of existing

town planning mechanisms, for the benefits of developers and speculators.

There is an obvious alternative of invoking the Lands Resumption Ordinance (LRO)

(Cap. 124] to take back the land from developers’ hands and using it to build public
rental housing, otherwise they would most likely be turned into private development which will be
sold for astronomical prices. There were precedent judicial reviews challenging the invocation of the
LRO to resume private land for public purposes, but they were being denied or turned down by the

courts.

Myth #3: Brownfield sites are not idle. They are home to many existing
operations that are essential to our city, like port back-up facilities. All brownfield
sites that can be developed have already been included in existing development
programmes, and we cannot do much to the remaining brownfield sites, as they
are scattered or lack of road access.

Debunked #3: Using map tools, Liber Research Community has identified 723 hectares

of brownfield sites that are neglected by existing development programmes. They

are neither scattered, remote or without road access. Using just one-third of them, the
government can provide 84,000 medium-to-low density public rental housing units for rehousing
all of the current sub-divided flat residents; the remaining two-third can be restored to greenfield, or

be used to relocate existing brownfield operations systematically.

Brownfields is an obvious alternative to develop agricultural land in developers’ hands
by PPP, since there are already road networks (hence they were turned into brownfields),
while we have to invest for road networks if we go for the latter.

Myth #4: There are a huge demand in both public and private housing sector. A
balance is striked at a public/private split of 60:40.

Debunked #4: The public/private split of 60:40 is actually meaning the split of
housing units, NOT the split of site area. It is not hard to imagine: size of a public rental housing
unit is likely to be smaller than their private counterparts. As a result, land allocated to public
housing is less than 40%, is this the so-called “firm commitment” to tackle housing
crisis ? We must also clarify what “public housing” means in the current context, because it seems
that the government is trying to blur its definition by including “starter homes” (built and sold

by private developers), which are out-of-touch with the needy (eligible applicants must have a

minimum monthly household income of $52,000).

We must resist “privatisation of public land”, and set the a clear and definite rule on land allocation,
forinstance, a site area split of 60:40 to ensure the resources end up in the hands of the needies,

but not only the rich.

Back to square one- what is a good planning?

A million-dollar question: why is the government only talking about land supply, but not why and for

whom? Indeed, what we need is a good planning, but not a hasty planning with agenda and pretext:
Step 1: Set out the city vision and holistic direction
e review the existing policy

e setout the vision of city development

* make accurate forecast on demand
Step 2: Stock-take land resources

e release all land information to public
e locate all the under-utilised sites

e review the current land allocation mechanism



Step 3: Set out priority in land development
* study the development cost of various options
* assess the environmental and social impacts

* seek consensus in the principles of identifying land supply options

Step 4: Constantly review and improve development strategies
assess the need of society
emphasise living quality and distributive justice
review the pros and cons of development options

improve community engagement and decision-making mechanism

the question of what kind of city we want cannot be divorced
from the question of what kind of people we want to be, what
kinds of social relations we seek, what relations to nature we
cherish, what style of life we desire, what aesthetic values we
hold.”

David Harvey, (2012).
Rebel Cities: From the Right to the City to the Urban Revolution

Gathering our strength

In recent years, there is a trend of decimating objections to government proposals in

public engagement exercises. The objections, irregardless of the number received, are

often “summarised” or “nullified” into a single submission, in order to strike a “balance”

between it and the supportive opinions.

To counter this over-manipulative practice, Liber Research Community will work hand
in hand with the civil society to initiate our own version of public engagement exercise,
which will truly reflect our thinking and concerns towards the land and housing
problems. For details, please subscribe to our facebook page, or contact us by the

following means:

Facebook: localresearch
Email: info@liber-research.com

Website: www.landfordaycharmsheung.hk
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