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ABSTRACT

The government of Hong Kong has a long history rofvjgling public rental housing (PRH) to
the low income groups in meeting their housing seetven though the policy is in place to
provide public housing to the needy, the accessibdf public housing in Hong Kong is
becoming increasingly difficult. In order to firmlit the reasons for the problem, the analysis of
the nature of goods and services with referenqaubdic housing is helpful in determining how
the goods or services is delivered in the best waye government is the supplier of the public
housing, whose policies have evolved from the ad-tapproach in 1950s-1970s to
incrementalism from 1980s onwards, developing tghodifferent actions to incentivise PRH
tenants to vacate their flats. In response, matimdividuals who interact among themselves act
in a way to maximise one’s benefits in order todmee better off, leading to aggregate social
phenomenon that is not intended by the governm@ifite sitting tenants of public rental housing
and young educated applicants who have newly joihedvaiting list of PRH are the evidence
of the collective action problem, resulting in tituation of crowding out and inaccessibility of
PRH. In the conclusion, recommendations are made&rbwing lessons from the case of

Singapore for Hong Kong to take forward in futuddiqy to increase the accessibility of PRH.
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Chapter 1 Introduction

Focus, Objectives and Background

This project analyses how the government of HongndKnas, over the past few decades,
implemented policies and taken actions on publiesimgy and how individuals have responded
in different ways to maximise their utility, whigxerted a direct effect on accessibility of public
housing in Hong Kong. Only accessibility of pubfental housing is covered, excluding the
subsidised home ownership which is also catego@sedublic housing in general terms. The
term “public housing” in this context is used irieangeably with “public rental housing (PRH)”

bearing the same meaning unless it specifically times subsidised home ownership. The
project examines how the government delivers gaods services by controlling the housing
supply. Meanwhile the relationship between theegoment actions and how individuals react
to result in a collective action to further genertite demand for public housing will also be one
of the key areas for study. The extent of accédsdgibo PRH is the outcome compounded by

both the government policies and individuals’ cfifee actions.

In Hong Kong, most people have four traditional anagoncerns in their daily lives, namely,
clothing, food, housing and transport. Among thelse issue of housing always tops the wish
list of the general public to improve their livisgandard. Hong Kong people work hard in order
to save enough money to buy their own homes bigt ot always easy as in other countries
because the property price is always out of reachmost of the general public. As a result,
most of the housing units are small and people balige in an overcrowding way. Worse still,
some even live in sub-standard housing like coedertdustrial buildings, sub-divided flats and
cage homes. As housing is considered as a fundahtfmmman necessity to get shelter ~ ==

from natural disasters, within limited public resmes, it is obligatory that the governmen E-"".g -
provide cheap housing to those who cannot affordetd or buy their own homes from .E*-'-: ik

private market.



Hong Kong is a small city with a total area of Ok and a 99-year history as a former
British colony, developing from a “barren rock mstH to a world-class financial centre in the
last century. As the economy of Hong Kong prospensore and more people came to Hong
Kong for settlement from the Mainland and all owle world. The population rose
tremendously from 3,650 in 1841 to 7.17 million 2013} Land and property are scarce
resources for which all people living in Hong Koaigg competing at a high price. According to
the latest statistics provided by the Housing Autfip29.1% of the population in Hong Kong
are living in public rental housing, 17.1% aretigiin subsidised home ownership housing and
the remainder, about half of them are living invate housing The demand for public housing
has increasingly becoming more acute as evidengelebskyrocketing property prices and the
undesirable living conditions where around 171,p80ple are still living in sub-divided flats in
old buildings and at least half of them are on wrating list for the public rental housing in
Hong Kong® The waiting list for public rental housing hascked an unprecedented high level
of 228,400 applicants as at March 2012, of which,300 are non-elderly singles who are not
part of the government’s 3-year pledge of allottihgm with the PRH units. It is noteworthy
that 60,300 of the singles are aged below/ 3the current yearly average number of new units
of PRH is only 15,000 which will be increased tq@@® from 2018 onwards and the number of
yearly recovered PRH units is only 7000As the demand for PRH far exceeds the supply, it
appears that the needy are encountering a grdedultif in accessing to the public housing in

Hong Kong.

! Sun, York Sui. The Evolution of Public Housing in Hong Kong. California State University. 1993.
Census and Statistics Department, HKSAR Government. “Hong Kong Statistics Population.” Accessed 3 August 2013.
2 Hong Kong Housing Authority. “Housing in figures 2012.” Accessed 3 August 2013.

http://www.housingauthority.gov.hk/en/common/pdf/about-us/publications-and-statistics/HIF.pdf

3 “Housing officials offer no solution to HK's subdivided flats problem.” South China Morning Post. 31 May 2013.
* Ibid.

> “Enforcement actions against abuse of public housing by Housing Department.” Oriental Daily. 11 February 2013
(In Chinese)




Research Questions and Related Propositions: Theognd Practice
The project addresses the following research questi
* What policies are available to a government fotdiosg accessibility to public housing?

* What policies on the accessibility of public hogsinave been adopted by the Hong
Kong government?

* What factors affect the level of accessibility obfic housing in Hong Kong?
* To what extent is public housing actually accessiblthe public in Hong Kong?

» Drawing on relevant experience in Singapore, whhaémopolicies might be adopted by

the Hong Kong government to increase the accesgibflpublic housing in the future?

In delivery of public goods and services to thgeaigroups, the government regulates the access
to and consumption of public housing through theliaption of eligibility criteria and imposing
rules on continuous occupancy to ensure that tiroggeatest need can readily access to the
public housing. By building on the traditional ade approach of meeting the housing needs at
different junctures of time and under the prevaileconomic, social and political situation, the
government enacts small policy changes over timeutfh an incrementalist approach in order
to maintain the stable supply of public housing résponse to the government policies, the
rational individuals, especially those existing PRidants, counteract against the effect of the
government policies and maximise their benefits atility to continue living in the PRH units
by buying their own flats under Tenants Purchasee®e (TPS), paying higher rents if the
household incomes exceed the designated levelaatireg government enforcement actions to
recover their PRH units. Although the Hong Konggmment has all along been regulating the

rational demand of individuals, the public housisgtill considered not easily accessible k**2>
general public in recent years. 3 l

'I 1
1 .
From the historical perspective, Singapore staoféthe public housing policy in 1960 with } :‘? '

aim of providing affordable housing to the needyaiagt a similar social and pollt! Ilj

10



background as in Hong Kong. Having gained expegeover almost half a century in running
public housing policy, Singapore has successfulldenpublic housing accessible to the public,
amounting to 83% of the total population. On exang the key features of Singaporean public
housing policy, such as affordable ownership, proonoof public housing market mechanism,
commitment in achieving policy targets, flexiblendasupply policy and unified and integrated
planning and coordination of public housing polityere may be takeaway lessons for Hong

Kong to consider in its future policy and action.

Overview of the Analytical Framework

The analysis of the nature of the goods and sesugdelpful in understanding the role of the
government in provision of public housing and thaywo incentivise individuals so that the
huge demand for public housing arising from coilexactions can be controlled. In this regard,
the issue of accessibility to PRH in Hong Kong deiaes who should get heavily subsidised
housing benefits. Unlike other countries wherellegsources are adequate, the housing problem
of Hong Kong lies on the disproportionate populatgrowth as well as insufficient land and
housing sources. The government does not haveaibecity to provide each and every single
Hong Kong resident with a subsidised housing urfiihe market accounted for slightly more

than half of the provision of housing in Hong Kong.

The analytical framework established in Chapter Badresses the role of the government in the
delivery of goods and services. The nature of gaodl services is a key basis for understanding
the issue of accessibility of PRH. Collective antissues address how individuals respond to
government policies and action to maximise thalityit The incrementalist approach advocated

by Charles Lindblof®) which refers to the method of change by whichlspwicy changes are

enacted over time in order to create a larger blmes® policy change, assists in analysini i

the government makes policy and takes action otigobibusing in response to the delivel 5' =T

® Lindblom, Charles E. The Science of “Muddling Through”. Public Administration Review 19(2) pp. 79-88, 1959.
Wiley.




goods and services as well as demand from ratiadaliduals. The factors considered in the

framework serve to structure, guide and informahwirical analysis in subsequent chapters.

Research Methodology

The empirical analysis of this project is primaridy desktop research based on data and
information released by the HKSAR government, patérly the Housing Authority. Policy
addresses by the Chief Executive of the HKSAR gowent and views from the Long Term
Housing Strategy Steering Committee, professioaatsacademics in the field are also reviewed
and referred to, together with sources from newsma@and magazines. Perspectives of the
HKSAR government and housing-related institutiors Hbng Kong are considered and
compared with perspectives of the Singapore govemtmThese are coupled with appropriate

and relevant literature review, observations angtresearch analysis.

This project adopts a desktop approach to studygtivernment policies and actions in public
housing since the study involves an examinationraugw on relevant government policies and
actions which are stated in policy papers. Potloguments from housing organisations and
public speeches of officials also constitute thdarstanding of the relevant government policies
and actions. In studying the demand from ratiandlviduals, the government statistics on
public housing, reports from newspapers and magazmd observations provide a window for
insight and analysis. For the analytical framewmnkolving the nature of goods and services
and the incrementalist approach, literature revgeused as a foundation of understanding.

Chapter Outline
This report is structured in five chapters, inchglithis introductory chapter. Chapter Two
establishes the analytical framework for the projeg introducing the types of goods A

services, government policy and action in relationthe delivery of goods and serv | . 1 ;-"'

=]

collective action issues arising from rational dachaf self interested individuals and hov |

government responds to such issues through thenmartalist approach. It also sets ot

scope and issues of public services in generalringibg out the issue of accessibility ani

;
'[.
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accessibility barriers to public goods and servic@sis is followed by Chapter Three which
details the development of public housing policy action in Hong Kong from early colonial
times to 2012, as well as the functions of pubbdibs in formulating and implementing public
housing policies in Hong Kong. Chapter Four thesvgges a thorough analysis of the issue of
accessibility of public housing by applying the lgtiaal framework of goods and services,
collective action and incrementalism. In Chapteefthe findings of the report are concluded,
drawing on the public housing policies in Singapasea basis for lessons of relevance to future
policies in Hong Kong.
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Chapter Two Analytical Framework: The Role of Govenment in

the Delivery of Goods and Services

Introduction

In this project, the nature of goods and servisemddressed as a key basis for understanding the
issue of accessibility of PRH through an analysi©@av the government makes policies and
takes actions on public housing and how individuatgpond to government policies and action
to maximise their utility. A set of lenses is deged through which to describe and assess the
Hong Kong public housing experience in subsequeapiers. The focus is on types of goods
and services, government action in relation todilévery of these goods and services, and how
individuals respond to such government policies acttbns. While the government responds to
the delivery of goods and services by regulatingess through the incrementalist approach, it
also has to respond to collective action issugeeérdemand side where rational individuals tend
to take actions that maximise their self interesl @& return, push up the demand for public

services and overwhelm the effect of governmentpalnd action.
Goods and Services: Types, Accessibility and OnggrAvailability

A four-way classification

Goods and services can be classified into fourstypeblic goods, toll goods, common pool
goods and private goods. A public goods is ora ih very difficult, if not impossible, to

restrict someone’s access to it and it is avail&tresubsequent consumption or use by someone
)

else. Air is an example of public goods. A talbgs is one that is possible to restrict someml
access to it and it is available for subsequensamption or use by someone else. A bu<E_:x 1‘
example of toll goods. A common pool goods is tre is very difficult, if not impossible | 1 : it
restrict someone’s access to it and it is unavialdbr subsequent consumption or us r 'j‘: '

Jae
someone else. A fish in the sea is an example@wimon pool goods. A private goods is '! f,'a

14



that is possible to restrict someone’s accessandtit is unavailable for subsequent consumption
or use by someone else. Electricity is an exampf@igate goods. Figure 1 provides a matrix

of types of goods and services for understandintp@hature of goods and services against two
features of jointness of use and exclusivenesgclugion and jointness of use or consumption

can be viewed as two defining characteristics stiyuishing between private and public goods.
Jointness of consumption exists when consumptiaan gdods or service by one person does not
preclude its use or consumption by another pems@aning that consumption is non-subtractible,
and vice versa. Exclusion occurs when potentiatsusan be denied consumption of goods or
services unless they meet certain terms and conditi Where exclusion is infeasible, anyone

can derive benefits from the goods or service,\acel versa.

Figure 1: Types of Goods

Alternative Use Joint Use
5
7] ) Private Goods Toll Goods
2 Feasible
<
i Common Pool Goods Public Goods
Infeasible

Source: Ostrom and Ostrom (1977).

Barriers to accessibility

Even though a public goods or service is availdble consumption, it can also be easily
inaccessible to the public due to various barrgrsh as the physical barrier, information or
cognition barrier, psychological barrier and cromglout. These barriers may arise from chanaes

in circumstances over time. They are discussédrmin the ensuing paragraphs. — \

(a) Physical barrierMismatch of geographical locations of the serviges/ided and the pec i = : =.

requiring the services and lack of convenient fpanstion are examples showing how pec 5
|E

r
-~

access to the public services are denied. Faituneaster planning attributes to the proble




mismatch and increases the physical barrier. Famgie, health clinics located in remote and
sparsely populated areas often record suboptinzeusate due to physical barrier while health
clinics located in more convenient areas are otieer-subscribed and patients in need are

crowded out.

(b) Information or cognition barrierLack of information about a public service deniempe
from access to it as people are not aware of thstemce of such a service or how it is
meaningful to their needs. For example, the ejddol not readily avail themselves to the access
to public services because of the information learas they are often unaware of the public
services available to them and the means to obtBormation due to insufficient knowledge and
limited access to information channels as nowadagst public information are announced
through electronic means and internet. The cammibiarrier exists when people have negative
attitudes or beliefs on public services. For exianmany Hong Kong people are frustrated in
the government’s lack of determination and cap@hiti solving problem of housing shortage.
People are deterred by the complicated procedumdstlze multiple layers of bureaucracy
through which they obtain public housing. As sute many resort to finding accommodation

in the private market instead of applying for pallibusing.

(c) Psychological barrier.Psychological barrier arising from stereotype, abatigma and
negative image associated with certain public ses/idenies access. For example, the
Comprehensive Social Security Allowance (CSSA)ssoaiated with a negative image of being
unproductive. Many poor people refrain themselvem applying for it even they do have a
genuine need since they do not want themselves potirayed as a social burden. For example,
some people would even take up two labour intengibs at the same time in order to get
sufficient income to feed the family instead of g for CSSA. They do not want to transpire
that they live on social welfare and prevent thanger generation from discrimination. In this
way, access is denied as people do not wish talbeldd through obtaining a certain public

service.

(d) Barrier due to crowding outLimited supply not satisfying the total demand cdsvpeor ;'". "! ;.."i'-
out from the queue to public services and denyrthecess. Long waiting time and r:Eh 3 1.;:
eligibility criteria arising from limited supply @ a barrier to people’s access to public se || o

For example, people who are examined to be eligdngublic housing and registered ot




public housing waiting list are crowded out frone ghublic housing service as they would still
have to wait for at least 3 years before beingrgiga offer. As housing is a necessity that
requires immediate consumption, many of these m@gjpieople resort to subdivided flats or even

cage homes in the private market as they do nat hay other options.

Collective Action: Demand for Public Goods and Seliges

People react differently in response to governnpatity, some comply with it but some react
inconsistent with the policy target. Some alscctresith reference to how other individuals
respond to the government within the same groupational individuals are considered to be
self-interested choosing the best alternative alibglto them in order to maximise their benefits.
Most individuals think that they can take the masmbenefit without having regard to others’
interests or being noticed as the group is largeugn to accommodate their own needs.
Therefore, all rational individuals can lead t@ironal aggregate outcomes that are not intended
or desired by the policy maker, attributing to tudlective action problerh. In this sense, if the
government policy and action are conceptualizedhassupply of goods and services, the
collective action issues can push up the demangublic services and overwhelm the effect of

government policy and action.

Sometimes collective action problems arise when-noatbered rational self-interested
individuals clot the access and hence paralysedhénual availability of public services. For
instance, there has been overwhelming demand fergancy hospital service as those patients
with less urgent situations choose to go to pubdispitals to receive medical service. People
think it is cheap and the medical service is belieto be of higher quality due to its better
equipment, together with the limited supply of ssehvices, crowds out those who are waiting

in line for access to the service. The servicaddcoot be delivered in time for subsec (i_""i“l

[y =

consumption or use by someone else.

” Bickers, Kenneth N., and John T. Williams. Public Policy Analysis: A Political Economy Approach. Boston: Houghto
Mifflin Co. 2001.




Government Responses to Goods, Services and ColieetAction

Public service is a toll goods that is possibleestrict someone’s access to it and it is available
for subsequent consumption or use by someone lalsgher words, the jointness of use exists
and it is also feasible to exclude someone frohy iapplying some terms and conditions. In the
delivery of public goods and services, governmeaticigs and actions are required to maintain
the supply and meanwhile to control the supplyéstricting someone’s access to its goods and
services so that public resources are availablesdbsequent consumption or use by someone
else in the society. For examples, healthcaregatthn, housing and social welfare are public
services categorised as toll goods. The governroentset the conditions upon which the

public’s access to its services is available angdeoom for future or other users’ consumption.

However, rational individuals tend to maximise the@lf-interests, resulting in collective action

problem which can hugely boost the demand for puipiods and services and overwhelm the
effect of government policy and action. For insgrtbe free-riding behaviour of sitting tenants
of PRH leads to the minimal 7,000 flats recoveradré-allocation each year, which is against
228,400 applicants on the waiting list as at Ma&26i3. In the case of the sitting tenants, the
PRH flats they occupy are turned from toll goodpriwate goods, which become unavailable for
subsequent consumption or use by someone elses gréatly undermines the government’s

policies and actions in increasing supply of PRatsflfor needy individuals on the waiting list.

In response to the collective action issues statetthe above paragraphs, the government is
required to maintain the supply of public goods ardvices as toll goods and keep them from
turning into private goods due to the overwhelmilegnand from the self interested individuals.
The government regulates access to and consumpfidhese public services through the

implementation of policies for consumption by meahgligibility criteria and user charge i

that they are available for subsequent consummiiomse by the general public. For exai ]| . |

=]

the Hospital Authority applies the Triage Systenthia Accident and Emergency Departme|
all its hospitals to sort patients into prioritytegories to ensure treatment is given to patie

the basis of the severity of their conditions. age | critical cases are given immediate tree




Triage Il emergency cases are treated within 15utas) and Triage Il urgent cases are treated
within 30 minutes. Patients are also requireday @ fee for the use of servitePatients might
therefore consider whether it is absolutely neagssause the Accident and Emergency service
and whether they could otherwise visit a privaiaiclor hospital for their particular cases. In
this way, the Hospital Authority regulates the asdaility to its Accident and Emergency
service and ensures subsequent consumption os asailable by patients in need.

Even though a public goods or service is availdile consumption, it can also become
inaccessible to the public due to various barrgreh as the physical barrier, information or
cognition barrier, psychological barrier and cromgliout as discussed earlier in this chapter.
These barriers may arise from changes in circurastanver time. These accessibility barriers,
together with the collective action issues, netatsicorresponding government policies and
actions.

In response to the collective action issues anésataility barriers, the government may adopt
an incrementalist approach in addressing the aibdggsssue by gradually modifying policies.
As advocated by Charles Lindbldmincrementalism in public administration refers tte
method of change by which small policy changeseageted over time in order to create a larger
broad base policy change. A series of small stepsaken towards an agenda. For example, the
Hong Kong government has incrementally increased stale of port facilities, build more
hospitals and build more schools to cope with therdasing demand so as to maintain the
accessibility to these public services. In theaowvelfare aspect, the Hong Kong government is
reluctant to take bold steps such as introducingiraversal retirement protection scheme”.

Instead, the line of the government is to take Enakeps in strengthening and improving the

8 Hong Kong Hospital Authority. “Guide to Accident & Emergency (A&E) Service.” Accessed 11 August 2013 e y = {
i Y i

http://www.ha.org.hk/visitor/ha_visitor_index.asp?Content_ID=10051&Lang=ENG&Dimension=100&Parent_ID=1 E =

'

i
X

0042&Ver=HTML

L

? Lindblom, Charles E. The Science of “Muddling Through”. Public Administration Review 19(2) pp. 79-88, 1959.
Wiley.




existing retirement protection system that congi$the non-contributory social security system,

the Mandatory Provident Fund system and voluntamafe savings.

Other than muddling through by enacting small potihanges over time to create a larger broad
base policy change, the government can also intedargeted policies and radical changes to
address the issue. Sometimes, in response to emogrggtuations like natural disasters,
accidents or incidents with great social impaat, government would introduce radical changes
in its policies to maintain accessibility to centgiublic services. Targeted policies are enforced
to address specific issues. For instance, in thkevof the shortage of obstetrics services for
Hong Kong mothers due to the influx of mainlandgor@nt women giving births in Hong Kong,
the Hong Kong government banned mainland women fgonmg birth in private and public
hospitals. The accessibility of Hong Kong womerobstetrics services was thus addressed by

such radical change in policy.

Concluding Comments

The nature of goods and services is analysed asyaésis for understanding the issue of
accessibility of public goods and services throaghanalysis of how the government makes
policy and takes action on the delivery of publicods and services and how rational
individuals respond to government policy and acttonmaximise their utility. The key

elements of the framework, namely types of goodbsssmvices, government policy and action
in relation to the delivery of these goods and ises; and collective action issues are
introduced. While the government makes policy aie$ action for the delivery of goods and
services, collective action problems arise wheromat individuals tend to take actions that
maximise their self-interests and as a result pysthe demand for public services. Coupled
with certain accessibility barriers, they overwhethra effect of government policies and act ===y
In response, the government may enact small pal@nges over time by the increment 5;. ; =]

approach or introduce targeted and radical changesnext chapter discusses specifically :E_ =4

Hong Kong government’s policy and action from 1940svards in the delivery of puk




housing as a toll goods and how its policy andoachiave responded to collective action issues

as well as accessibility barriers intensify over time.
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Chapter Three Hong Kong Housing Policy and Actio in Phases

Introduction

For the past 50 years, the Hong Kong governmenteimgnted different housing policies
and took various actions to meet the need of ttieeas. There were long term planning as
well as short term measures in the light of differgocial crises and phenomena. In general,
the goal of the government was to provide shetighé needy at the initial stage. With the
growth of the economy, there was change in theratsmpis of the people. The general
expectation rose from public rental housing pransto home ownership. This led to the

change in government policies and introductionarfous housing schemes.

In the ensuing paragraphs, the development of piiolusing is divided into six progressive
stages. The policies and actions in each stagdiseassed individually in accordance with
the evolving social, economic and political envirent during that particular period.
Besides, the prominent organisations engaged irsihgu either public or government
subsidised, are introduced to give a complete mctuin how the public housing started to

take shape.

Stages in Public Housing Development

Stage | (before 1954)

The housing policies and issues are closely cordegith the population figures. In the
early colonial days, British government developezhgl Kong as a window and distribution
centre to facilitate British trade with China. Aegt portion of the people living in H (z‘_“-‘l
Kong during those periods were mobile and unsetdegeople just came to Hong Kon -E“ 21 e

trading purposes, looking for jobs or simply segknefuge away from war. During |
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By 1950 when the political turmoil in China and Wbwar Il had ended, the population has
grown to the level of around 2.3 millidfi.

The private housing market in Hong Kong during ¢lagly colonial days in 1950s could not
meet the acute demands for housing. With limiteidlssand technology, only Chinese
tenement houses were available to provide thedigimace for general public. Most of the
tenement houses were only three to four storeys, mgwhich most units were sub-divided
and occupied by a number of households with shawednunal facilities such as kitchen and
toilet. In those days, overcrowding was prevalastthe economic development was not
good. People could not afford renting an individa@artment for their families as they were
mostly low-salaried workers. New immigrants fronhiga resorted to living with their
relatives and friends despite their poor living dition, making the environment even more
crowded.

The colonial government did not play an active inlproviding public housing to the needy.
First of all, because of the political philosophiy laissez-faire advocating “Positive non-
interventionism” and “Big market small governmerttie government was commissioned to
make a balanced spreadsheet within the societyoaffHKong and thus, they were bounded
not to apply for funding from the British governmenWithout financial income of other
sources, providing massive number of public housivauld not be economically and
politically feasible. On the other hand, due te thobility of the population of Hong Kong
starting from 1940s onwards, the government peeceihat the population boom and the
subsequent housing shortage was temporary in nahdedid not act swiftly to solve the
housing shortagé?’

% sun, York Sui. 1993. The Evolution of Public Housing in Hong Kong. California State University.
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Stage Il (1954 — 1972)

In December 1953, a major fire in Shek Kip Mei dagtd the homes of some 53,000
squatter residents. Coupled with the soaring nurabeefugee migrants from the Mainland,
the Hong Kong government recognised the imminertinie provide shelter for the people.
As most of them were either refugees or the grassrthe target was to provide affordable
homes for these low-income groups. The immediatorss were to launch large scale
housing programme. The ‘multi-storey buildingst (be ‘resettlement blocks’) were first
introduced to house the displaced fire victims atiter people affected by squatter clearance.
Each family was allocated a unit of 120 square, fleased on the standard of 24 square feet
per adult. The facilities, though primitive in neguwith communal washrooms, laundry
space, cooking space and toilets on each flé@guld basically satisfy the housing demand
of the public in those days. This also markedhbginning of the formal public housing

policy of the Hong Kong government.

In the course of resettling the homeless peoplsingri from the fire, an emergency
subcommittee of the Urban Council was set up talaonhthe relief work. The subcommittee
proposed to the government to build multi-storeitdings to house the fire victims. As the
squatter problems had come into light after thekS¢ip Mei Fire as well as the vacating the
urban lands for industrial and economic developmantew Resettlement Department was
created in 1954 to take charge of clearing up asktiling the squatters. Since the
establishment of the resettlement programmes, tiere been more than 1,150,000 living in
the resettlement blocks between 1954 and 1972 uatiog for 28% of the total population

of Hong Kong by that timé? We can see that the resettlement of squatters has
fundamentally shaped the provision of public hogsmHong Kong government which has

greatly improved the livelihood of the general pobin Hong Kong. The colonial

12 Juppenlatz, Morris. Cities in Transformation — The Urban Squatter Problem of the Developing World. University
of Queensland Press. 1970.

3 sun, York Sui. 1993. The Evolution of Public Housing in Hong Kong. California State University.
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government has since then taken a great and inmpgotat in supplying its citizens the

housing in Hong Kong.

In 1972, the new Governor, Sir Murray MacLehosanthed the Ten-Year Housing Plan to
tackle the slum and squatter problem, as well ashtbusing plight in resettlement estates.
The target was to re-house 1.8 million people imament, self-contained public rental

housing. The project was scheduled for complatiithin ten years?

Stage Il (1973 — 1979)

Under the influence of widespread social riots #@-67, the government started a radical
review on its housing policies. The poor livinghddions had made people growing strong
sentiments and opposition against the governmerthér inaction on the hardship of their
people. Taking this opportunity, the political derfrom the mainland China in the name of
nationalism stirred up the mob to rock the colomgal’ernment by pointing at their poor
administration and a lot of young people airedrtigeievances in poor living conditions and
lack of social services. Thus the policy objectofethis stage was to raise the housing
production target, both in quantity and qualityesikles, the construction of public estates
would increase employment opportunity and stimutgasumptiort® bringing benefits to
the economy. The Ten-Year Housing Program wagnaily targeted to house 1.5 million
people and to eliminate all the squatters aroundgHéong. Even though the government
could not completely meet its goal, a total of 220, PRH flats were built during the period
from 1973 to 1982

B Yung, Betty. Hong Kong’s Housing Policy — A case study in Social Justice. Hong Kong University Press. 2008.

'® Hui, Eddie and Francis Wong. The Hong Kong Housing Authority and its Financial Arrangement over the Past 50 |
Years. The Hong Kong Polytechnic University. 2003. Accessed 11 August 2013 i

http://www.housingauthority.gov.hk/hdw/ihc/pdf/thkhafa.pdf
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With the government playing an active role in tmevsion of public housing to the people,
there was the need to acquire land resources fitferaeht possible means. Apart from the
land scarcity in Hong Kong, the problem was thastnad the land in the urban area had been
fully used as commercial business centre. Théngatp of new towns, based on the concept
of ‘satellite town’ in the United Kingdom, becamgetmajor source of land supply. The
Tsuen Wan New Town, the Shatin New Town and thenT¥ien New Town were identified.
Slope-cutting and reclamation were major ways torgav lands for development. Apart
from the provision of residential districts, theweere also commercial, industrial and
recreational areas to meet the needs of the peopla the new town. The Oi Man Estate
was built in 1975 under the concept of ‘a littlewto within a city’. In general, the
government aimed at improving the quality of pubkantal housing and the idea of home
ownership was still in its infancy at this stage.

Stage 1V (1980 — 1996)

This stage was characterised by rapid economic tyr@g well as the upsurge in the
population of the city. Both the population amdm®omic boom led to the strong demand for
home ownership. In 1978, the government launcheditst batch of public housing in the
Home Ownership Scheme (HOS) to meet the demariteqidople. It allowed the occupants
of the PRH to purchase publicly subsidised apartrfrem the government. Subsidised-sale
public housing estates were built for the low-ineorasidents. HOS bore a special meaning
in terms of the accessibility of public housinghoBe public housing residents who became
home owners had to surrender the PRH units to akrergment for subsequent allocation to
other people on the waiting list, thus the recov@r?RH units increases the accessibility of
other people. It could also shorten the waitirsgg for PRH as some eligible buyers might

acquire subsidised flat direct without such allawat

| == < £
In view of the anticipated change of sovereignty @97, there was a major policy revie't- 1 r _
mid-1980s and home ownership was considered agsl aotdoster a sense of belonging :- T L

increase social stability. The government furthexde good use of the market for i*" f
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enhance home ownership through various loan schemmegist, there was a general shift of

the housing policy from public rental housing toxfeownership.

Under HOS, there is clear re-sale mechanism. TBoensl-hand market is restricted to
eligible low-income residents. Alternatively, tbener had to re-pay the land cost which
was subsidised by the government if the flat islSolthe open market. In this sense, the

accessibility of the public rental housing would be adversely affected.

Throughout this stage, the Hong Kong people expeeeé a surge in home prices. The value
of private property had gone out of reach for thaagal public. The HOS was introduced to
bridge the gap between public rental housing. Meviate the problem of land scarcity, the
government increased the development of new towmassive scale. In addition to the
Tsuen Wan, Shatin and Tuen Mun new towns whichestaas early as 1950s, the virgin
development of reclaimed fishponds and wetlandiinShui Wai was conceived, in order to
house more than 140,000 residents on the 240 keathtand in 1987.

Stage V (1997 — 2002)

With the change of sovereignty in 1997, the nevefaklished HKSAR government pledged

to solve the overwhelming problem of housing afédmtity. The three major policy
objectives announced by the then Chief ExecutiveHCTung included (i) to expand the
overall housing production to 85,000 units a yéa);to shorten the waiting time in the
General Waiting List of the PRH; and (iii) to prdei affordable homes for those low income
groups. These goals were particularly appealirthequbic as the property price reached its
historical climax, reviving their hope of home plase through the assistance o i

government.




To meet the acute need of housing from the puthie,Tenant Purchase Scheme (TPS) was
introduced in 1997. It involved the selling of eeted government-built public housing
estates at price well below the market level. pByviding an opportunity for sitting tenants
to buy the housing units being occupied at a véior@dable price, the TPS provided tenants
with the first step in the home ownership laddethsd they could begin to move up to better
housing'® Basically, there were fewer procedural requinetsi@s the targeted groups were
already the clientele of the public housing andéfere not many eligibility criteria have to
be met such as the maximum household income. dhdiee advantage for this scheme was
that the government “sold-off’ the maintenance arahagement costs of the public housing
to the existing tenants and therefore the finanmimtlen of heavy subsidisation was shifted
to the users. Nevertheless, it was criticised ‘tthee offer of deep discounts available for
sitting tenants to buy their own fats — whose dudlas been steadily improved over the past
few years comparable to HOS housing — effectivehed public housing tenants to stay in
public housing even though they can afford to b@3Hor private housing® and hence the
accessibility of PRH had been greatly undermined ttudecrease in the number of the

recovered flats surrendered by the existing tenants

The policy of selling public rental housing flats the tenants, from a different perspective,
bore a direct impact on turning public housing freoil goods to private goods. As the
measure had actually made the tenants to permgremtlin their existing housing units,
public housing was then turned into both excludad rivalrous. From the viewpoint of
impartiality, it could be regarded as a measurer#ing the ineffective use of resources.
Those who had an acute public housing need mighd tawait for a longer period because

of the policy implementation.

18 Lok Sang, Ho, and Gary Wai-chung, Wong. 2008. The Housing Ladder and Hong Kong Housing Market’s Boot |
and Bust Cycle. Centre for Public Policy Studies, Lingnan University.
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Not only did the regional financial crisis in 198%&d to a rapid downslide of the property
value in Hong Kong, but also brought a drastic geaim the housing policy. The withering
of the property market was closely related to thst lof the economy. In the first place, the
yearly target of 85,000 housing units was abandoried2002, the government announced
the suspension of the HOS and the other subsidisate ownership schemes. It further
stopped all scheduled land auctions, and the sugipigw land would only be triggered from
the Application List initiated by the property déwgers?® The rationale behind was
simple — the government did not want to see furiigimking of the property value which
might undermine the already feeble economy. Adisthmeasures aimed at stabilising and
boosting the property market.

Stage VI (2003 — present)

The outbreak of SARS epidemic in 2003 gave anotteavy blow to the Hong Kong
economy as well as the property market. In theesgear, the waiting time of PRH was
around 2 years, which was the shortest for thegesdde. The economy took a few years to
revive, and so was the private property market.e phvate sector’'s failure to produce
affordable housing could be regarded as a ‘marleluré’ justifying government
intervention?* With the devaluation of the private properti¢geft room for the government

to expand its policies of assisting the public ame ownership at a relative low cost.

From 2007 onwards, the property market was on goresedented rising trend again,
causing the property value to reach another hebdimax in 2012. Similar to the situation
faced by the his predecessor and his governmeb®97, the Chief Executive C.Y. Leung
targeted to shorten the waiting time for publictaérhousing and to provide affordable

homes for the Hong Kong people who are in neea meéet the policy goals, the re-laiinch

e il

of the Home Ownership Scheme was announced. Bgdite government would acti }E o=y = \
EDE |
20 Yung, Betty. 2008. Hong Kong’s Housing Policy — A case study in Social Justice. Hong Kong University Press. | I 5
L Smart, Alan. The Shek Kip Mei Myth: Squatters, Fires and Colonial Rule in Hong Kong, 1950-1963. Hong Kong

University Press. 2006.




increase the scale of public rental housing prowisi The housing production target will
further increase to 25,000 starting from 2018 witle® government planned to build an
average of about 20,000 PRH flats and 5,000 HOS #ach year in support of the Chief

Executive's commitment to increase the overall petidn of housing?

Major Organisations Engaged in Housing

Hong Kong Housing Society

There are various organizations engaged in publicsing in Hong Kong. Early history can
be dated back to the year 1948 with the establishmiethe Hong Kong Housing Society
which is still in operation nowadays. It is an eépéndent and not-for-profit organisation
incorporated by ordinance in 1951. Providing canpntary housing through a number of
its own innovative schemes and as a partner oftivernment, the Housing Society builds
self-contained homes for the people in need atprohibitive rates. It aims to meet niche
markets and fill the gap between private market thiedgovernment. The first of its rental
housing estate “Sheung Li Uk” was completed in 1&b@rovide low-rental housing for the
grass root families. At present, the Housing Sgaiens 20 rental housing estates providing
around 32,000 units. The latest activity incluties selling of ‘Heya Green’ in 2012 which

was its first urban redevelopment project.

Hong Kong Housing Authority and Housing Department

The Hong Kong Housing Authority (HA) is a statutdrgdy established in April 1973 under
the Housing Ordinance. The HA develops and imphes@ public housing programme
which seeks to achieve the Government's policyaivg of meeting the housing neec (i_""i“l

people who cannot afford private rental housinghe Housing Department (HD) is ; el
.E'\_ _.I '\'\.

> HKSAR Government. Hong Kong Policy Address 2013. Accessed 12 August 2013.
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executive arm of the HA® Policies regarding PRH in Hong Kong are formulaby HA
whereas the HD is responsible for executing thecigsl

Transport and Housing Bureau

Currently housing policies in Hong Kong is placedler the purview of the Transport and

Housing Bureau, headed by Professor Anthony Chding-leung who also assumes the
office of Chairman of the Housing Authority. Therbau aims at striking a fine balance
between a healthy development of the private resimeproperty market on the one hand as
well as the provision of subsidised housing to ¢hvs need on the other. For subsidised
housing, it is the target of the government to mevan adequate supply of public rental
housing to maintain an average waiting time of éhyears. For those middle class who
cannot afford to acquire a private residential prop the government is also prepared to
assist them along in the housing ladder throughréiaunch of the Home Ownership

Scheme.

Concluding Comments

For the past century, Hong Kong has successfudiysformed itself from a small and rural
fishing port to an international financial centré&lo doubt, the property market played a
significant role in the economy boom. Not only didhelp generate revenue for the
government, its citizens also benefited from thegesun property value. The wealth inflation
effect through the creation of an affluent clasgsashomentum to the economic growth. Yet
the property market is closely linked to the hogsiteed — a basic necessity of every
individual. The surge in property market value hede home ownership out of reach for
both the middle class and grass root people. Twvergment should have a major part to. .

play in enhancing the accessibility of housingt$opeople.

2 Hong Kong Housing Authority, HKSAR Government. “About Us” Accessed 13 August 2013
http://www.housingauthority.gov.hk/en/index.html




While the Hong Kong government is determined t@hbbse who cannot afford to buy or
rent private housing, the actions and policies em@nted largely hinged on the prevailing
property market in different stages. In genefare is a gradual progression in the provision
of public housing — from the ‘resettlement blocks’ self-contained apartments and from
rental housing to home ownership. However, theegawient has placed the economic
growth ahead of its commitment to meet the housiguirement of the needy. The
introduction of the HOS in 1978, its suspensio2®®2 and the recent re-launch reflect that
the government does not have a thorough plan tdetélce housing problem in Hong Kong.
The officials only solve the imminent housing pebk in an ad-hoc approach without
regard to the systemic housing mechanism. On tleehand, the policy of the government
tends to muddle through in light of the propertyrkea value, land supply, economic
situation and the demand from the people. On therchand, the general public tries to
interpret the policy and take appropriate acts w&ithiew to maximising the benefit from the
property market.

In the next chapter, we shall look into the hougtudicy and actions of the government
under the analytical framework of incrementalismthe sense that long-term and strategic
housing plans are yet to be seen. At the same tineereaction of the people leads to

collective action which poses further barrier te groblem of accessibility to housing.
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Chapter Four A Critique of Housing Policy and Action:
Problems of Accessibility, Incrementalism and

Collective Action

Introduction

In recent years, as evidenced by the long waitisigfdr PRH and there remained a large
group of Hong Kong people not being properly houbatliving in sub-divided flats and
cage homes, it is obvious that there are some gmbbf accessibility to PRH. As a result,
people of imminent housing needs are barred froquisag PRH flats provided by the
government. In this Chapter, the main barrieradeessibility are analysed through the lens
of the government incrementalist housing policied aollective action of the individuals.
Over the past few decades, Hong Kong governmenttdleen up the responsibility of
providing affordable housing units to the low inagroup who cannot fulfill their housing
needs by themselves. The housing policies haviwe@n a way to add on small changes to
the existing ones, making incremental shift from #atus quo, influenced by the traditional
laissez faire political philosophy. Through adaogtithis approach, the public housing
policies are considered unable to meet the desiralicome of what ought to be, that is to
realistically address the housing needs of those adtually cannot secure housing by their
own means. In order to cope with the policies,s8-interested individuals would react to
maximise their own benefits that may depart fronsaunteract the policy aims, exacerbating

the problem of accessibility to PRH.




The Main Barriers to Accessibility to Housing

Entry Barrier

The harsh eligibility criteria and long applicatiprocedures have created an entry barrier to
Hong Kong’s public housing. To be eligible for PR¥he has to be a permanent resident of
Hong Kong and meet the prevailing income and toghlasset limits. For a family of 4, the
total family income should not exceed $20,710 dreltbtal net asset of the family should
not exceed $436,000 as at 1 April 2643Such criteria bar many citizens who do have
genuine need from their access to public housitbnpder the high property price in the
private market, a family of 4 earning slightly mdran $20,710 a month is unlikely to be
able to afford renting a private property, not &y purchasing one. Yet they cannot pass the
threshold for submitting an application. Event&en fulfills the eligibility criteria for PRH,

he would still have to go through a long procesdilhg in an application form, getting
registered on the waiting list and attending aingtinterview before being given an offer

eventually. Such process is long, complicateddetdrring.

Long Waiting Time

The long waiting time from application for publioirsing to offer of a PRH flat creates
another barrier to accessibility. Since the natafepublic housing requires immediate
consumption, the long waiting time is detrimentathe daily lives of applicants and many of
them are forced to cram into subdivided flats aagechomes in the private market. The
targeted waiting time for applicants on the PRHtwwgilist until being allocated with a PRH
flat currently remains at the level of 3 years.thdligh 3 years itself is already a long time
for the desperate living with the poor conditiofi€age homes and subdivided flats, it seems
the government could not shorten the waiting tirmét dnas already lagged behind from the
target in most cases. A common live case to gisotieat a Hong Kong resident registered

on the PRH waiting list in 2007 and is still wagifor his family’s turn to be offered a FIT--_-.“:-‘[

11 August 2013

E
2 Hong Kong Housing Authority. “Income & Total Net Asset Limits for Single Person & Families (HD273A). Accesse: 5
http://www.housingauthority.gov.hk/en/flat-application/application-guide/ordinary-families/ index.html#p2 |}




flat. He is currently living with his family in &ir subdivided flat in Kwun Tong. Obviously,
they are only one of the many whose access to gublising is seriously hindered by the

long queuing time.

Despite the acute demand for shortening of the RRHKing time, Mr Michael Choi Ngai-
min, member of the Long Term Housing Strategy $tge€Committee, commented that it
would be difficult to shorten the 3-year target aedommended to maintain the current
target. In fact, given the long PRH waiting listceeding 228,400 applicants and the lead
time of the construction of new PRH flats as anmednin the 2013 policy address, the
waiting time would inevitably remain long and it wd continue to be a barrier to the

accessibility to public housing in Hong Kong.

Mismatch of Needs

Mismatching between the geographical location dflipthousing and what is desired by the
public deters the public’s access to public housasgwell. With the most conveniently
located land being occupied for luxury private hogsdevelopment (e.g. location in the
vicinity of public transport infrastructure such B R), due to the limit of PRH locations,
many PRH estates have to be built in the less sitdegpart of Hong Kong territories. While
the tenants would mostly be earning their livinghe urban area, PRH in the more remote
areas would effectively increase everyday travgllime as well as financial burden on
travelling costs. In the 2013 policy address, @ingef Executive pledged that another site in
Sha Tau Kok would be allocated for rental housiageopment® Obviously, Sha Tau Kok
is a very inaccessible location for the grassredie need to commute between their remote
homes and urban areas for work. Such mismatclanges many PRH applicants to decline
their offer and to keep on waiting for another off6Some of them even give up the PRH

allocations but resort to the sub-divided flatsiithan areas.

 HKSAR Government. Hong Kong Policy Address 2013. Accessed 12 August 2013.




Incrementalist Housing Policies and Accessibility foPRH

Limited Supply

The limited supply of new housing units of PRH ampared to the demand of Hong Kong
families forms accessibility barrier. As the Chiefecutive C.Y. Leung stated in the 2013
Policy Address, in recent years, Hong Kong’s urbavelopment has taken a disturbing turn.
All too often, there are wrangles over land useiafrdstructure projects, leading to sluggish
land development and housing shortdyeSupply shortage is the crux of the prevailing
housing problem. In the past 5 years, on averadg about 15,000 PRH flats were
completed each year and the figure for HOS flats mexo?’ Although the government has
speeded up the pace of building more PRH flatstargkted to provide a total supply of
PRH of at least 100,000 units over the 5 yearsistairom 2018% actual construction takes
time and the supply will increase only after a fg@ars. As commented by HO Hei-wah,
Chairman of the Society for Community Organizatitire increase in supply as pledged in
the 2013 Policy Address was only a baby step arsl stifl insufficient to meet the actual
demand of people. On one hand, the small chantieeisupply makes it difficult in locating
suitable site for building PRH estates and on tiierohand, the government is cautious in
regularising the supply of subsidised housing oteotto adjust the accessibility issue without

taking bold steps for fear of a deep fall of praperice.

Lack of Master Planning

Public housing policy requires master planning wigfierence to the city’'s demographic
structure, town planning, land supply, and etc.e Hong Kong government approach to
address the housing problem has long been on &o@basis instead of conducting master
lanning. If there is call for more supply fromethociety, the government will simply | i
p Ing l upply ety gov wi Ipy(":"_'..“.:.-‘l

% HKSAR Government. Hong Kong Policy Address 2013. Accessed 12 August 2013.
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at the housing figures without investigating theistural and systemic issues of the housing
sector and market holistically. The lack of magt&anning for instance, in the Donald
Tsang’s term has resulted in the supply of PRHnigito meet the demand of the society.
The complete halt in HOS has significantly decrdabe recovery rate of PRH flats and put
much more pressure on the demand of new PRH fltsthis end, the current government
has set up the Long Term Housing Strategy SteeZmmgmittee to set housing targets for
long term planning and maintenance of consistemplsuwith reference to population
projection, structure, demand for housing, land a®dnfrom the industrial and commercial

sectors.

Policies with Unintended Outcomes

In fact, the Hong Kong government has been putiihg of efforts of devising a long list of
housing policies through different housing bodieider to solve the housing problem of
the low income group since the first introductidrttee public housing policy in 1950s. With
the growth of the economy, many PRH tenants afadnhfinancially capable of buying their
own homes but choose to continue to live in PRHsunin order to incentivise the well-off
PRH tenants to buy their own homes and move away their PRH units, the government
has since 1986 introduced the policy of chargingbi® rents for rich tenants. Soon after
the handover in 1997, the then Chief Executive ®Ir.H. Tung intended to increase the
home ownership of Hong Kong people up to 70% aricbduced the Tenants Purchase
Scheme (TPS) in 1998 which enabled PRH tenantsutotbeir flats. The policies of
charging double rents for well-off tenants andisgllpublic rental housing to the tenants,
from a different perspective, have a direct impgacturning public housing from toll goods
to private goods. As the two measures have agtoade the tenants to permanently live in
their existing housing units, public housing isrtlterned into both excludable and rivalrous.
The double-rent policy in 1986 pushed the ideaht éxtreme that tenants who were no

longer qualified for public housing could retairethroperty by paying a higher rent. 1.----., l

policy has fundamentally reversed the governmesitipn to encourage rich tenant to I-E" 2 B

'

* Lok Sang, Ho, and Gary Wai-chung, Wong. The Housing Ladder and Hong Kong Housing Market’s Boom and Bust
Cycle. Centre for Public Policy Studies, Lingnan University. 2008.




their PRH flats. It can be regarded as a measleeating the ineffective and mismatch of
use of resources once the tenants are willing ofpamore. Those who have an acute
public housing need may have to wait for a longeriqu because of the policy

implementation.

Bureaucracy

To obtain land for the construction of new PRHd]ahe government could resort to either
the development of new land, reclamation or urkErewal. The first two options involve
cooperation and coordination between various gaowent bureaux and departments such as
the Lands Department and the Planning DepartmeBince every single bureau or
department has its own agenda and focus of works itlifficult for them to work
collaboratively and reach consensus. Governmemartieents often work on the
conventional practice and procedures in dealing whe urgent need of housing shortage
without regard to a strategic approach to tack&ethorny issues. This often leads to long
lag time in land development and affect the publi@tcessibility to public housing. Hong
Kong lacks a unified government body to focus resesito coordinate the development of
land and the building of public housing. That ieywconsiderable time and resources are

spent due to the bureaucracy of various governimgn@aux and departments.

Lack of Enforcement Action Against Abuse

The Hong Kong Housing Department has been slowombating the misuse of PRH units.

Out of the 7,000 recovered PRH units annually, @@ units were involved in violation of
regulations’® There have been widespread phenomenon that sbihe ovell-off tenants

have moved out from their PRH flats which are leftattended or involved in illecal
transactions without surrender to the Housing Adtho In addition, there have bee¢ (z‘-_luf“l

number of detected cases of PRH tenants subldtiigig flats in the past years. Rece E"“ : :

»
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30 “Enforcement actions against abuse of public housing by Housing Department.” Oriental Daily. 11 February 201
(In Chinese)




there was a case of a tenant in Leung King Estafieuen Mun subletting the rooms in his
PRH flat for $2,000 a month. Many other PRH tesdaliow suit and even place subletting
advertisements of their PRH flats on the Interr@hviously the government did not step up
the enforcement action against the abuse, whicHdveend a wrong message to the public
drawing up more actual case of abuse of publicuress. As a result, the accessibility of

PRH will be undermined by the inaction of the gowveent.

Collective Action and Accessibility of Public Housig

The supply of housing units as a goods and semi¢¢éong Kong is mostly determined by
the government provision and private market whetleasehaviour of consumers can affect
a great deal of the demand. Unlike private gosdpply and demand curves draw up the
price upon which a goods is sold. In the caseutlip rental housing which is a toll goods,
the supply and demand only exert a great effedhenaccessibility of the goods such that
crowding out will occur when demand exceeds theupThe collective action of a group
suggests that the behaviour of each rational mewifeigroup interact among themselves in
order to serve their own self-interests, leadingrational group performance or inefficient
allocation of resources. In accordance with thedias notion of “Logic of Collective
Action” advanced by Mancur Olson, “even if all dfetindividuals in a large group are
rational and self-interested, and would gain if, agroup, they acted to achieve their
common interest or objective, they will still nodluntarily act to achieve that common or

31 We will examine how the individuals react withchaother as well as in

group interes
response to the government policies and actiodydnting the accessibility of public

housing in Hong Kong.

*1 0lson, Mancur. The Logic of Collective Action - Public Goods and the Theory of Groups. Harvard University Press.
1965.




Housing Ladder

There are a number of types of housing in Hong Kiowtuding private ownership, private
rental, subsidised ownership and public rental,l#is¢ of which is the focus of our study.
According to the figures provided by the Hong Kddgusing Authority, there was 29.1%
population living in public rental housing and 1% 1n subsidised home ownership housing
in 2012°, representing over 46% of Hong Kong people aridivin “public housing”.
Based on the notion of “Housing Ladder” suggestgddio and Wong, the public rental
housing tenants are in the best position to saffecismt capital to buy more expensive and
better homes to move upward along the housing tadéer example, tenants in public rental
housing enjoy a low rent and therefore a largeigomf their monthly income can be saved
for buying a Home Ownership units or a private proyp  This is particular the case in Hong
Kong from 1970s’ onwards when public rental tendrdge worked hard to sponsor better
education for their children who have in return blags to improve the living standard of
their families, moving upward to become home owrieym their previous status of public
rental tenants. The purchasing power of public shay tenants was observed to be
significant in 1990s’. As cited in the study of ead Wong, “An official survey by the
Hong Kong Housing Authority showed that in 1992-3%& much as 24 per cent of housing
transactions were due to the public housing tenantsas much as 13 per cent to public
housing tenants owned one or more honiésA&s a virtuous cycle, the tenants at the bottom
of the ladder gradually move up to the top ofegding more vacant units for allocation to
those who are on the waiting list of the public $ing. Under the mechanism of the housing
ladder, the public rental housing is consideredh agarting point for people to live as a
temporary home and provide a fertile ground fomth® accumulate enough savings for

climbing towards the higher end of the housing &add

3 Hong Kong Housing Authority. “Housing in figures 2012.” Accessed 3 August 2013.

http://www.housingauthority.gov.hk/en/common/pdf/about-us/publications-and-statistics/HIF.pdf

% Lok Sang, Ho, and Gary Wai-chung, Wong. The Housing Ladder and Hong Kong Housing Market’s Boom and Bust
Cycle. Centre for Public Policy Studies, Lingnan University. 2008.




Ripple Effect of Difficulty in Home Ownership

Public housing is a scarce resource involving atgdeal of capital investment and land
resource. The number of PRH flats has becomeat firancial burden on the government
expenditures and therefore cannot be increasedasuiadly. As at June 2012, there were
728,000 PRH units in Hong Kong. Without takingoirgiccount the land price, the average
cost for building a PRH unit is around HKD$400,08%d meanwhile the average monthly
maintenance and management costs are around $1,006.heavily subsidised nature is
financially not sustainabf¥. If the proposal of increasing the number of PRIdt feasible,
as aforesaid, the housing ladder played an imporae in the accessibility of public
housing in Hong Kong as the existing tenants h&ace to move upward to buy their own
properties, leaving more vacant flats to the nemes. Whether the public housing tenants
can move away from their rental units towards hamaership depends much on their
access to the property market. Due to the decrgasimber of yearly output of new private
residential units built over the past few yeardofeing the failed attempt of producing a
yearly target of 85,000 new housing units announoe2D03, the property market has been
overheated by limited supply, the influx of oversezapital and low interest rate. The
property price in Hong Kong has exceeded the affioifidy of average Hong Kong people,
like the middle class group. In recent years, tuthe skyrocketing property prices in Hong
Kong, people were barred from entering into the @omwnership market, making them
remain in the original level of the housing laddad thus the mobility of people has become
less. In this way, the demand for public housiilyonly exponentially exceed the supply,

making the public rental housing more inaccessible.

Better PRH, Less Incentivised to Leave

The early construction of public housing was maioly primitive design and provided
)

minimal facilities to residents due to limited setal resources and shorter lead time to ! ——; .- l
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the growing needs for rehousing squatters affelojedearance. The standard allocation of
space in the first generation of public estate$9i@0s was around 35 square feet per adult,
compared with the current level of 70 square feetaulult®® indicating that there has been a
double increase of living space over 4 decadesal® of the overcrowding situation in the
early public housing, tenants have more incentovenbve out from their units once they
have accumulated sufficient down payment to buyr tben flats either through HOS or
directly in the private markets. The building gtyabf the contemporary public estate in
Hong Kong has significantly improved. Not only dothe size of the PRH flat has
significantly increased, the town planning, desigyout and facilities of the PRH flats are
also more comparable to HOS flats. Nowadays, tRel Rstates are all connected with
easily accessible markets, shopping centres, masis, children playgrounds, transport
infrastructure and community service. During thezén period of sale of HOS flats, some
of the built HOS flats were even converted into PRdds in order to meet the growing
demand for PRH and to minimise the financial burdammaintenance of vacant flats. As
the PRH is so much better than before, the exiséingnts had less incentive to buy the HOS
flats or private properties in order to improveittgandard of living. If they leave the PRH
flats and buy their own homes, their disposablenmes will be less than before, which may
lower their standard of living at other facetsn this way PRH tenants prefer to stay in PRH

flats, turning the public rental housing as th&rrpanent homes.

Sitting Tenants

The pulling force of remaining in the public hougsihas been growing intensively by the
improved living condition in public housing as wal the changing social culture in Hong
Kong. Nowadays, young people seek a greater dedneersonal space and try to live apart
from their parents in order to gain more freedofme size of households in Hong Kong is

rowing smaller and smaller. According to the goweent statistics, the average don =4
g g g g g ;_“T‘l
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3 Hong Kong Housing Authority. “Information Booklet on General Housing Policies.” Accessed 11 August 2013.

http://www.housingauthority.gov.hk/en/common/pdf/about-us/policy-focus/policies-on-public-
housing/A05/A05.pdf




household size as at May 2013 stood at 2.9, drgpipom 3.4 in 1991 and further to 3.1 in
2001%* There is a widespread phenomenon in the publising in Hong Kong that most of
the sitting tenants are elderly whereas their cafidnoved out by themselves or started their
own families after marrying. As earlier discusstét private flats are growing more and
more expensive. Young couples are only capableuging small flats for themselves and
therefore they tend to live apart from their oldguas. The parents are actually happy with
this arrangement as they can enjoy more privaitedispace and the fact that they remain in
PRH flats can serve as a back-up home for theldremn in case of economic downturn.
Another group of sitting tenants is those well-bffuseholds whose incomes exceeded the
subsidy limit and they are charged with double serEven by paying the higher rents, the
tenants still enjoy a much lower living costs themme ownership as their disposable income
will become much less if they finance their homasotigh mortgage repayment. In
response to the double rent policy, some sittinganés even apply for splitting their
household from their high-earning children in orttecircumvent the compliance of paying
higher renf’ In order to evade from the enforcement of alginblic housing, the sitting
tenants will not honestly declare their change efspnal circumstances and continue to
occupy their existing housing units. Without mayiout to vacate the flats for other
applicants on the waiting list, sitting tenants daaffectively changed the nature of PRH

from toll goods to private goods.

% Census and Statistics Department, HKSAR Government. “Hong Kong Statistics Population.” Accessed 3 August
2013.

http://www.censtatd.gov.hk/hkstat/sub/s020.jsp

“Great housing need of singles. More studies on building more small units.” Singtao Daily. 28 January 2013. (In

Chinese) Fﬂf’yﬁﬂ**fpﬁ%@ APTHTAE

http://hk.news.yahoo.com/%E5%96%AE%E8%BA%AB%EI%IC%B0%EE%BL%82%ES%AL%AT-
%E7%A0%94%E5%A4%IANES%BB%BAYET %B4%BO%ES5%96%AE%EA%BD%8D-220421928.html

37 “prevalence of self-living young people, Housing Society advocating living harmoniously with elderly.” Mingpao.
2 February 2013. (In Chinese)




New Demand

Over the recent years, a new group of applicantsgXample, university students emerge as
the applicants on the waiting list of PRH. Owirgg the skyrocketing price of private
properties that has become out of reach for mashggeople, a lot of them apply for PRH
on their own as a single person once they reackead of age, even though they do not
have the imminent need. The recent figures shatvamong the 228,400 applicants on the
waiting list, 111,500 are non-elderly singles, dfieh 60,300 are aged 30. There are more
than 20,000 students on the waiting list in 26%R fact, the university students apply for
PRH because they foresee that they cannot affogdndpuprivate property upon their
graduation and they want to join the waiting listearly as possible. Some of them even
consider that they do not want to earn extra maoegs to maintain their eligibility for PRH.
Their net disposal income will be higher if thegysin PRH than buying or renting private
property. Young people, especially who attain bigkducation qualification have a far
greater potential for earning higher income thanriiddle-aged singles. Priority should be
given to the middle-aged as their earning power lvgl less than the fresh graduates. As a
result, the accessibility of PRH is greatly undered because those who are supposed not to

be the potential applicants have increased the deérfa@ PRH, competing for the limited
supply.

Crowding out Access to Public Housing

It is clear from the above paragraphs that the gowent lacks a long-term policy on public
rental housing and does little to ensure that thielip housing tenants can move upward
along the housing ladder so that they can leavetiéc rental housing as long as they are

financially capable. Nonetheless, because ofithield supply of both HOS and private flats,

% “Above-35 singles may get priority in public rental flats.” South China Morning Post. 13 November 2012.
“Over twenty thousand young singles applying public housing.” Singtao Daily, 9 October 2012. (In Chinese)

http://hk.news.yahoo.com/iéj}: ﬂ?ﬂ E’J/EFFJ S ﬁﬁl"%f %-220937526.html




the individuals are stuck in the middle of pipeliceowding out other desperate people on
the waiting list from access to the public housifithe government should advocate that the
public rental housing is a transitional stage talsahe ultimate goal of home ownership and
increase supply so that the individual can resgontlby moving out. At present, the sitting
tenants have effectively turned toll goods intovgie goods by permanently living in a
public housing unit. The individuals are ratioaald self-interested to maximise their own

benefits by acting in response to the economi@sdn and government policies and actions.

Social Stigma and Community Rejection

In Hong Kong, public housing has a negative sooi@ge and this forms hurdles for
building more public housing. There is a stereotiie public housing is associated with
grassroots, poor hygiene condition and variousasqgubblems. It is generally believed in
Hong Kong that a community having a large proportiof public housing estates is
considered low-end and the price of the privateperty in that community would be
adversely affected. This poses a strong barrighéopublic for gaining access to public
housing. The “Not In My Backyard” idea is stillgualent and most people do not wish the
government to build PRH near to their horfies.

For example, a site designated for building PRI2006 was opposed by the Kowloon City
District Council and it was finally resolved in ZD1hat the land would be used for the
construction of HOS flats. According to the recadjuestionnaire survey conducted by the
Kowloon City district councilors shows that over?®®f PRH tenants in the district oppose

to the construction of PRH flats on that site. ifheasons include worries and doubts on the
suitability of building high-rise buildings, verdtion, and etc. The plot of land was thus left
vacant for so many years while a large number pfiegnts on the PRH waiting list still i
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to wait year after year. It is indeed a challefagethe government to balance various v |
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interests and more importantly to sweep away tha#abstigma associated with pt|

39 “Increasing the production of housing units, Hong Kong people need to give in.” Hong Kong Economic Journal. 1
December 2012.
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housing. Whenever there is a consultation of a ptabuild PRH flats in a district, the
landlords would oppose to any PRH construction jtatheir communities as the proximity
to PRH may drive down their property price or legélrent. Once a person has acquired a
private property in Hong Kong, he would attempfptotect his property value by guarding
the land around his property, preventing any aatrtbich might affect the price. This further

affects the accessibility of Hong Kong’s public Bog.

Concluding Comments

With limited land and housing resources, the céstomising in Hong Kong is very high that
the low income group cannot meet their housing seedhe private market. The Hong
Kong government cannot provide all the people witblic housing as a personal entitlement
but acts as an income distributor to allocate suthstl societal resources in public housing to
the neediest people. It is criticised that thegstao many barriers to the access of the public
housing for example, the current eligibility crigeof the residency requirement or the harsh
income limit, the unduly long waiting time, and migtch of locations of PRH where tenants

need to commute between their place of residendeidran area for work.

In order to ensure social equity of assisting thdeuprivileged to get their basic housing
needs within scarce public resources, applyinghelity criteria to the toll goods like public
housing in Hong Kong is considered as one of thepkdst and effective means to exclude
other non-target group from access to it. Unberdurrent mechanism, there are already too
many eligible people for the PRH and hence the imaitist for PRH has risen to an
unprecedented high level. Relaxing the eligibildgteria will increase the number of
eligible applicants, making the waiting list for RReven longer and the neediest people will
have to wait for even longer time in order to asces PRH. This would exacerbate i

crowding out problem of accessibility to PRH.




The accessibility to PRH is determined by two festthe supply and demand of PRH. The
supply of PRH has been hindered by the governmeardtementalist approach in delivery of
public housing. Whether the production of pulblausing can be significantly increased to
meet the demand of those on waiting list is of pemant importance. The government
appears not to be able to increase the supply &f Wighin a short span of time owing to the
complicated structure of housing market in Hong ¢levhich involves a number of vested
interests of property developers, the property owrend people who wish to buy one.
Learning through the lessons from C.H. Tung’s tamgebuilding 85,000 housing units
annually, the government would not run the riskaéing bold steps to increase the supply of
PRH. Also due to lack of master planning on lasé and technical difficulty in zoning,
what the government can do at present is to mairdasteady level of supply of PRH.
Against the background of not directly increasing supply by building more PRH flats, the
government can only tried to incentivise existirgnants to leave PRH through the
implementation of double rent policy and TPS. Nthaless, the people responded to the
government policies in an unexpected and undesirady, leading to the problem of
collective action. Because of the skyrocketing@rof private property and the immobility
of housing ladder, the sitting tenants exhaustechahns in order to remain permanently in
PRH, making it more excludable and rivalrous. @& ather hand, the new demand for PRH
emerges from those who want to advance their chaheecessibility to PRH until it is too
late like the university students applying for PRite they reach 18 years of age. As such,

the accessibility to PRH is greatly hindered by¢hmvding out effect.

In the next chapter, the public housing policiesSingapore will be examined to see how
Hong Kong can take forward the Singapore experiemas future housing policies. A few
recommendations are drawn on some relevant keyresabf Singapore’s successful public

housing experience.




Chapter Five Conclusions and Recommendations

Conclusions

In the midst of the current political environmeptiblic housing policy, which exerts a strong
effect on the livelihood of the low income groupss become a political war of words among
citizens, stakeholders, social groups, legislatord government officials. The northeast new
town development has recently created a greatigadliturmoil involving interests of existing
inhabitants, environmental groups, farmers, propdevelopers and even personal interests of
officials. Without fixing the problem of accessityi to public housing of the needy who cannot
afford renting or buying private flats, the conteosy will continue. At present, there are at least
171,000 people living in undesirable sub-dividedtsl exposed to high risks of fire. The
unprecedentedly long waiting list for PRH of aro22B,400 applicants as at March 2013 also

indicates that the public housing in Hong Konggisffom sufficient for the needy.

At the outset of the study, the analysis of theureabf goods and services of public housing
assisted us in understanding how the governmentlelver goods and services effectively in
order to incentivise the individuals to react inmgiance with the policy target. Public housing
is a toll goods where it is possible to restrictnsone’s access to it and it is available for
subsequent consumption or use by someone elserefdtes in order to ensure that the PRH is
readily accessible by qualified users, it is impottto limit the eligibility criteria so that a
designated group of people who are justified toeasdo the scarce public housing resources.
One of the most effective ways is to devise meastarencourage sitting tenants not to turn their
PRH flats from toll goods into private goods, bessaby doing so will deny the accessibility of
others. The government adopted an incrementasbach to take effect of the gradual changes
in housing policy for enhancing the accessibilifyor example, the policies of charging d((;‘-_l"'"f“[

rents for well-off sitting tenants and selling PR&ts to them for incentivising them to buy - E_ =

own flats and ultimately leave their PRH flats Bsyt could trade more expensive homes 5
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PRH units and crowd out other users from acced8Rlg. The collective action problem of the
individuals has effectively generated more demamnd®RH instead of providing more recovered

flats to increase the supply.

Recommendations for Hong Kong's Future Housing Paty Drawing on Singapore’s

Experience

Having analysed the government policy actions asitéctive action problem of individuals in
the area of accessibility of PRH in Hong Kong, tfliscussion now turns to Singapore’s
successful public housing experience from which glong could learn some lessons in terms

of future policy and action.

Like Hong Kong, Singapore started its public hogseiforts 55 years ago from humble and
challenging beginnings. Singapore was once redgaadene of the worst ghettos in the world in
1940s, but nowadays Singapore has achieved woddetship position when it comes to
providing public housing® and Singapore’s public housing policy has beerelyigiewed as a

showcase of the benevolent rule by the governinty pthe People’s Action Party (PAP). In
Singapore, public housing has improved the oveatthactiveness of the urban environment,

making Singapore the de facto public housing |dike@world**

Overall it is not appropriate for Hong Kong to foll exactly what Singapore has done in public
housing, the main reasons being: (i) the effeckar® utilisation in Singapore is much higher
than Hong Kong's — landscape in Singapore is dlateand Hong Kong mountainous; and (ii)
the Singapore government is much stronger than Hamgg’'s. For example, Singapore has,

under uninterrupted leadership by the PAP, beetimmayusly undergoing reclamation witl (i_""i“l

40 “Feeling from Singapore.” Hong Kong Economic Journal, 7 May 2013. (In Chinese)

41 Wong, Y.C. Richard, “The long-term housing policy in Hong Kong. Land for Hong Kong people.” Chung Hwa Book
Co. January 2013. (In Chinese)




opposition from the local environmental protectronvement? Nevertheless, a number of key
features of Singapore’s successful public houskeeence are relevant and useful for Hong
Kong, and the following recommendations are dranemfsuch key features aimed at improving

the accessibility of PRH in Hong Kong in the future

Unified Public Housing Agency

It is imperative that the Hong Kong government rggtbens its policy development and
implementation effectiveness by establishing angfrainified, cohesive and integrated housing
body through streamlining and simplifying its num@s agencies and public organisations
concerned with public housing and related policyttera. There are indeed a large number of
such groups involved in the public housing poliapgess including but not limited to the
Transport and Housing Bureau, the Hong Kong HouAimttpority, the Housing Department, the
Hong Kong Housing Society, the Urban Renewal Autiipthe Development Bureau, the Long-
term Housing Strategy Steering Committee, the T&®anning Board, the Land Department,
and Heung Yee Kuk. This has led to disarticulaiad inconsistent housing policy and long-

term planning.

Public housing in Hong Kong should be better camatiid, delivered and made accessible by a
lead agency similar to Singapore’s Housing and g@meent Board (HDB) which has been
functioning very well (since the founding of Singap in 1959) under the political leadership of
the Ministry for National Development (MND) and tRAP. Through the HDB/MND system,
Singapore has integrated public housing with pramgotstrong family ties, sustainable
development, and the national pension scheme.d&asi of HDB flats see themselves as proud

citizens, satisfied owners and stakeholders of &oge fully aligned with the fate of the

*2 Chan, Y.C.. “Crazy property market without telling you”. Enlighten & Fish .January 2013.(In Chinese)




nation®® The multiple agencies situation in Hong Kong doréduce public housing policy to

only targets on paper and not concrete achievendefitered®

Such re-enginnering and re-organising of Hong Kemmiblic housing agencies could also help
reduce the regulatory costs of development in Héoigg which are viewed as higher than those
in Singapore. According to a housing scholar, thiéerence between housing price and
construction cost on average has been enlarged%ydiie to regulatory-related delays. Thus,
high housing price levels in Hong Kong have notrbemlly caused by land shortage but by the
above-mentioned high regulatory costs of develogmeating that the percentage of land
developed in Singapore is over 90% versus 25% imgHng?> In Hong Kong, public housing
on average takes 7 years to construct and thigislyrdue to the tedious and complex interplays
among a multitude of government agentiesThis long lead time has hindered the accedsibil
of PRH.

Strategic Approach to Housing Policy

Historically, the public housing policy of the Hokgng government has been ad hoc first then
“‘incremental” and not as visionary as that of Spmya where the PAP, and the nation’s founder,
Mr. Lee Kuan Yew, right from the start (in 1959 -hem he and the PAP won the election and
came into power) saw public housing as a meaniafol reform and for gaining citizens’ loyalty

and support for nation buildirfy.Hong Kong started with a laissez faire approachdnsing

3 Wong, Y.C. Richard, “The long-term housing policy in Hong Kong. Land for Hong Kong people.” Chung Hwa Book
Co. January 2013. (In Chinese)

# “With long-term planning, without holistic development.” Hong Kong Economic Journal Monthly, May 2013. (In
Chinese)
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policy and then evolved from acting ad hoc to inoeatalism with the government remaining in
control of the public housing allocation procesbgveas Singapore took a strategic and socialist
approach right from the start but then quickly deped effective market mechanisms for public

housing.

It is recommended that after the first 60 yeargviding public housing, the Hong Kong
government take a Singapore-style strategic apprdas opposed to incrementalism) to
formulating and executing public housing policy antegrate it with a number of the relevant
areas like public transport, schools, healthcammmunity development, the Mandatory

Provident Fund (MPF) and population policy to imgrahe accessibility of public housir.

In fact, Hong Kong should learn from Singaporemsit&gic-all-encompassing, integrated value
chain approach which has been successfully appdiewt only public housing policy but also
other policy areas and various industry sectorfudicg aviation, bearing in mind that Hong
Kong has significantly lagged behind in this reg&reven if it is no longer a British colony

practicing incrementalism.

Fairness in Public Housing Allocation and Market dlanism

Another successful experience of Singapore’s pubdiasing policy is it emphasis on a fair
distribution of resources to citizens advocatedabgapable and strong government which is
trusted by citizens, compared with the Hong Kongegoment'’s track record in setting standards
for allocating public housing units to the publizshbeen messy.In Singapore, owners of HDB
flats, thanks to government policy, have no diffi@s in acquiring home ownership and also
enjoy the benefits of effective market mechanisarsbbth sale and rental transactions - a HDB

flat owner can also rent out part of or his/herrenflat, thereby enabling the public housing

*® “Have ECs lost their objective?” The Straits Times. 23 May 2013. - y = 1
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market to develop freef}f. “Collective action” among Hong Kong's PRH tenaatswilling and
unable to move for fear of lossing their benefas de easily contrasted with Singapore’s HDB
flat residents most of whom opt for home ownerstafher than tenancy believing that the
former is more beneficial for therf. In fact, even recently more HDB flat owners wérelding
on to their properties, even after the expiratibthe minimum occupancy period” and “resale

HDB flats were hotcakes in the property market”.

Hong Kong could thus well consider improvementsnglsimilar lines towards developing
effective market mechanisms for public housing safe rental, thereby improving the
accessibility of PRH. “Trapped tenants” of PRH Idothen be “liberated” and thus have better
accessibility to public housing. In order to avqdtential speculative excesses, Hong Kong
could consider some of Singapore’s good measu@sas (i) only citizens can buy HDB flats;
(i) landed immigrants with permanent residency bag resale HDB flats’ (iii) generally HDB
flat-owners can only sell their flats after livingthem for at least 5 years’ (iv) a family can own
only one HDB flat at any one time’ and (v) resinas are imposed on singles wishing to buy
HDB flats — only starting from July 2013 can sirggeged 35 or older and earning not more than
S$5,000 a month buy HDB flats.

Affordable Public Housing Ownership

Half of the households in Hong Kong are home owrvengreas the other half has become
disadvantaged due to the continuing rise of houginge levels, thus causing an increasing
resentment and anxiety from the non-owners whoebelithe government collaborates and
colludes with property developers in order to gateehandsome amount of revenue from land

sale. The Hong Kong government should considengakome minor administrative measures

that could turn these non-owners (PRH, HOS and TiR8)real owners (at least 80% o : ---ﬂl
Hong Kong population), thereby yielding major impements in social equity and transa 5 "-.5
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costs>®In this way, Hong Kong could also avoid havingigisive community torn between
home-owners and non-owners, and regain past comfideunity and stability’ In particular,
PRH residents could thus avoid being trapped ferds tenants, and the flat sale price levels
should be reasonable and affordable. Another tefson Singapore’s experience is that HDB
flats enabled the majority of Singaporeans to ehjoyne ownership and to become stakeholders
of the economy who can benefit from an increasingéalthy natior’> In Hong Kong, home
ownership is not just for accommodation, but forstmi@amilies a major source of savings and a
means for social upward mobility, and as such, homeership has critical cross-generational

impact on families®

Tenants of PRH should thus be assisted with acmguinome ownership with more flexible
financing schemes including the enabling of suctamés to withdraw savings from their MPF
accounts to make down payment in purchasing sudesidpublic housing flats, and Singapore
offers a good model - HDB flats are effectively aah better version of Hong Kong’'s HOS.
HDB flats are government-built and sold to eligilBengaporeans at heavily-subsidised price
levels®” and a key policy objective has consistently beeertsure that every Singaporean can
afford it. For example, a family is eligible widven only two members and with not more than
S$8,000 of monthly income and starting from 1968g&poreans have been able to buy HDB
flats with their money in the national pension suokethe Central Provident Fund (CPF). In

Hong Kong, currently PRH tenants have no propegiytrand occupants of HOS and TPS need

> Wong, Y.C. Richard, “The long-term housing policy in Hong Kong. Land for Hong Kong people.” Chung Hwa Book
Co. January 2013. (In Chinese)
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to make a large land price payment before becortig home owners, thereby having no

prospects for ownership as land price levels coetio rise’®

Public Housing Quality and Living Space

The high quality of HDB flats is a worthwhile tatger Hong Kong to strive for achievement,
making public housing more attractive and accessibHDB has been very innovative with
continuing efforts in building design and developmeFor example, studio apartments for the
aging population, monetization options for flat @ssy subsidised building upgrades and the
provision of broadband communications network faed and overall quality’ As early as the
1970s, over 20 designs were made available to bliB flats, then in the 1990s, private-sector

architects were started to be invited to parti@patthe design of new HDB projects.

The living space in Hong Kong’s public housing iimited and therefore improvement in this
regard is recommended with reference to Singapbia@’d-to-beat benchmark. Many HDB flats
are over 1,000 sf whereas Hong Kong's average @&eoccupant is only 150 sf which is
equivalent to half of Singapore®8and large families can have even 4-bedroom HDBfla

much better than Hong Kong’s PRH which at one pewas referred to as just “units of

accommodation” and not “flat$2

> Wong, Y.C. Richard, “The long-term housing policy in Hong Kong. Land for Hong Kong people.” Chung Hwa Book
Co. January 2013. (In Chinese)

> Housing and Development Board, Singapore Government. “Sales Launches.” Accessed 15 August 2013.
http://www.hdb.gov.sg/fi10/fi10321p.nsf/w/BuyingNewFlatFlatsonOffer?OpenDocument
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target.” Mingpao, 20 March 2013. (In Chinese)

ot “Feeling from Singapore.” Hong Kong Economic Journal, 7 May 2013. (In Chinese)

82 “The memorandum of the Executive Council revealed the truth of the ten-year house building plan.” Hong Kong
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Land Supply for Public Housing

Finally, the key to improving PRH accessibility Hong Kong is enabling more land supply.
Though reclamation projects are not welcome bypihiglic and environmental group, without
better option, reclamation is recommended as anpaiig solution towards this end. Since over
100 years ago reclamation has been the most destieé way to increase government land
supply in Hong Kong, and has generally not beenstext by the people including the
environmental protection movement which is mairdpaerned about the Victoria Harbour and
green parkland. The government could thus consedamation in the outlying islands areas
despite the fact that it lost confidence and mormanbecause of a court decision in recent years
ruling against further reclamation in the Victottarbour, and perhaps relocating container
terminals in Kwai Chung and Tsing Yi to other ldoas to release more land for housfig.
Such a restart of the reclamation works shouldchlimied as early as possible because it takes an
average of at least 8-10 years to complete the pgudicess from reclamation of land to
construction of public housing unft$Singapore has reclaimed 6,000 hectares of landeake
Hong Kong only 2,000 hectarés. Singapore’s experience and success track recotdnd
administration and inventory management is usafulHong Kon§® on practically increasing
the land supply. A good example is Singapore’sidaBay reclamation program in the 1970s
which provided an inventory of land for the subsagusuccessful development of the Gardens

by the Bay project’

% “More promising financial situation in Singapore.” Hong Kong Economic Journal, 9 May 2013. (In Chinese)
% Chan, Y.C.. “Crazy property market without telling you”. Enlighten & Fish .January 2013.(In Chinese)
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Concluding Comments

By 2012, 29.1% of Hong Kong'’s population lived iRIFP but the demand for more PRH units
had become increasingly acute due to the continagsgof property price levels, a shortage of
land supply, and a low production/supply level &HPflats (the current yearly average number
of PRH flats is only 15,000 which will be increaged20,000 only from 2018 onwards, and the
yearly number of recovered PRH flats is only 7,008s at March 2013, the waiting list for
PRH in Hong Kong has reached a record level of #&Bpeople of which around 49% are non-
elderly singles who are not covered by the govenimdatest pledge to provide more PRH units.
Furthermore, around 171,000 people are still liMmgub-divided flats in old buildings and at
least half of them are on the waiting list for PRAihe demand for PRH thus far exceeds the
supply and it appears that those in need have tead difficulties in accessing public housing in

Hong Kong.

The Hong Kong government has, over the past 60syeginer under the British rule or the
governance of the SAR government, solved publicsinguproblems at various stages on an ad
hoc basis, without a thorough long-term systemgiadn, and then incrementalism rather than a
strategic approach. The Hong Kong government leas Imuddling through in the light of the
property market dynamics, the land supply limitatithe economic situation and the demand
from the people of Hong Kong. On the other hahd,general public tries to interpret the Hong
Kong government’s policies and acts appropriatelynaximise their benefits from the property
market, and such collective actions have affectegssibility to PRH. Overall, the government
has put economic growth on a higher priority thatpimg the poor and the needy.

As the contemporary problem of the accessibilit?RH is gaining force and the waiting list for

PRH is growing longer than ever before, it is rentended that the Hong Kong governmen i

1 — -. I ?.--

a strategic approach to public housing policy irdeor to improve accessibility.
benchmarking and inspiration towards developingfulseecommendations for Hong Kot
future policies, Singapore is a good source ofgdaacause the country has achieved a

leading track record in providing quality and affable public housing to a majority of its pe




and therefore accessibility to public housing idommer a problem at all. Until today Singapore
is still very strategic, innovative and effectiveterms of public housing policy development and

implementation.

Drawing from some relevant key features of Singajsasuccessful public housing experience, it
is suggested that the Hong Kong government consigefollowing points for future policies

and action: (i) unify public housing policy coordtion, implementation and accountability
through a lead agency similar to Singapore’'s HDBIMNii) take a strategic approach to public
housing policy and fully integrate it with otherleeant policy areas, (iii) ensure fairness in
public housing allocation and develop market medmas for public housing, (iv) provide

affordable public housing, and (v) increase landp$u for public housing through faster and

better reclamation, land administration and inventoanagement measures.
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