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Q RICS

29 June 2010

Clerk to the Panel on Development By e-mail only
Legislative Council Secretariat (panel_dev@legco.gov.hk)
3/F Citibank Tower

3 Garden Road
Central, Hong Kong

Dear Sirs,

Re: Review of the Urban Renewal Strategy (URS) — Consensus Building Stage

RICS(HK) fully supports the 10 Preliminary Proposals recommended by the URS
Review Steering Committee in its Paper “Public Views and Future Direction” released
on May, in particular the following 4 key new initiatives:

(1) To set up District Urban Renewal Forums in old districts to plan and achieve a
better co-ordination and balance among the 4R Strategy, i.e. Redevelopment,
Rehabilitation, pReservation, and Revitalization in UR projects within these old
districts. These forums will be chaired by government-appointed professionals
with UR expertises, and comprise of local community representatives,
professionals, NGOs, business associations, and representatives from both URA
and relevant government departments.

(2) To offer a “flat-for-flat” option besides cash compensation assessed on the market
value of a notional seven-year-old flat in the same district, but the affected owners
choosing this option must pay the price difference between market value of the
new flat and the assessed cash compensation.

(3) To widen the role of URA from only the implementer of UR projects to also a
facilitator e.g. to assist flat owners to assemble titles for redevelopment on their
own by ways of tendering the assembled project to, or collaboration with
developers for redevelopment. However, URA will not provide compensation or
re-housing assistance to the affected owners or tenants in these URA facilitated

projects.
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(4) To carry out social impact assessments for each UR project, both on a district
basis and on a project basis.

Since the announcement of the URS Review back in July 2008, our URS Review
Task Force has then been proactively and continually participating in the Envisioning,
Public Engagement and Building Consensus stages of the URS Review. In
particular, our Task Force organised an URS Conference on 25 July 2009 by inviting
three overseas UR experts as speakers to share their best practices and experiences
in their respective overseas successful UR projects.

On 11 November 2009, based on the findings of the above Conference, we submitted
our Report — “Best Practice in Urban Renewal” to the Development Bureau. Please
find below the web link for the full report:-

http //www.rics.orq/site/scripis/download info.aspx?downloadiD=4104&filelD=4911

On 5 January 2010, we further submitted to the Development Bureau our views on the
questions set out in the eight Topical Discussion Series in the Public Engagement
Stage of the URS Review.

In our above submissions to the Development Bureau, we have proposed, amongst
other recommendations, the following proactive measures, which are in line with the
various Preliminary Proposals recommended by the URS Review Steering Committee
on May 2010 :-

(1) Public engagement mechanism

RICS suggested of conducting public consultation through local focus groups, by
inviting members of local District Boards, IOCs, and other local residents to share
their opinions and views on the proposed redevelopment projects in their

respective districts.
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(2) URA’s role as facilitator or service provider

RICS proposed URA could take the role of a facilitator or a service provider to
assist the various private building owners and/or the developers, at a service
charge, to designate the respective old urban areas in question, either for
redevelopment or rehabilitation as appropriate, and on a self-financing basis with
all costs borne by the respective building owners and/or the developers.

(3) The need for social impact assessment ot social cost-benefit analysis

RICS suggested it is necessary to assess the less intangible social benefits or
effects (direct, e.g. public space, indirect, e.g. health and safety, external e.g. air
quality, and distributional, e.g. employment) of an urban renewal project e.g. by
carrying out a Social Cost-Benefit Analysis. UR cannot be sustainable if the
people and the environment are not taken into account, but in the end it needs to
be made economic sense.

(4) The “flat-for-flat” option

RICS suggested “flat-for-flat” option, but the property should be determined by
market value instead of area size due to fluctuating market price under unforeseen

circumstances.

We are indeed very pleased to see many of our recommendations as detailed in our
above submissions to the Development Bureau have now been adopted by the
Steering Committee of URS Review, and all the hard works that our Task Force have
put in over the past few years are well worth

Our Task Force was set up in August 2008, and consists of experienced FRICS
members from different Professional Groups which cover the wide variety
professional expertise necessary for urban renewal projects, including Building
Control, Building Surveying, Faciliies Management, Planning and Development,
Project Management, Quantity Surveying and Construction, and Valuation eic.
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Should you require hard copy of “Best Practice in Urban Renewal 2009" or need any
assistance in  this matter, please contact me at 2529-6783 or
Lidavtse@yahoo.com.hk, or Mr. David Cheung, (e: dcheung@rics.org T: 2116-5512)
our HK Manager at RICS Asia Office.

Yours faithfully,

]
QLR

David Tse

EMBA (Kellogg-HKUST) FRICS FHKIS FHIREA RPS (GP) MCIREAA RBV EA
RICS International Governing Councilior

Chairman of URS Review Task Force, RICS (Hong Kong)

cc:  Ms. Winnie So, Principal Assistant Secretary (Planning & Lands) 4, Development
Bureau (e-mail: winnieso@devb.gov.hk}
Ms. Iris Tam, URA (e-mail isytam@ura.org.hk)
Ms. Kit Ng, Development Bureau (e-mail kit k¢ ng@devb.gov.hk)
Ms. Sandra Mak, A World Consulting Ltd. (e-mail: sandra.mak@a-world.com.hk)
Mr. Darren Jensen (e-mail: diensen@rics.orq) / Mr. David Cheung (e-mail:

dcheung@rics.org), RICS Asia Office

DTipe
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URBAN RENEWAL STRATEGY REVIEW

Publlc Views and Future Direction !
Paper for the Concensus Building Stage
of the Urban Renewal Strategy Review {URSR)

Response by the Public Affairs Committee of the Hong Kong Institute of Planners

1.

The URA strategy is currently being reviewed as It Is widely regarded as being too over-simplistic and
in large part ignores both the reality of urban areas as they actually function, and the ways In which
they are appreciated by the public at large. This is fundamental to the current review as the strategy
no longer meets certain fundamental socistal aspirations. We agree that an objective of urban
renewal is to “improve the guallty of life of residents in dilapidated urban areas”. However the
emphasis needs to be selective in terms of priorites. While the first paragraph under ‘Policy
Background and Development’ states that urban renewal is not a “slash and burn process”, the recent
emphasls on virtually comprehensive radevelopment of old established mixed use areas in Wan Chal
and that proposed for the Graham Street / Pee| Street areas are exactly that.  In principle we support
a 4R Sfrategy — the essentlal problem has been that while rehabilitation is belng succassfully carried
out by the URA in certaln situations, the holistic approach to urban neighbourhoods has not heen
applled, so that large urban quarters have (and are still) being subject to what is virtually

comprehensive redevelopment.
We therefore support a holistic and "bottom up” approach to urban renewal and regeneration.

The HKIP welcomes the URSR as there have been significant changes In social attitudes towards
development and redevelopment of the older parts of Hong Kong in recent years, not only related to
urban renewal but towards varlous aspects of urban environment. In view of this it Is considered
necessary to review the objectives, mechanisms and operations of the URA and how these can be
positively utilized to ensure that Hong Kong achieves the objective of “improving the quality of life of
residents in urban areas”, but also in regenerating older urban quarters in a way that benefits all
stakeholders, Fundamental to this approach Is that the process of urban renewal should be based
on sustainable development principles in thelr widest sense and that this should involve an inclusive
process of public engagement.

We are extremely concerned about the increasingly undifferentiated character of Hong Kong, the
financlally driven approach to renewal, the disappearing memory of the city and the questionable
legacy we are leaving to future generations, Much effort goes lowards maximising functional
efficiency — a legitimate, but in itself, an insufficlent basis for urban regeneration. Most great clty
quarters that we most admire, exhibit a balance belween an appropriate level of urban management
and user friendliness. We need to ensure that the URA lives up to its responsibility In this regard.

There is a need for a more sensitive process of urban change for large city nelghbourhoods through a
careful process of regeneration that might encompass rehabilitation, incremental redevelopment and
appropriate levels of conservation in order to sustain a wide mix of uses, and other aspects that
characterize these areas. The document ‘Public views and Future Directions’ lays emphasis on
these issues, and we hope that this can be sustained. We also see no need for overly rapld
solutions — regeneration should be viewed as an ongoing process. There needs to be a sensitive
and continual development of appropriate measures to achieve urban renewal objectives. These
should be based on sustainable development principles and provide alternatives to the resumption,
demolition and redevelopment option which should become the implementation means of last resort.




10.

H.

Housing Is recognized as an important issue and it is clearly important to ensure proper standards of
domestic accommodation. What is also Important is to try and kesp the community together, as far
as possible, through a combination of in-situ upgrading, renovation and selected redevelopment.

It is important In large, older, and well-used urban quarters to facllitate the ratention of the sireet
framework wherever possible, which builds on its incidental character and its abillty to define the
morphology, community character and place making potential of a neighbourhood, rather than
redevelopment in the form of a single large slte.  We need to protect urban design values such as a
distinclive sireet matrix or historical layout pattern, not merely the occaslonal single building that
possesses historical or archilectural merit.

In older urban quarters open space should be carefully integrated as small pocket parks and
precincts related to wider pedestrian flows, whilst recognizing the attractive and well used pedestrian
‘market street' environments, and the symbiosis between strest markets and premises alongside. At
the same time, strenuous efforts should be made by all parties to examine comprehensive pedestrian
and open space connsctors through parts of the urban ares, linking together activity nodes and parks,
and connecting older areas with the harbourfront.

It Is necessary to facllitate a genuinely holistic urban renewal strategy, where all inltiatives work
poslilvely together in the renewal of older neighbourhoods, to offer a range of ownership and fetting
conditions that respect natural market processes and changes of use, while acting to sustain both
community and character. Under Section & of the Document — “Revitalisation” it is stated that it is
entirely due to market forces that LKF and SoHo have flourished”. This is only part of the equation.
it Is the retention of older fabric in multi-ownership itself that facliitates economic change and the
dynamics associated with this. Replacing this with single owned and managed commercial blocks
cannot replicate this process. The underlying soclal and economic forces need to be better

recognized,

The URA processes need to be more transparent. There needs to be a systematic system of
establishing objectives for speclfic areas based on publicly avallable criterla and information.
Optlons need to be identifled and discussed with the varlous stakeholders and the financial
implications should be made public. We support the suggestion to establish District Urban Renewal
Forums {DURF) to strengthen the noflon of properly considered urban regeneration with the
participation of all stakeholders, planned at a district level with a “people centred” approach, and a
“bottom-up public engagement process”. .

A proper consultatlon process for URA initiatives in large urban neighbourhoods needs to take place
with participation by all stakeholders from the outset, so that appropriate solutions emarge through
careful and considered dialogue. There is a significant opportunity here for the URA o act, not as a
large institution that is largely geared to expedient redevelopment, but as an enabler, working with the
community rather than on behalf of it, so that older clty quarters are gradually upgraded, improved
and revitalized in the best possible sense, that includes both the formal and informal. There is
nothing wrong, and much that Is right in a slow and Incremental approach, that recognizes growth
and change as an Integral and necessary part of urbanism. If we do not do this, our remaining areas
of urban contrast, character and community are going to vanish, just at a time when other cltles in
Asia, including those in China, are recognizing thelr value. The organizational process is going to
represent a considerable challenge which should perhaps be reflected in the Document, as there will
be a need for the type of ‘advocacy’ community planning that has formed a core part of urban
planning in recent years in Europe and the USA,

For project proposals initlated by the owners and developers, the parameters and criteria for
qualifying for adoption by the URA should be set out clearly and all Information should be open and
transparent. Conslideration may be given for the URA to levy a service charge on a cost recovery
basls for processing such project proposals instead of conventional sharing of profits accrued from
implementation of such projects. In addition, certain considerations could be given to those projects
that bring about *planning galns' and 'community goods' which may or may not be borne out in the
recommendations of DURF studies. As facllitator, URA may also consider proposals for conversion
(including industrial areas), refurbishment and rejuvenation (such as upgrading to meet the current
llving standards and safety codes) of buildings in a deslgnated regeneration area.




12.

There Is a need to be deliberately flexible in the approach to regeneration, particularly when it comes
to redevelopment. Under Section § of the Document ("The Role of the URA in Redevelopment)
there is an obvious need to differenttate between areas having very different soclo-economic
characteristics and stakeholder priorities. Wea welcome the potential role of the URA as a facilitator
and in the need to build concensus, In cerfain areas there might well be both a need and a
satlsfactory rationale for more of a redevelopment approach. In others (and we would include the
current Peel Street / Graham Street proposal in this) there is a need for incremental regeneration and
upgrading with a degree of small lot redevslopment on the LKF model that would retain the essential
and historic character, its broad mix of uses and associations. In all cases affected and eligible
residents should if possible be relocated In the area liself through residential blocks that form an
appropriate level of ‘fit' within the existing urban framework.
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Legislative Council

Panel on Development
Meeting on Saturday, 10 July 2010, at 9:00 am
in the Chamber of the Legislative Council Building

HXIS Views on
"Review of the Urban Renewal Strategy - Stage 3 Public Engagement"

Ever since the recent launch of the review of the Urban Renewal Strategy (“URS”), our
Institute has been actively involved in collating views from our members which include
holding Open Discussion Forum as well as urging our members to act as moderators or
otherwise participating in various public engagement workshops organized for such purpose.
In general, our Institute is supportive of the preliminary proposals put forward by the
Steering Committee and contained in the Public Views and Future Direction Paper for the
Consensus Building Stage of the Urban Renewal Strategy Review particularly on the
following key issues:

- Vision and scope of urban regeneration

- 4Rs strategy in urban regeneration

- Role of stakeholders (public and private sector participation and owners’ participation in
urban regeneration)

- Compensation and rehousing policies

- Public engagement

- Social impact assessment

- Financial arrangement

The main objective of “urban renewal” is to tackle the problem of urban decay and to
improve the living conditions and quality of life of residents in dilapidated arcas. We agree
that Redevelopment should not be the only option but may include the other Rs
(Rehabilitation, pReservation and Revitalisation). Considering the impact on environment
and local community, and unless the buildings are fallen into disrepair to a state creating
potential hazard to occupiers and the public, Redevelopment should be taken as the last resort.
By experience, however, we note that, in terms of disturbance to the community, especially to
the existing occupiers of the affected premises, there may not be significant difference
between Revitalisation and Redevelopment because in carrying out Revitalisation, the
existing trades or occupiers would most likely be displaced over time by matket forces if not
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evicted by the landlords or the authority. Reference might be made to the former trades or
occupiers of Russell Street/Yiu Wah Street which had completely disappeared after the
development of Times Square, resulting in a complete change of the local characteristics.
Other examples are the transformation of Soho district and Lan Kwai Fong in Central. On
the other hand, preservation may cause less destruction to the area but will usually be cost
inefficient unless the premises can be put to financially sustainable uses. The need for
introducing the concept of proper preventive building maintenance (not just building repairs)
to building owners cannot be underestimated.

The Hong Kong Institute of Surveyors also concurs that the choice for urban regeneration
projects should best be a “bottom-up” approach to reflect local aspirations and avoid
unnecessary misunderstanding or conflict between Government and the lfocal residents.
However, when more and more buildings in our society aged and its structure and fabrics
deteriorated and becoming decayed, requests for redevelopment is likely to predominate. In
this regard the Urban Renewal Authority has to deal with over hundreds of renewal projects.
As such, the Authority should set out the selection criteria and implementation priority in a
more open and fair manner to avoid disputes or grudges in the society. There should be a
system established to allow review of the decision on the priority by the Authority. Having
said that, the selection criteria and priority setting should not be in conflict with the
objectives of urban re-generation and also the aim of the passing of the Land (Compulsory
Sale for Redevelopment) Ordinance, Cap. 545 which encourages private participation in the
urban regeneration process. For the latter purpose, the Government has recently lowered the
application threshold for compulsory sale to be made to the Lands Tribunal from ownership
of not less than 90% to not less than 80% of the undivided shares in respect of certain classes
of lot.

On the topic of compensation, small business operators in particular affected by large scale
urban redevelopment projects are unlikely able to find suitable replacement shop premises
within the same district. There should be assistance to help them to identify suitable
alternative premises elsewhere. Alternatively, for business operators, additional ex-gratia
payment should be determined by reference to the number of years of such business operated
at the affected premises. The longer the history the higher the ex-gratia payment should be.

While our Institute accepts that the notional value of seven-year-old flat as the basis for
calculating compensation to affected flat owners, the current difference in ex-gratia
compensation (i.e. the Home Purchase Allowance) payable to affected owner-occupiers and
non-owner-occupiers is too wide. Given the nature of such payment, we consider other
factors like the period of ownership, current living conditions, level of income or even the



number of other residential units owned should be taken into account in determining the level
of the ex-gratia payable to those non-owner-occupiers. In addition, there should be difference
in ex-gratia payment between such owners who are individual and corporations, the latter of
which normally are purely established for investment purposes.

Our Institute is also suppottive of more options available to those owners affected in lieu of
cash compensation, The idea of “flat-for-flat” is good but details of the arrangement have to
be sorted out to ensure fairness and practicality of implementation. The replacement new flat
needs not be in the same level/orientation/size of the old flat acquired. It is proposed that
the unit price difference between the replacement new flat and notional value of
seven-year-old flat be fixed by reference to a relevant date; the difference between the two
should be settled by cash payment by the affected owners who opt for the “flat-for-flat”
option upon handing over of the replacement new flat to them., Moreover, such affected
owners should be given the right to change their choice and to receive the entitled cash
payment at any-time prior to the completion of the purchase of the replacement new flat.

Apart from the “flat-to-flat” option, the feasibility of “owner-participations” in
redevelopment project on a “project-sharing” approach should also be explored.

To conclude, urban regeneration embraces the concepts of sustainable development and
building a quality city. In assessing the cost-effective of a project, the economic benefits it
brings both inside or outside the project boundary should be taken into account. To this end,
Government financial subsidies would probably required so as to make urban regeneration
projects successful and acceptable.

Prepared by
The Hong Kong Institute of Surveyors
30 June 2010



L2

Y

HKIS Working Group on Urban Renewal Strategy Review

Convenor: Mr Tony Tse

Members: Mr Daniel Chang
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Mr Francis Lam
Mr Gary Yeung
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THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG

HHPREME A RBRARY 1403
Room 1403, World-Wide House, 19 Des Voeux Road Central, Hong Kong.
Tel: 2828 0111 Fax: 2845 2621 .

Comments of
The Real Estate Developers Association of Xong Kong on
Review of the Urban Renewal Strategy

General

- The current Urban Renewal Strategy (“URS™) was conceived in 2001, Over the
past decade, we have witnessed a significant change in the public’s attitude and
aspirations with regard to the city’s fabric and living space, It is therefore an
opportune time to undertake a review of the URS,

- In our submission to the Government in 2001, we gave our support to the
people-oriented approach as avowed by the Urban Renewal Authority (“URA™)
in tackling urban renewal. We wish to reaffirm our support to this approach and
urge the Government to ensure that any urban renewal strategy must be able to
take care of the genuine needs and interests of the community.

The People-oriented Approach

- When the URA was set up in 2002, Government injected $10 billion to cover its
forecast deficits incurred by taking up the projects from the LDC. The URA is
required to exercise prudent commercial principles in handling its finances and
it is supposed to run on a self-financing model, This approach has determined
the direction the URA takes with regard to its acquisition policy, and rightly or
wrongly, the URA has been perceived by the public as profit-oriented and only
interested in profitable projects while leaving out those projects which may not
generate adequate financial returns but are of great community .interests.

- Other issues also emerged as URA carried out its works: in order 1o increase the
financial returns, the development potential of URA’s redevelopment sites may
have been driven to the maximum resulting in high density developments. In
the course of land assembly, local residents were inevitably displaced and the
conflicts between people’s desire to cling to their neighbourhood and the project
initiatives had created some negative sentiments against the URA.

- Government should therefore rethink the URA’s financing model - whether
urban renewal can be fully self-financing and whether URA’s business plans
should be profit-driven, ’

- Government should recognize that the public’s aspiration for urban renewal has

changed over time. With a growing consciousness of built heritage and identity
with neighbourhood, the idea of urban renewal has become mixed with
increasing demand for the quality of living space. In some cases, demolish-and-
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rebuild is the right approach; in others, especially where there is strong local
character and close neighbourhood network, revival and revitalization may be a
better approach. Apart from straightforward knock-down and rebuild, URA
should also formulate a strategy to preserve and revitalize a neighbourhood by
improving the structural sustainability of buildings, beautifying the building
fabric, celebrating the unique cultural character and heritage of the
neighbourhood and enhancing its attractiveness.

Working with the Private Sector

- The private sector has a very important part to play in the urban renewal process
but its role was little mentioned in the URS. Government should facilitate
private sector participation by fostering a conducive environment.

- Where the private sector has already amalgamated major landed interests,
proper respect must be paid to the land assembly efforts undertaken by the
private sector over the years and it is unfair for the URA to resume the entire
area. Such action will discourage the private sector from undertaking urban
renewal projects as the URA may at any time declare those projects as renewal
projects and thereby quashing all the time and efforts invested by the private
sector, On the other hand, there may be situations where the private sector
would have difficulties in acquiring all of the properties needed to implement a
project. Under such circumstances, the URA should provide the means of
facilitation through the owners’ participation development mode. Instead of
unilaterally earmarking such sites into its development schemes, the URA
should consider inviting the larger owner for joint development and step in to
assist in the acquisition of the remaining properties and provide relocation
packages.

- Under the current business model, apart from the lump sum income paid upfront
by the developer, the URA is also entitled to additional revenue based on a
profit-sharing mechanism. The URA should consider raising the threshold of
profit-sharing and creating an incentive for its private sector partner to put up
extra resources for the development of better quality buildings.

Facilitating Building Maintenance
- There are 4 Rs in the URS — Redevelopment, Rehabilitation, pReservation and
Revitalization. The URA should not only concern itself with redevelopment but

should also get involved in rehabilitation projects.

- Many of the buildings constructed in the 1970s are in a dilapidated condition
but may have little potential for redevelopment initiatives. In these cases the
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URA may step in and apply its resources to assisting their
rehabilitation/revitalization by providing loans to owners to maintain their
buildings, setting up information and resource centres to assist owners and
conducting promotional programs to educate the public about the importance of
building maintenance.

Preservation of Built Heritage

- Our URS will not be complete without a holistic policy on the preservation of
built heritage. The Development Bureau has taken over the responsibility of
heritage preservation from the Home Affairs Bureau since 2007. The
Revitalizing Historic Buildings Through Partnership Scheme was introduced in
2008. While the results are yet to be fully realized, we believe the Scheme is
one step forward towards a holistic heritage preservation policy.

- However, there is still a lack of policy on the preservation of privately-owned
historical buildings and we believe more innovation is needed to facilitate
private initiatives. It is not practical to rely on private owners to fully sponsor
the substantial maintenance and repair costs, nor is it equitable to deprive
private owners of their right of property development by declaring their
property historical monument without proper compensation.

- We believe that if a specific building is to be preserved, the owners should be
entitled to compensation for loss of development rights either in the form of
cash compensation or through the transfer of development rights. URA may act
as Government’s agent to negotiate the terms with private owners under the
guidance of the Antiquities Advisory Board., Other measures such as transfer of
development rights, tax incentives, extra plot ratio may also be used to
encourage preservation by the private sector. Where appropriate, financial
assistance should be provided to assist private owners to carry out repairs and
regular maintenance.

June 2010
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Dear Secretary,

Having studied the Paper for the Consensus Building Stage of the Urban Renewal
Strategy Review on Public Views and Future Direction, attended the Consensus
Building Workshops, and participated in the Consultation Forums with Professional
Groups; and while we (the Hong Kong Institute of Land Administration) are in
general support of the ideas stipulated in the Paper regarding the Seven Major Topics,
namely (i) Vision and Scope of Urban Regeneration, (ii) 4R Strategy in Urban
Regeneration, (iii) The Role of URA in Redevelopment, (iv) Compensation and
Rehousing Policy, (v) Public Engagement, (vi) Social Impact Assessment and Social
Service Teams and (vii) Financial Arrangements, our Institute wish to take the
opportunity to share our views further in some of the topics.

(1) Vision and Scope of Urban Regeneration
District Urban Renewal Forum (DURF) - Mode of Operation
A. We suggest that DURF should be made more transparent to achieve “Equity of

Access” by the creation of

(a) A website for each DURF to provide a discussion platform for
information exchange;

(b) In order to achieve Equity of Access to decision-making process and to
stress on greater {ransparency, we suggest the establishment of a DURF
Geographic Information System by integrating the existing URA
geographical information data with the HKSAR Geo Info Map, which has
been made available to the public since May 26 this year.

B. It is also our suggestion that DURF not only should be independent of the DC
and may not cover the full boundary of the respective District Council, but
also to allow having the flexibility to determine cross-boundary situations.

(2) Compensation and Rehousing Policy
(2) ‘Flat for Flat’ option
Noting the response of the community no matter from the press or in the
workshops that the owners persistently demanded a ‘Flat for Flat’ or *Shop
for Shop’ mode of compensation, our Institute have suggested to the Urban
Renewal Authority the idea of offering to the owners, whose domestic or



(b)

residential properties are affected by redevelopment projects, an option to
purchase flats or units of domestic or residential premises of similar size in
the future redevelopment as an alternative to the system of cash only
compensation. Our proposal is similar to the “land exchange entitlements”
or more commonly known as the “letters A/B” system, employed by the
former New Territories Administration and later the Lands Department of the
pre-1997 Hong Kong Government from the late 50’s to the mid 80’s, but
modified to suit the needs of those owner/occupiers who do not want to leave
the district, and hopefully also meets the aspirations of others. The proposal,
if accepted, would enable the owners affected to choose either cash
compensation based on valuation as under the present system or an option to
purchase a domestic or residential unit in the new redevelopment upon
completion. The owners will have to pay for the difference between the value
of the property they are giving up and the value of the units on the new
premises they are entitled to acquire. We are also proposing that the owners
be allowed to transfer or sell their entitlement so that they can reap the
benefit in a rising market situation upon completion of the redevelopment.
On the other hand, in a market downturn situation they may just accept cash
compensation and buy similar property elsewhere. By such arrangements,
the owners are given an opportunity to participate in the redevelopment, and
have other options as well as a ‘right’ not to leave where they have their roots.
If they expect higher return or when situation warrants, they could sell the
properties in the market.

The ‘Flat for Flat® option now proposed is more or less adopting the main

principle of our suggestion.
‘Shop for Shop” option

After the recent consultation forum, the Authority has basically agreed to the
idea of ‘Flat for Flat’ exchange for affected domestic units, but still disagrees
to the surrender and exchange idea for affected commercial ‘shop’ units,
saying that it would be difficult to provide similar type of shop units for
numerous offensive trade units such as car repairing centre in the new urban
renewal district.

We feel that this argument is far from convincing because shop exchange and
its future usage can always be negotiated. The most crucial point here is to
provide an option for the shop owners so that they can either choose cash

compensation or an option of exchange for commercial space in the new



renewal area whether as ground floor shops or upper shop units in the
shopping arcade with strict user restriction. Again, relevant professionals can
work out the ratio or formula for exchange in consultation with concerned
parties.

If the Authority fails to address the concern of shop owners, the Government
will be accused of ripping off the well being of its residents by disallowing
them to participate in the urban renewal, which only aims at making huge
profits for the developers and the Government. This will certainly bring
about a very bad image on the Government and the Authority.

Our Institute is therefore of the view that the entitlement mode of
compensation as detailed in 2(a) above may be adapted to suit the shop
owners case under the same rationale. Due to the usually smaller ratio of
available commercial space upon redevelopment, the ‘right’ or entitlement to
buy certain area of shop or commercial space after the redevelopment may
have to be subject to a different ratio, and where the original trade cannot be
accommodated in the new redevelopment, a change of trade to fit into the

new environment may have to be considered.

(3)Public Engagement
It is noted that the Authority proposes the setting-up of a "District Urban
Renewal Forum"(DURF), aiming at providing a comprehensive approach
toward future urban renewals, It stresses the importance of a people-oriented
and bottom-up strategy hoping to obtain full support from the community.
However, we are aware that the composition of members in the forum does not
include the owners or their representatives, thus making the consuitation

platform indirect and inconclusive.

We suggest that as the property owners are the most affected stakeholders,
their views should be relatively significant, not to mention the fact that they
will feel like a part of the forum should their views be listened to. We have
seen a lot of confrontations between local affected owners and the authority in
previous urban renewal projects. They have expressed that they have no
channel to convey their comments on the urban renewal proposal, and a
general mistrust and resentment have been buitding up among the community.

We suggest that a kind of local committee should be formed amongst the
affected owners, which may then serve as a sub-committee to the DURF, By
doing so, the affected owners will be made a partof the Government's
consultation platform and hence securing a smooth negotiation in the future.



($)Social Impact Assessment and Social Service Teams

Whilst supporting the setting up of the Social Service Teams (SST), we are of
the view that the SST which will be attached to the DURF [better termed as the
Community Services Team to differ the original SST serving under the URA}
to tie in with the services now provided by the Home Affairs Department in
assisting the owners to form Owners Corporations for the management of
buildings. Since the CSTs have regular contacts with the owners, they may be
able to communicate with them more effectively, not to mention the fact that
they can obtain the most accurate views amongst the owners through Impact
Assessment surveys and meetings (including local committee meetings). The
CST may also assist in the formation of the local committee and help in the
local committee’s work of the relevant DURF area. It is further suggested that
the CST may embrace some members with suitable land knowledge, so that
they may be able to give constructive advice to the owners and in turn, may
well serve as a bridge between the DURF / URA and the affected owners.

Best Regards,

Hong Kong Institute of Land Administration
June 2010
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