Urban Renewal Strategy (URS) Review
Public Engagement Stage
Public Forum 5

Date: 21 November, 2009 (Saturday)

Time: 2:30 p.m. to 5:30 p.m.

Venue: Multi-function Hall I, 25/F, Hong Kong Fed#ion of Youth
Groups Building

Number of Participants: 118 (including 2 membédrtghe Steering Committee, also 2

representatives from the Development Bureau, 1 fthen
Planning Department, 10 from the Urban Renewal Aty
(URA), and 1 from Hong Kong Institute of Asia-Pacif
Chinese University of Hong Kong present as the ofes &
)

Moderators: Prof. Bernard, W. F. Lim
Mrs. Sandra S.C. Mak

Public Presentations

1. Topic: Not provided
Speaker: Ms. Wong Yat Man

The speaker advocated the “flat for flat” and “sHop shop” compensation option,
since it could safeguard the owners’ private prigpeights. She cited that Mr.
Stephen Fisher of the former Planning and Landse®8ursent a letter to the
Legislative Council Panel on Planning, Lands and&&@n & March 2001 to show

the Government’s willingness to accept the “flat flat” exchange plan, and would
propose to the URA that the number of flat unitail@ble under the “flat for flat”

exchange plan should not be less than 1.2 tim#seafumber of owners participating
in the plan. She opined that the citizens affedigdhe redevelopment in Kwun
Tong and all other places in Hong Kong urged faj:the overall fulfilment of this

undertaking; (2) the thorough fulfilment of the cavship participation scheme
because the Basic Law protected private propeghitsi

She also thought that without supervision, the Ukl become the beneficiary of
urban redevelopment. The Government had to sdive problem. After the
presentation, certain participants shouted theasititat for flat” and“shop for shop
together.

Nete 1 The observers were the representatives of thelB@went Bureau and the Planning Department, and
the personnel of the Urban Renewal Authority. Theye present to listen to the opinions and clavify
supplement certain facts and information. Hong Kbragitute of Asia-Pacific, Chinese University obk
Kong, would analyse the effective opinions collddtethe “Urban Renewal Strategy” Review. Its
representative was present to facilitate the aisalysrk. Their opinions or comments would not be
regarded as valid opinions



Topic:  Conclusion for the Redevelopment Policy
Speaker: Ms. Yiu Siu Yung

The speaker pointed out that the redevelopmentegiyahad committed a serious
breach of the “people-oriented” objective. The @&uwwnent had used urban
redevelopment to compete for profits with the gaheublic. She pointed out that
the Government drew up the redevelopment areandbra without having obtained
the owners’ consent, which took away their righdstrade their properties freely.
The URA even divided the owners of residentialsflanhd the owners of ground floor
shops by luring the residential flat owners in fio@al terms to agree to the
redevelopment, while the ground floor shop owneesemcompelled to accept the
acquisition price offered by the URA. Those whd dot comply with it would then
be subject to compulsory land resumption. The mgloiloor shop owners relied on
their properties for their livelihood or pensionThe Government should not compel
them to sell their shops. She quoted the “Sne&kezet” and “The Masterpiece”
examples to point out that the URA was robbing aadspired with businesses to
make “enormous profits”. She said that the origmaners there should share the
fruits of redevelopment.

Most old buildings were owned by investment ownehgwever with their
compensation deducted, the owners were unable ydback premises in the same
district. ~ Therefore, the community network was tomged. Moreover, she
considered it inappropriate to enact before the ptetion of this review the 80%
threshold for the compulsory auction of the rentajnproperties within a lot which
would result in the transfer of interests to prépetevelopers, monopoly and a
soaring price index which affected all industriesd ebusiness sectors and caused
unemployment.

She agreed that the URA should change its roless$estathe owners in organizing a
redevelopment cooperative society to set the ptppeice, provide the owners with
various choices and let them participate in thesttgpment.

Topic:  Video Sharing on Redevelopment Issues
Speaker: Phoebe Fan, Lee Wai Yi (V-Artivist)

The speakers played two video recordings. The ¢hefrthe first one was “Urban

Renewal Strategy — Review by the General Publicd8ity Better than the Financial

Secretary)”. This was a publicity video clip preéd for the green paper “Urban
Renewal Strategy — Review by the General Public’oadted by the H15 Concern
Group. In the clip, a resident affected by Shangh@ieet Conservation and

Development Project indicated that he had beenlybargertained when he made an
inquiry to the Urban Renewal Social Service Tea®@T(Sabout rehousing issues. A
member of the H15 Concern Group said that the S&F employed by the URA and
therefore considered the URA as its service targ8he proposed that it would be
better should the SST be operated independentigads

The theme of the second video was “Urban Renewld Emall Businesses”. This
documentary comprised several interviews of citizaffected by urban renewal, for
the purpose of understanding the effects on thaity dlives, businesses and
community network. Interviewees included stall ders of the open market place at
Graham Street in Central, the former ground fldmpsowners at Lee Tung Street, as



well as the commercial and residential tenantshians Shui Po redevelopment area.
They agreed that it was necessary to redeveloplthéistricts, but pointed out that

Government officials in charge of planning and drxi-making did not understand

the residents’ lifestyle and the community functiand consequently were unable to
plan from the residents’ perspective. The inter@es/in Central and at Lee Tung
Street indicated that the community network andrntéighbourhood relationship had

already changed when the redevelopment commenddte interviewees in Sham

Shui Po District indicated that the local economgsvable to meet the needs of the
elderly in the district and was therefore quite artpnt.

As indicated by several shop owners, the URA o#&equired the properties suddenly
without detailed explanation. Moreover, businesgpgded drastically after relocation
of their shops. Insufficient compensation or fastng rent after redevelopment,
meant it was unlikely that the shops could remairthe original district. Small
business operators had profound influence on theetstculture, the community
network, the district characteristics and evenltival economy. The current means
of executing redevelopment had however not takem treeds into consideration.

Topic:  Future Direction of Redevelopment
Speaker: Mr. Ng Kam Chiu / H15 Concern Group

The speaker urgently demanded the fulfilment of‘ftaé for flat” and“shop for shop
exchange. He considered these options as helpfaoiaintaining the community
sense of belonging and harmony in society. Hec@#d the URA for acting in the
contrary. For instance, the freezing survey abtuahcouraged owners to force
tenants to move out. Moreover, the transfer oéradts between the URA and
property developers encouraged the latter to reggmemium urban land lots in Hong
Kong.

He summarised the views of the H15 Concern Groupthen “Urban Renewal
Strategy” Review and reiterated their proposals @ermands, including the fulfilment
of “flat for flat” and “shop for shop” exchange, aer participation, improvement of
neighbourhood living standard, preservation of riist characteristics and
maintenance of the community network, as well asimmiing the “bulldozing”
redevelopment approach of the URA and insteadariinfg its roles in rehabilitation,
conservation and revitalization. Moreover, he wid agree that owner participation
was equivalent to taking risks, because the URAliaeq properties at a low price and
sold them at a high price after redevelopment. &keyuld be no risks to the owners.

In the first instance, the URA should conduct aia@ampact assessment, and study
how more residents could stay behind before prongesith redevelopment.

Topic:  “Urban Renewal Strategy” Review
Speaker: Mr. Ho Kin Chung

The speaker said that there had long been manynargs and criticism in society
against urban redevelopment and the URA. In hisiop, most people agreed that
the aging old urban areas had to be improved. Wigard to redevelopment, he
suggested either (1) doing nothing and allowingcbmmunity to keep on aging, or (2)



let private developers or the URA proceed with vetlgoment. He pointed out that
private developers only considered economic benefiTherefore, it was not good
for the community residents, tenants, shops or esvneThe URA was a public
organization with more statutory power such as adsgry acquisition. Therefore,
it must perform its social responsibilities to tatlae of the needs of the people in the
community and even the wider society. He mentiathedexample of “flat for flat”
and “shop for shop” exchange, which helped to pwes¢he community network.
The URA and residents could explore these aspectstail.

Moreover, though the URA placed greater emphasisamsultation than in the past,
its financial status should have greater transggrenOn the other hand, the speaker
felt uneasy that the URA, as a public organizatparticipated in the development of
luxury flats on the basis of self-financing. Herged out that it was not necessary
for projects to be developed as luxury flats. THRA should think over how to
make use of the huge profit to do something berafior the society.

6. Topic: Consolidated Views of the “Urban Rene®ahktegy” Review
Speaker: Mr. Lau Wai Chung

The speaker noted that the URA sent a |&{f6r? to the Director of Broadcasting,
Radio Television Hong Kong to complain about theerg broadcast of an untrue
report on the Kwun Tong Redevelopment Project iorfgl Kong Connection”. He
doubted the URA’s reason for sending a letter tdikd@elevision Hong Kong. He
mentioned again that during his visit to Kwun Tddigtrict in the pastMr. Stephen
Fisher of the former Planning and Lands Bureaugradised the residents that even
a towel or a bed could be evidence of occupatiah aertittement for compensation.
Ultimately however, this was not the practice.

Moreover, he said that when the URA applied to Togn Planning Board for the
approval of the Kwun Tong Redevelopment Projecth@ past, the former senior
management of the URA told the residents that ag &s they supported the project
design with taller buildings and more spacious aiteaould be good for the Kwun
Tong residents after approval by the Town Planegrd. The compensation by
the URA however, was finally based on the valughef seven-year-old buildings in
the same district. He indicated that this was undgerstanding because the URA
sought the approval for the project from the TovenRing Board as soon as possible
at that time.

He opined that in recent years, what the URA hatkdeorst was to lack sincerity in
seeking the support of the residents in the neighimod, because the URA had
turned into a “big white elephant”. Its staff hadcome more bureaucratic. They
were reluctant to listen to the voices and opiniohthe affected residents. He said
that the Government had handed the URA excessiwempand responsibility. It
would certainly cause arguments in society, andctiveent modes and methods of
operation would not bring about any improvementrioan renewal.

Noe 2 The URA issued a letter to clarify that the congasgion was in no way related to the development
density concerning the issues related to the pkod and the compensation for the residents megdiam
“Hong Kong Connection”



7.

Topic: Obvious Loopholes Existed between thedlerd and Tenant Ordinance and
the URA policy.
Speaker: Mr. Ho — Shun Ning Road Redevelopment &onGroup

The speaker, representing Shun Ning Road RedevelapnConcern Group,
reprimanded the URA that its announcement 8hN&vember for optimizing the
relief measures for the residential tenants wafaat) to cover up the problems and to
evade responsibility. The speaker pointed out #iate the three-month-long
freezing survey, which was launched by the URAratfte Government gazetted the
Shun Ning Road Redevelopment Project off 26ne 2009, at least 13 tenants who
had their tenancy agreements terminated by theldeds] had even applied to the
court to take back the flat units. The URA howevead not made appropriate
arrangements for the tenants interviewed in thezirg survey and had been forced to
move out. These tenants might lose the right$tain compensation and rehousing.
The concern group had continually made inquirieshi® URA with regard to the
related arrangements at all times but no offi@aly had been received.

The speaker pointed out that loopholes were createahg the Landlord and Tenant
(Consolidation) (Amendment) Ordinance 2004 whicbkteffect in 2004, the Urban
Renewal Strategy and the redevelopment proceddreis is because the former
empowered the landlord to request the tenant toemmxt by giving one month’s
notice or by applying to the court to take backftaearbitrarily. On the other hand,
the Development Bureau would decide whether to tantiate the redevelopment
only two months after the announcement of the reldgwment project and the launch
of the freezing survey. Consequently, it had kedhie loophole which enabled the
landlord to force the tenants to move out in ortterobtain more compensation.
Such a situation was prevailing in the Hai Tan &tr&weilin Street and Shun Ning
Road projects. The URA had however not managedredy this policy loophole
with any great effort and had even refused to waee with the excuse that it was a
dispute between the landlord and the tenant. As WRA was supported by
Government funds and could apply to use the LansliRetion Ordinance, then it
should not simply ignore the existing problems sing claimed to be
“people-oriented”, and had stated its intentionigprove neighbourhood living
standards. The URA claimed to have more than @é88uelopment projects on hand.
If the future policy was still unable to comply Wiit, then there would be more
victims.

Topic:  Follow-up Investigation of Sham Shui Pedevelopment Project
Speaker: Mr. Yeung Kwok Kin — Working Group on Unb&Renewal and
Conservation of Historical Buildings, Sham ShuiBstrict Council

The speaker said that the URA implemented 13 rédpnent projects in Sham Shui
Po, which involved 25% of the population in thastdct. Therefore, the Working

Group on Urban Renewal and Conservation of Hisabfuildings of Sham Shui Po

District Council had proceeded with follow-up intigations since 2005. These
investigations included the assistance providedhey Government departments for
the residents, the residential conditions befow ater the relocation, the conditions
of the residents’ new home and the problems thegdathe effect of the urban
redevelopment and the property acquisition on #&dents. Its scope involved
Projects K20 to K25. The findings were as followgl) Most owners considered



that both the Government and the District Counad Failed to provide assistance; (2)
50% of the owners having accepted acquisition weot satisfied with the
consultation process. They were merely informedl @mices were not available; (3)
61% of the owners were not satisfied with the camspéon for the acquisition; (4)
48% of the owners having accepted acquisition clemed the acquisition offers
reasonable; 33% understood that the URA couldtb#gd_and Resumption Ordinance
to acquire the building and consequently they hadatternative but to accept
acquisition; (5) Many residents in the neighbourheere afraid of being “evicted”
by the URA staff; (6) 53% of the interviewees agrée the current policy direction
of rehousing or compensation but thought that t@pensation amount should be
increased; 40% thought that there should be momices of rehousing and
compensation, which included the “flat for flat’dafshop for shop” exchange which
was agreed by most of the interviewees. The spesdid that it was unfair to
provide compensation at the “one-off price” only) 68% of the owners still lived in
Sham Shui Po after relocation, and many of thdwceded residential flats were
smaller in size, which reflected insufficient compation; (8) Most of their relocated
residential flats were in older buildings; (9) Mapyoblems were encountered after
relocation; (10) 51% of the interviewees said ity had phone contact with their
neighbours before relocation but no such contaetr aélocation, however 90% of
them indicated that they would greet the neighljdilik) the community network and
environment changed after relocation, the residdre#d to take time to adapt
themselves again, which affected their mental agalth condition; (12) 70% of the
interviewed owners thought that the SST had notretf assistance, while around
90% of the interviewed tenants thought that neitherHousing Society nor the URA
staff had assisted them in finding a new home. §geaker said however, that it was
understandably difficult for the SST to assist éeldng compensation and rehousing;
(13) 88% of the interviewed tenants continued ¥ lin Sham Shui Po; (14) More
tenants than owners needed the assistance of ther@oeent or the District Council
because most of them were in a vulnerable soc@algr(15) For quite a number of
tenants, their relocated residential flats in netmgitdings were smaller than before,
however a higher rent was charged; (16) Most tendated the problem of
employment after relocation; (17) The interviewedants had a weaker community
network after relocation; (18) 83% of the ownersraveatisfied with the structural
conditions of the building after relocation.

The speaker concluded that the URA was a publiaroegtion but profit-oriented. As
it had a Government funding of 10 billion dollarsdawas entitled to apply for land
resumption, it should safeguard the living standairdrass-root citizens. He said
that the URA should re-structure its board of dwexto have more members from the
grass-roots or with in-depth understanding abadegvelopment.

Topic:  Did you know?
Speaker: Mr. David Tam

The speaker pointed out that there were arounthtarsand victims of redevelopment
in the districts every year, and queried whethex tbp leadership of the SAR
Government knew that these redeveloped districts W@mashed” by the URA policy.
He considered the difficulties and policies facedtie residents of the redeveloped
district were unfair and all the officials of theo@rnment, the legislative council and
the policy bureau knew it. The problem was whyytbll maintained such a policy
and let the URA continue in this way without region. He thought that if the



Urban Renewal Strategy was “no good”, the citizelnsuld not accept it and should
abolish it.

10. Topic: Industry Relocation in Urban Renewal
Speaker: Mr. Desmond Sham — Community Cultural €onc

The speaker said that he only got a subsidy of HBG2 from the URA to proceed
with this study*® 3 and therefore, the information is not sufficigniletailed. The
redevelopment projects of the URA had destroyedotiginal business network of
many trades. However, there had been industrgagtm in the original district in
Hong Kong too, for instance, the “Fabric Streetiaftis, Wing On Street in Central)
Project carried out by Land Development CorporationC) in the 90s. LDC and
the Government made many acquisition attempts Imet ¢compensation was
insufficient for the owners to buy back shops at finits in the original district. At
that time, some owners raised alternative schermesvere rejected. Finally, LDC
resettled the nearby characteristic trades affebtededevelopment via the Western
Market Conservation and Revitalization Project feotly known as “Western
Market”) however there were problems of insufficishops which were too small in
area, as well as a lack of consultation and imprédpeation. LDC had however
guaranteed the shops with a lease-term of 21 ye&fsfortunately, after the URA
had taken over Western Market from LDC, its manag@mvas out-sourced and the
shops originally available for the characteristades were let to other shops subject
to stringent lease terms. He concluded that thé® @llowed an initial step forward
for industry relocation enabling the resettlemefttiee entire sector to provide
protection for the industry, but it required thepravement of package facilities and
matching Government policies.

Another example was the construction of Yuen PeeeéstBird Garden for the

rehousing of the original vendors of the stalls ahdps at “Bird Street” (i.e. the

former south section of Hong Lok Street). The kpe&aid that the merits of this
project were that both licensed and unlicensedatpes were entitled to rehousing at
reasonable rent and the hygienic environment wesrbafter relocation. The project,
however also had the problem of inconvenient traffmproper design and the
absence of matching industry policies.

He concluded that although the characteristic sadplacement by LDC did not
achieve an optimal outcome, its feasibility andasstty should not be denied. It
was capable of fulfilling the replacement of theéirensector and providing protection
for the trade with minimum adverse effects. It wasessary to improve the industry
policy, traffic, design, package facilities anddewf participation of the general pubic.
Finally, he raised several questions for the pigditts to consider, including the issue
of whether the URA-driven or the community-driveppeoach would bring about
higher efficiency, the participation modes (thegias investigation and consultation
or the community-driven planning and managememt), \@hether the consequences
of the redevelopment (such as deteriorating trafbaditions, wall effect buildings
and gentrification) should be borne by the peripheommunities or jointly both the
beneficiaries and the victims.

Note 31 fact, Community Cultural Concern has actualyained, through the “Partnership Organisation
Programme” of the Urban Renewal Strategy Revievalivance of nearly HK$10,000 for the actual
expenses of coordinating its programme activiées] HK$2,000 was for the single-item expenses dhggr
the “write-up of the study report”.



11. Topic: Urban Renewal Strategy: Differentiatimtween Big and Small?
Speaker: Dr. Wong Kam Cheong — Hong Kong Institate Real Estate
Administrators

According to the speaker, it had been said recahtly even professionals and the
well educated were incapable of buying propertiess his institute members were
also professionals, he was therefore sympathetic thie participants at the forum.
The Institute was going to convene its general mgain 28" November to discuss

the Urban Renewal Strategy Review and submit theyaat proposal report to the

Government.

He said that on the whole, the Institute was ofuties that in order to have effective
redevelopment, the planning should be consideretherbasis of the entire district
instead of proceeding with isolated individual paig. The Institute supported
rehabilitation and conservation in the first ing@anbut objected the “bulldozer
approach” which should be the final option. Hedithe advantages of a large-scale
project: (1) It was easy to obtain a balance of 4fs (that is, Redevelopment,
Rehabilitation, pReservation and Revitalisation®) (Greater value added and
environmental improvement to the community aftetereslopment; (3) Faster and
more prominent effects; (4) Better planning for tt@emmunity facilities, traffic,
overall design and ventilation; (5) Better desigpout of individual buildings or flat
units; (6) Comparatively lower unit constructiondaoonsultancy fees; (7) Higher
building efficiency and usage rates; (8) Less fetence by a large-scale project on its
neighbourhood and peripheral communities comparédat of several individual and
small-scale redevelopment projects.

The conditions for implementing large-scale praeptoperly were as follows: (1)

The macro urban redevelopment or renewal stratexpyessential; (2) The interests of
various stakeholders were balanced; (3) The resdenthe neighbourhood were

entitled to participate in making decisions througten and transparent discussion
and consultation; (4) When private developers pigdie in the redevelopment, the
process must be transparent with specified padiicp rules, so as to avoid

conspiracy between officials and the business.

The speaker concluded that large-scale projecte were suitable for the urban
renewal mode, however, as it involved differenkstenlders, it would affect the entire
society. Consequently, it was essential to condut#nsive consultation and public
participation. After rapid development for halfcantury, Hong Kong had quite a
number of very dilapidated buildings. Therefotes tnstitute was of the view that it
was essential to have redevelopment on the prewhiget destroying the harmony of
the community and the society. As for the redgwelent mode, the means of its
execution and the executing party were subjecttbip debate.

Public Discussion

The public discussion was hosted by Prof. Bern@&ftdF. Lim. The principal views were
as follows:



1 4RsStrategy of Urban Renewal

A participant hoped to preserve monuments, antegiand community history, whilst
expediting the redevelopment of the old districtvhat she said reflected that the
dilapidated buildings were the “time bombs”. Iethwere not demolished as soon as
possible, they would be a threat to the safetyhefgeneral public. She proposed that
the Government classified these dilapidated bugslinas the rehabilitation or
redevelopment projects after thorough examinatrah\eerification.

A participant accused the URA that it had neveegia clear account of the effects of its
past work and the amount of money involved. Heugjnd that the URA should not

merely study the cases of other districts or cibes should review the actual local
situation and the past work instead.

Some participants criticized that the conservagffiects of the URA were not good.
For instance, in the cases of the Woo Cheong Pawap,SWan Chai Market, “Old
Shops” Street and Lee Tung Street, they simplyenutite old shops and old neighbours.
Following the conservation works, only the emptglstvas left without contents. The
URA had long been unable to provide the assessrapott on the effects of the H18
project on the heritage. It only made people dowbether it had conducted any
assessment. Some historical buildings such a8tidge Street Market, which were
fortunate enough to have more complete preservatiene retained merely after the
general public had sought to motivate the Goverrtin@mo so. There were worries
that the URA might not be able to handle the Cémfiarket Project, and only its shell
would be retained.

2 Roleof Stakeholders

2.1 TheRoleof the URA

A participant pointed out that San Francisco hads | protect the citizens’ interests in
the USA. It was for the people in the communitylezide in the first instance whether
any problems existed in that community and whicfunred community renewal. They
also had the statutory power to confirm whetheaseonas classified under dilapidation
and improper land use. Only upon completion of frecess would the local

redevelopment authority launch the community renewaject. He said that Hong

Kong citizens or the local people in the distrieddhno right to participate in urban

renewal, all of which was decided by the Governmeite proposed that local people
in the community should identify dilapidated burlds or examples of inefficient land

use in the first instance, with in the last redbe case being referred to the URA to
proceed with redevelopment or renewal.

3 Compensation and Rehousing Policy

A participant criticized the URA’s current approaatcalculating the area of a flat to be
acquired and standard for compensation. He poiotgdthat the calculation of the
compensation amount should be based on the pricegpare foot and the construction
area at the time when the owner bought the flatgtderied why the URA bought at a
low price and sold at a high price. He hoped thstquery could be forwarded to the
Secretary for Development.



Quite a number of participants stressed that that for flat” and “shop for shop”
exchange option should be offered to the affecnple for selection. For instance,
the Government department had to resettle the taffegeople in the construction of
public facilities as well. They thought that ifethURA wanted to take back the
residential flats or commercial shops for redevelept, it was reasonable that the
affected people should be compensated with andlieunit or shop but not simply
compensated with money to settle the case. Theergs worked hard for decades in
order to own the property which was demolishechaénd, but they were compelled to
look for a place by themselves to live in after alA commercial shop supported the
livelihood of the owner’s family for several gengoas but the URA took advantage of
the “imperial” power conferred by the Governmenatgjuire property at a low price and
sell at a high price. Moreover, some participgamted out that the “flat for flat” and
“shop for shop” exchange arrangement existed iergptaces. It was really upsetting
that there was no such arrangement in Hong Kong.

Some participants indicated that the current corsgion and support for the tenants
were insufficient. In particular, there was litt®mpensation for tenants of “wood
partitioned rooms” who were also not necessariligide for public housing.
Moreover, the Landlord and Tenant (ConsolidatioAjnéndment) Ordinance 2004
empowered the landlord to request the tenant toenoow simply by giving one month’s
notice, without giving any reasons and even withmmpensation. It has created the
loophole for the landlord to oust the tenant inesrid obtain more compensation.

A participant described the reasonable and fair rmeaf land resumption by the
Mainland government. When the government took llhekproperty, the owner would
be compensated with land and provided with theaaloce for constructing a new house,
a rental subsidy equivalent to 15 months rental dux@dgeneral decoration expenses.
Moreover, the location of the compensated landweadad. The owner must however
construct the building within a specified term. h@&wise, the government would
resume the vacant land.

A resident in Kwun Tong criticized that the URA deted the compensation of owners
of property which was non-owner occupied propertyvhich was not the owner’s only

owned home. He thought that such a measure disated against the “investor” owner.
He pointed out that the URA was also doing busifgsdemolishing the property of the

owner in the redevelopment district to construcuhy flats. Consequently, the URA

was equivalent to such an “investor” owner.

Some owners in Hai Tan Street were not satisfietth wthe URA’s approach when

conducting the freezing survey. An owner lostéligibility for compensation because
he was unable to present effective evidence whigntified his address. Another
owner also pointed out that because he himselfneapresent when the freezing survey
was conducted, the URA merely calculated his corsggon amount by treating his

property as a vacant flat unit. He said that tisner should be entitled to set the
selling price for his own property.

A participant criticized that the URA took over thmjects of the LDC but did not adopt

its compensation standards. The current compemsaption was far less than that of
the LDC.

10



4  Pubic Engagement

Some participants proposed to let the owners oftduiinmeans or elderly owners
participate in the redevelopment by way of a gutech share-holding system. As for
those owners who did not want to take risks, theylct sell the shares to retain the
original value of the property.

A patrticipant thought that in the process of tleigiew and consultation, the URA neither
accepted the pubic opinions nor responded to tiwens’ demands. Consequently, it
was a false consultation. He was of the opinicat the authority concerned should
prepare a timetable, announce how to take actiom to respond to the citizens’
opinions, and allow the citizens to have the rigfdcceptance or refusal.

Some participants thought that the URA was not micmgu dilapidated buildings but
resuming land. As the owners were requested tdtssl land rights, they should be
allowed to participate as owners in the projectShe acquisition price should be
calculated accordingly to include the land valuetha land rights and not simply be
based on the market value of the flat.

5 Social | mpact Assessment and the Social Service Team (SST)

A participant queried the intention of setting tye tSST. He thought that if the URA

had not deprived the owners or the residents im#ighbourhood of their interests, it

was basically not necessary to set up the SST. edder, he thought that there was a
conflict of interests for the URA to pay for empiog the SST, which could not be

independent. It was difficult to believe that thespuld provide services for the

residents faithfully.

A participant did not believe that the URA had mdervened in the work of the SST.
He proposed that this review should explore theaimsn and independence of the SST
and the possibility of setting up a community plagnservice centre. Moreover, he
opposed the comment by the URA'’s senior official“blong Kong Connection” that
policy advocacy was not within the remit of the iabavorkers’ work. He pointed out
that the Social Workers Registration Ordinance i§ipecthat the social workers should
advocate to formulate or amend the policy.

6 Financial Arrangement

Some participants queried the financial status hd tURA because most of the
redevelopment projects redeveloped the dilapidatatilings comprising a few floors
into tall buildings of tens of floors. The URA, Wever never disclosed its financial
status to the public and claimed to have sufferéabs and required the Government to
contribute capital to help balance the books. dswndeed difficult to understand such
a situation.

7 Miscellaneous

* The URA should prepare a timetable for redevelopiaglly dilapidated and
dangerous buildings.
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* Some participants requested the representativesthef URA to respond
immediately"*®®* to the questions and opinions raised by the ppaiits.

* Some participants requested to have the Chinesgoneof relevant reports and
documents available for inspection by the citizand residents in local District
Offices upon completion of this review.

* Some pointed out that the URA’s recent announcentetadunch the “scheme of
optimizing the relief measures for the residengaants” was, intended, to cover
up the problems and evade responsibilities. TheAWRould actually be
people-centred and provide a secured and happy fartiee citizens.

* Some participants said that the acquisition foevetbpment was equivalent to the
practice of “buying people’s life” because someidests in the neighbourhood
involved in the redevelopment project incurred rakitiness in the process.

* Some participants indicated that the compensatiowmigied by the URA was far
too little, but its staff enjoyed high remunerationTherefore, they did not believe
that it suffered losses.

* When the URA proposed acquisition to the resident&wun Tong, it has
immediately caused a shortage in the supply of emtgpand an increase of
property prices in the vicinity.

* During redevelopment, flats left vacant followingoperty acquisition had caused
various problems such as social disorder, and cosgh®n amounts were not
enough to allow the affected residents to buy taeunits of the seven year old
buildings in the same district. It has caused igerramong residents about
housing or rehousing problems.

A-World Consulting
January 2010

-End-

“4 Ms. Tam Siu Ying representing the URA respondeit the URA had long listened carefully to the
opinions and proposals raised in all public pgpation activities. At present, the compensatiolicgavas
based on the approval adopted by the Legislatiuen€ibin 2001. However, in the current policy, thevas
no “flat for flat” and “shop for shop” exchange angement. Any amendment of the policies involvad h
to be passed with resolutions adopted after dismuds/ the Government and the Legislative Couwihen
Ms. Tam Siu Ying was speaking in response, a lahgecup to interrupt her and indicated her disages¢m
to her response. The forum procedure was alsorupted. The forum continued until it was in order
again and most of the participants agreed to coetin
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